CITY COUNCIL WORK SESSION
CITY COUNCIL CONFERENCE ROOM
418 EAST SECOND STREET
TUESDAY, FEBRUARY 17, 2026
5:30 PM

To attend the meeting via Zoom and provide live comment attendees should go to the web link below. Due to occasional
technical difficulties, the most reliable way to participate is through in-person attendance. Electronic means are not
guaranteed.

Meeting Link: Zoom Link Meeting Number: 849 2808 8413 Password: 59937

Raise your virtual hand to indicate you want to provide comment.

e We encourage individuals to provide written public comment; to the City Clerk, Michelle Howke at
mhowke(@cityofwhitefish.gov or deliver by 4:00 p.m. Tuesday, February 17, 2026, to City Hall. Written comments
should include name, address, should be short and concise, courteous, and polite. All written comments received by
4:00 p.m. will be provided to the City Council and appended to the packet following the meeting.

e Public comment by those attending the meeting "live" via Zoom or in-person will be limited to three minutes per
individual.

1) Call to Order

2) Vision Whitefish 2045 Growth Policy - Land Use/Zoning and Subdivision Input— Alan Tiefenbach
3) Public Comment

4) Direction to City Manager

5) Adjourn
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MEMORANDUM

To:  City Council

From: Alan Tiefenbach, Long Range Planner

Date: February 17, 2026

RE: Vision Whitefish 2045 Work Session on Land Use
Honorable Mayor and members of the City Council,

Attached is the draft land use element. The Montana Land Use Act (MLUPA)
requires a future land use map and written description of the proposed general
distribution, location, and extent of residential, commercial, mixed, industrial,
agricultural, recreational, and conservation uses of land and other categories of
public and private uses, and the anticipated and preferred pattern and intensities
of development for the jurisdiction over the next 20 years.

As part of the preparation of the land use element, staff and czb, LLC held three
open houses and three associated online surveys with 225 in — person attendees
and at least 350 people participating online. This is in addition to the early six
visioning sessions that had already been done resulting in more than 250
attendees, 150 pages of responses, 19 maps and 241 individual comments.

The land use element and future land use map (called a “placetype map”)
describes the general distribution, location, and extent of uses by focusing on the
form, character, and function of places with 17 different placetypes rather than just
the land use alone, although each place type does also very generally describe
the preferred land uses, patterns and intensities of development. As required by
MCA 76-25-216 of, the land use element and placetypes map is intended to be the
basis for subsequent zoning regulations.

Staff notes at present the land use element is still a separate document. This is
because work is still ongoing at the time of preparation of this staff report, and the
draft will be incorporated into the complete community plan draft at a later date.
Please also note the version of the draft land use element you have received does
not contain any comments that may have been made by the Planning Commission
at their February 11, 2025 work session. Any potential changes made by the
Planning Commission will be summarized at your February 17t 2026 work
session.
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GUIDING LAND USE DECISIONS TO PROTECT WHITEFISH'S CHARACTER AND QUALITY OF LIFE

Vision: "We will guide land use decisions to protect Whitefish's character and quality of life while
supporting a diverse range of housing options meeting the needs of our residents and future generations
and ensuring growth enhances our small-town identity, supports a thriving community, and preserves
the natural landscapes that define our sense of place.”

Introduction

Whitefish is a community shaped by its remarkable setting, strong sense of place, and deep
commitment to quality of life. In recent years—particularly following the pandemic—the city has
experienced rapid change as new residents, remote workers, and visitors have discovered the area's
natural beauty and exceptional amenities. While this growth has brought new energy and economic
activity, it has also placed pressure on housing affordability, community character, local
infrastructure, and the landscapes that define Whitefish's identity.

The Land Use Element provides a framework to help the city manage this change thoughtfully and
deliberately. It outlines how Whitefish can accommodate needed housing—especially for local
workers—while protecting the qualities residents value most: a connected and walkable small-town
environment, vibrant neighborhoods, scenic open spaces, and the feeling of authenticity that makes
Whitefish unique.

Rather than allowing growth to happen haphazardly, this plan sets out a proactive approach. It
identifies where development should occur, at what scale, and in what form, so new investment
strengthens existing neighborhoods and makes efficient use of land and infrastructure. It also
highlights places where growth should be limited to preserve sensitive lands, reduce wildfire risk,
and maintain the city’'s relationship to its natural surroundings.

Above all, this Land Use Element seeks to balance two community priorities:

e Ensuring Whitefish remains a place where local workers, families, and long-time residents
can continue to live and thrive; and

e Safeguarding the character, small-town feel, and natural environment that define Whitefish's
identity and make it unlike anywhere else.

This chapter serves as a guide to shape how Whitefish grows over the coming decades, and to
ensure growth supports the people, places, and values that matter most.

Land Use Element Overview

The Land Use Element is the part of the Community Plan that connects a community's vision to its
physical form. It describes how different parts of Whitefish (like neighborhoods and commercial
areas to open spaces and transportation corridors) fit together. The plan must reflect the anticipated
and preferred pattern of land use over the next 20 years and how housing will be accommodated.

February 9, 2026 DRAFT 2
City Council Packet, February 17, 2026 Page 4 of 492



Goal

GOALS AND OBJECTIVES

1. Focus Growth Inward: Whitefish will prioritize growth within its existing city boundary to support
walkability, efficiently use infrastructure, and protect surrounding landscapes, strengthening
existing neighborhoods and community edges while considering strategic annexation only when
growth cannot be reasonably accommodated within the city.

Focusing growth inward is fiscally and physically prudent given Whitefish's limited land supply.
Concentrating development within existing city limits allows the City to leverage existing
investments in streets, water, sewer, and emergency services. This significantly reduces the per-
unit cost of new infrastructure compared to outward expansion. Infill and compact development
patterns also support higher housing yields per acre, helping the City address its projected need
for approximately 2,100 housing units by 2045 without consuming additional rural or natural
lands.

Objectives

a.
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New housing, employment, and neighborhood amenities should be concentrated in walkable
areas—particularly Downtown, mixed-use districts, and key corridors—to support local
businesses, reduce reliance on driving, and reinforce Whitefish's community character.

Development should be directed toward vacant parcels, surface parking lots, and
underutilized commercial properties within the city through clear regulations, targeted
incentives, and streamlined review processes that make infill and redevelopment viable and
competitive.

Growth should be prioritized in locations that can efficiently use existing infrastructure and
public services, including water, sewer, streets, parks, and emergency services, while avoiding
areas that would require costly extensions unless there is a clear and demonstrable
community benefit.

Future development should be steered away from environmentally sensitive lands, wildlife
corridors, hazard areas, and prominent community gateways, maintaining a clear distinction
between the developed city and surrounding open space and rural landscapes.

Annexation should be considered only when it advances long-term community goals, occurs
adjacent to existing development, supports walkable and compact patterns, and can be
served by infrastructure and services in a financially responsible manner.
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2. Provide Housing Options and Affordability: Whitefish will expand access to a diverse range of
housing types for residents of all ages and income levels by aligning land use decisions,
incentives, and partnerships to support long-term affordability and livability.

Expanding housing options and affordability is essential given Whitefish's projected housing
demand. The Montana Department of Commerce estimates the community will

need approximately 2,100 new housing units by 2045, and the 2025 Housing Needs

Assessment indicates that roughly 75 percent of this demand is for households earning at or
below 120% of Area Median Income. This translates to a need for about 1,600 units affordable to
lower- and middle-income households. Providing a broader mix of housing types—rather than
relying solely on large-lot or single-product development—allows the City to meet this demand
more efficiently, improve affordability through scale and diversity, and better align housing
supply with the incomes of the local workforce.

Objectives

a. A broad mix of housing types—including duplexes, triplexes, townhomes, cottage courts,
accessory dwelling units, and small-scale multifamily—should be allowed and encouraged in
appropriate locations to meet the needs of diverse households and support long-term
housing choice.

b. Housing development should be prioritized in walkable areas with access to jobs, schools,
transit, and everyday services in order to reduce transportation costs, improve livability, and
better connect residents to daily needs.

c. The City should increase the supply of workforce and attainable housing by using zoning
tools, targeted incentives, and public-private partnerships, including programs such as the
Legacy Home Program, density bonuses, and strategic use of city-owned land where
appropriate.

d. Land use policies, development standards, fee structures, and infrastructure investments
should be evaluated and aligned to reduce barriers to housing production and lower the
overall cost of development for both market-rate and nonprofit housing providers.

e. Existing affordable housing options should be preserved by supporting strategies that protect
naturally occurring affordable housing, minimize displacement, and promote housing stability
for long-term residents.

f.  Housing policies should support residents at all stages of life by providing options that allow
seniors to age in place, young adults to enter the housing market, and families to find housing
that meets their changing needs.

g. The City should collaborate with employers, housing organizations, neighboring jurisdictions,
and state and federal partners to advance funding opportunities, land acquisition strategies,
and long-term affordability solutions.
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3. Preserve Community Character and Quality of Life: Whitefish will preserve its small-town
character while enhancing parks, trails, public spaces, and everyday amenities that support
community connection, safety, mobility, and overall well-being.

Protecting community character and quality of life is especially important as Whitefish prepares
for an estimated 3,000 to 5,000 additional residents by 2045, growth that will place increased
pressure on Downtown, established neighborhoods, and everyday community spaces. With a
limited land base of approximately 4,700 developable acres, even modest increases in building
scale, traffic, or intensity can quickly alter the human-scale character of historic streets,
residential blocks, and neighborhood gathering places. By prioritizing investments in parks, trails,
walkable streets, and neighborhood amenities, and by guiding growth in ways that respect
existing development patterns, the City can accommodate change while preserving the small-
town culture, local businesses, and sense of community that residents value and that define
Whitefish's identity.

Objectives

a.
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New development and redevelopment should reflect Whitefish's desired scale, architectural
character, and established neighborhood patterns through clear design standards, high-
quality materials, and thoughtful site design.

Downtown should continue to be strengthened as the heart of the community, with its historic
character protected and human-scaled development maintained. The 2018 Whitefish
Downtown Business District Master Plan should serve as the primary guiding document for
planning, investment, and reinvestment within the Downtown area.

The City should protect lakeshore areas, mountain views, tree canopy, water resources, and
habitat corridors that contribute to Whitefish's sense of place, environmental health, and
scenic character.

Parks, trails, and year-round recreational facilities should be expanded and connected to
support active living, access to nature, and outdoor gathering opportunities for residents and
visitors.

Streets, sidewalks, and crossings should be designed and improved to support safe,
comfortable walking, biking, and accessibility in all seasons, enhancing safety for users of all
ages and abilities.

Reinvestment in established neighborhoods and commercial areas should be encouraged to
ensure Downtown, key corridors, and future neighborhood centers remain vibrant,
welcoming, and scaled to the pedestrian experience.

Public spaces such as plazas, event areas, and civic facilities should be created and
enhanced to encourage social interaction and reinforce Whitefish's strong sense of
community.

Development should be managed to minimize impacts on quality of life by addressing
building scale, traffic, noise, and lighting in ways that protect neighborhood livability and the
city's small-town atmosphere.
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i.  Public art, cultural heritage, and locally inspired design elements should be supported to
reflect Whitefish's history, community identity, and relationship to the surrounding landscape.
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4. Ensure Environmental Stewardship and Climate Readiness: Whitefish will protect its mountain
environment, water resources, and wildlife habitat through responsible development while
advancing climate-resilient strategies that reduce emissions, manage wildfire risk, and prepare for
environmental change.

Environmental stewardship and climate readiness are essential for Whitefish given its forested
setting and exposure to wildfire risk. Land use decisions directly influence emergency access,
evacuation routes, and the ability of fire and medical services to respond effectively as the
community grows. By directing development away from high-risk areas and incorporating
resilient design and vegetation management, the City can reduce wildfire exposure, protect
public safety, and safeguard the natural environment that defines Whitefish.

Objectives

a.

Wetlands, streams, floodplains, steep slopes, and wildlife habitat should be identified,
mapped, and protected through appropriate land use designations, development standards,
and conservation tools to reduce environmental impacts and guide responsible development.

Wildfire risk at the community's edge should be reduced by applying land use, building, and
vegetation standards consistent with Firewise principles, directing growth away from high-risk
areas, and requiring defensible space in new development. The City's commitment to the
development of a Community Wildfire Protection Plan (CWPP), anticipated in late 2026, is a
worthy pursuit and this plan should serve as the primary guiding document for wildfire
mitigation efforts.

Surface and groundwater resources should be protected through the use of stormwater best
management practices, green infrastructure, riparian buffers, and responsible landscaping
that supports long-term water quality.

The City should partner with nonprofits, schools, and public agencies to expand education
and outreach related to water conservation, habitat protection, wildfire mitigation, wildlife
connectivity, and sustainable living practices.

New development should incorporate green infrastructure strategies such as bioswales,
landscaped stormwater facilities, permeable pavements, and expanded tree canopy to
manage stormwater, improve environmental performance, and support urban cooling.
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5. Support a Resilient Local Economy: Whitefish will strengthen a diverse, year-round local economy
by providing space for businesses to grow, supporting workforce housing, and investing in
infrastructure that reinforces community character and long-term fiscal stability.

Supporting a resilient local economy is essential given that 76 percent of Whitefish
employees commute from outside the city and 43 percent of local jobs are tourism-related,
creating seasonal labor and transportation challenges. Expanding workforce housing and
supporting walkable, locally oriented businesses can reduce commuting, stabilize the
workforce, and strengthen year-round economic resilience while reinforcing Whitefish's
small-town character.

Objectives

a. The City should ensure adequate land and appropriate zoning for small businesses, light
industrial uses, and year-round employment sectors in order to prevent the loss of
commercial space to non-commercial uses and support a diverse local economy.

b. Workforce housing opportunities should be expanded and protected by supporting housing
types and locations that meet the needs of local employees, helping businesses attract and
retain workers while reducing regional commuting pressures.

c. Infrastructure investments in water, sewer, transportation, and broadband should be
prioritized in areas that support long-term economic activity and help reduce the cost of
doing business.

d. Economic stability should be strengthened by encouraging diversification beyond seasonal
tourism, including support for industries such as outdoor products, remote work, health care,
arts, and professional services.

e. Reinvestment and redevelopment should be encouraged along key corridors, particularly US
Highway 93 South and Wisconsin Avenue, to create vibrant, connected districts that serve
both residents and visitors.

f.  The City should collaborate with major employers, the school district, health care providers,
and community organizations to better understand workforce needs, support training
opportunities, and strengtheneconomic resilience.

g. Growth decisions should be evaluated for their long-term fiscal impacts to ensure that
development patterns generate sufficient revenue to maintain infrastructure and public
services over time.
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Land Use Background

The land use plan is a central component of Whitefish's Community Plan, guiding how land is used,
developed, and conserved as the community continues to evolve. As Whitefish experiences
sustained growth—driven by housing demand, tourism, and regional economic shifts—this element
provides a clear framework for managing change while protecting the qualities that make the
community unique.

The land use plan translates Whitefish's long-term vision into a physical pattern of neighborhoods,
activity areas, employment centers, open spaces, and natural lands. It identifies where future
housing, businesses, civic uses, and infrastructure are most appropriate, emphasizing efficient use of
land and public services while safeguarding neighborhood character, scenic landscapes, water
resources, and access to the outdoors. Particular attention is given to accommodating workforce
housing in ways that fit the community's scale and identity.

In 2007, the City completed a Growth Policy that included recommendations regarding preservation
of community character, improved environmental regulations, preservation of rural lands, etc,, all of
which remain important to the community today. The 2007 Growth Policy did not recommend
specific areas for growth (or a growth boundary) or focus on growth projections:

Once these community attributes were identified, the consensus was to build a plan
around what the community values, and let the ‘numbers” (of people, or households, etc.)
fall out of that. What this means for a planning approach is simply that the Whitefish
community will not use population and housing projections to dictate how many

people or how many homes they must plan for.

With the adoption of the Montana Land Use Planning Act (MLUPA) in 2023, land use planning in
Whitefish is now closely tied to long-term population. and demographic projections. In response, this
Land Use Element translates community input into recommendations for targeted growth areas,
positioning the City as an active partner in shaping future development. This proactive approach
helps focus public investment and planning efforts where growth is most appropriate and consistent
with community priorities.

Land Use and Housing

The relationship between land use and housing is central to how a community grows, who it serves,
and whether it remains livable and inclusive over time. Land use decisions determine where housing
can be built, what types of housing are allowed, and how housing relates to jobs, services, schools,
andtransportation. Zoning and future land use designations shape whether a community provides a
diverse range of housing options—such as apartments, townhomes, duplexes, and small-lot homes—
or relies primarily on single-family development. These choices directly influence housing
availability, affordability, and the ability of residents at different life stages and income levels to
remain in the community.

In a growing community like Whitefish, aligning land use policy with housing needs is especially
important. Accommodating workforce and attainable housing often requires thoughtful increases in
density, strategic infill, and placement of housing near employment centers, transit routes, and daily
services. When land use plans limit housing types or push development outward, housing costs tend
to rise and commute distances increase, placing pressure on infrastructure and quality of life. By
intentionally planning where and how housing is integrated into the community, the Land Use Plan
helps ensure growth supports local workers, preserves neighborhood character, and strengthens
long-term community resilience.
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Land Use and Transportation

The relationship between land use and transportation is a foundational principle of urban planning
that shapes how communities grow, move, and function. Decisions about where housing, jobs,
services, and open spaces are located directly influence travel behavior, transportation demand, and
infrastructure needs. Likewise, strategic investments in transportation can support appropriate,
incremental development by improving access to existing neighborhoods and activity areas.

To ensure coordinated and efficient growth, land use planning should guide transportation
planning—not the reverse. When new road infrastructure extends into undeveloped areas without a
clear land use framework, it often induces development not originally anticipated. This pattern can
increase travel demand, require additional infrastructure investment, and place long-term financial
burdens on the city and its taxpayers. Aligning transportation investments with adopted land use
policies helps ensure growth occurs in a deliberate, fiscally responsible, and community-supported
manner.

A Land Use Plan CAN

Guide Development
Provides a framework for where and how different types of development (residential, commercial,
industrial, etc.) should occur, ensuring orderly growth.

Promote Sustainability

Encourages the preservation of natural resources, open spaces, and environmentally sensitive areas,
supporting long-term ecological balance.

Enhance Quality of Life

Helps create well-planned communities with accessible amenities, green spaces, and infrastructure
to improve residents' overall well-being.

Minimize Land Use Conflicts
Provide guidance that separates incompatible land uses (e.g., industrial areas from residential
neighborhoods) to minimize conflicts and enhance safety.

Support Economic Development
Identifies areas for commercial and industrial growth, helping to attract businesses, create jobs, and
stimulate the local economy.

A Land Use Plan CANNOT

Control Market Forces
Cannot dictate or control real estate market dynamics, such as property values, demand for housing,
or business investment decisions.

Guarantee Development
Cannot ensure the proposed developments will occur exactly as planned, as they depend on
investment, economic conditions, and other external factors.

Predict the Future Accurately
Cannot foresee all future trends, challenges, or changes in the community, which may require
adjustments to the plan over time.

Enforce Regulations
The plan itself does not have legal enforcement power; it relies on zoning laws, building codes, and
other regulations to be implemented and enforced by local authorities.

Ensure Community Consensus

A land use plan cannot guarantee all community members will agree with its recommendations.
While it aims to reflect the combrposiysl Pekasandrgoabsdifferingrepinions and interests mean not
everyone may be satisfied with the outcomes.




Current Trends and Influences

Population Projections

As noted in the Whitefish Demographics section of this Community Plan (p.____), the total fulltime
and seasonal population of Whitefish is estimated to grow between approximately 3,000 and 5,000
people by 2045. It is important to note this number considers growth only within the existing city
limits and does not account for annexations of any land within the planning boundary.

Housing Projections

Growth discussions are closely tied to the ongoing challenge of workforce housing. The Montana
Department of Commerce projects the community will need approximately 2,100 new housing units
by 2045, with roughly three-quarters needed for households earning less than 120% of the Area
Median Income?, according to the 2025 Housing Needs Assessment that estimated the percentages
for income groups from 2024 - 2034. Extending those projections outward to 2045, in compliance
with MLUPA requirements, suggests that around 1,600 of the estimated 2,100 units needed should
serve lower-income to middle-income households.

Meeting this need will require increased density to improve affordability through economies of scale.
But density alone won't solve the issue. The City will need to partner with the development
community, consider rezoning key areas, and offer incentives—such as the Legacy Home Program,
which provides bonus height or density in exchange for affordable or workforce housing. The City
can also use resort tax revenues to help fund mixed-use projects that include affordable or
workforce housing.

Montana Department of Commerce Housing Need Projections

Data Sources: 1) v2023 Population Estimates from the US Census Bureau. 2) v2021 eREMI County
Population Projections. 3) 2022 5-year ACS (2018-2022). 4) Address Count Listing (US Census Bureau)

Current 2025 Total Housing Units 5,700
Projected 2045 Total Housing Units Needed 7.776
Additional Housing Units Needed by 2045 2,076

! The 2025 Housing Needs Assessment used 2025 Flathead County income limits from the Department of Housing and Urban
Development which list the 100% median income for a 4-person household as $88,400. For detailed information on
households and income, see City of Whitefish 2025 Housing Needs Assessment, p. 26.
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Existing Land Use Conditions

Although Whitefish's city limits total 8,107 acres, nearly 40 percent of that area consists of Whitefish
Lake. As a result, only about 4,757 acres of land area are available to accommodate growth,
infrastructure, and community needs.

Of the 4,757 acres of land area, there are approximately 875 acres of vacant land (nearly 20%) within
the city limits.

Approximately 100 acres of the 875 acres are environmentally sensitive lands (e.g., steep slopes,
wetlands, etc.) and should be preserved in their current state.

Of the remaining vacant land, approximately 475 acres are in existing and entitled subdivisions and
another approximately 50 acres are commercially or industrially zoned for business and economic
opportunities.

There are approximately 250 acres that are relatively large lots (10+ contiguous acres) and not yet
subdivided that offer significant opportunities to absorb new growth and create new neighborhoods
with a variety of housing typologies.
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How To Plan for Growth per MLUPA

Pursuant to the growth estimates provided by the Montana Department of Commerce housing need
projections, Whitefish must plan to accommodate an additional 2,200 housing units by 2045, the 20-
year planning horizon for the Community Plan. In addition, the Economic Development element of
the Community Plan includes a goal to “support local business retention and expansion and
entrepreneurial opportunities.” Both endeavors, residential and commercial growth, will require land
use planning that will accommodate additional densities in targeted areas within the City.

Tough decisions lie ahead and achieving balance will require compromise. The ambition is to find

a middle path that upholds the community's values while planning responsibly for its future. The role
of the land use plan is to strike a balance among the following goals, guiding the community toward
a thoughtful middle path.

Focus Growth Inward

Whitefish will prioritize growth within its existing city boundary to reinforce walkability, make
efficient use of infrastructure, and protect the surrounding landscape. New development will
strengthen existing neighborhoods and community edges rather than push outward into sensitive
lands. When growth cannot be reasonably accommodated within the existing city

boundary, strategic annexations in appropriate locations may be considered to meet long-term
community needs.

Provide Housing Options and Affordability

Whitefish will expand access to a wide range of housing types—serving workers, families, seniors,
and residents at all income levels. The city will encourage affordability and livability by aligning
land use, incentives, and partnerships to meet long-term community housing needs.

Preserve Community Character and Quality of Life

Whitefish will preserve its unique small-town character while enhancing parks, trails, public
spaces, and everyday amenities that foster community connection. Growth and reinvestment will
support safety, mobility, and the well-being of residents and visitors alike.

Ensure Environmental Stewardship & Climate Readiness

Whitefish will safeguard its mountain environment, water resources, and wildlife habitat through
responsible development and stewardship. The community will pursue climate-resilient
strategies—reducing emissions, managing wildfire risk, and preparing for environmental change.

Support a Resilient Local Economy

Whitefish will support a diverse and resilient local economy by providing space for businesses to
grow, ensuring workforce housing, and investing in infrastructure that supports year-round
employment. Economic development will reinforce community character and ensure long-term
financial stability for the city.

Together, these goals establish the policy foundation for directing future growth in a manner that is
deliberate, coordinated, and responsive to community priorities. The Growth and Development
Framework defined in this land use plan translates these goals into a spatial strategy—identifying
where growth should be focused, the form it should take, and how land use decisions can be aligned
with infrastructure, housing needs, environmental constraints, and economic objectives. This
framework provides the organizing structure for implementing the land use plan over the twenty-
year planning horizon.
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Public Engagement for the Land Use Plan

Public engagement played a central role in shaping the Land Use Plan. Engagement activities were
designed to gather community input on growth, change, and land use over time—where future
development should occur, what form it should take, and how it should relate to existing
neighborhoods, infrastructure, and environmental conditions. Engagement occurred in multiple
phases and formats, supporting early visioning as well as later testing and refinement of draft land
use concepts. The Land Use Plan reflects priorities expressed consistently across these phases and
balances a range of perspectives. The resulting framework guides long-term decision-making by
describing desired development patterns and community character, rather than prescribing parcel-
level outcomes.

Early Visioning and Community Values (February and April 2024)

Initial engagement for the Land Use Plan occurred prior to the consultant-led phase of work and
focused on understanding community values, priorities, and concerns related to growth and
development. City-led visioning workshops and related online engagement asked participants what
they value about Whitefish, what they would like to protect, and how they view future growth over

time. More than 250 participants engaged during the early visioning phase across multiple workshops

and online activities, generating extensive written and mapped input that informed subsequent
phases of the Land Use Plan.

Early Input from the Public Indicating Areas of Preservation vs. Change
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This early input highlighted strong community interest in maintaining neighborhood character,
preserving access to natural areas, and retaining a walkable, connected community. Participants also
identified housing affordability and workforce housing as growing challenges, along with concerns
about traffic, infrastructure capacity, and environmental constraints. These themes established a
foundation for subsequent phases of land use exploration.

Building on the initial visioning work, a second visioning workshop focused on translating community
values into more place-based and spatially specific input. City-led workshops used mapping
exercises to explore where change may be appropriate, where stability is most important, and how
different areas of the community function today.

Participants identified corridors, centers, and areas near existing services as locations with potential
to accommodate future growth, while also expressing a desire to protect established residential
neighborhoods. Input during this phase reinforced the importance of considering transitions between
different land use intensities, as well as the need to account for environmental features, access
limitations, and infrastructure capacity when planning for future development.

Participation

e February 2024 workshops: over 100 participants
e April 2024 workshops: nearly 150 participants across four sessions

Key Quantitative Findings
Across all quadrants, the most frequently cited themes (by count of written responses) included:

e Trails / walkability (highest frequency across all quadrants)
o Open space, river corridors, and lake access

e Historic neighborhoods and downtown character

e Farmland and rural edges

e Wildlife corridors and-environmental protection

Common improvement concerns included:
Transportation safety and congestion

Lack of sidewalks or trail connections
Parking pressures

Housing affordability

Corridor conditions

Land Use Concept Testing (September 2025) and Online Land Use Survey and Broader Validation
(October 2025)

In September 2025, consultant-led, in-person land use workshops were conducted to test emerging
land use concepts and place type frameworks. Across multiple workshop groups, participants
identified similar spatial patterns and raised consistent questions about transportation, access, and
infrastructure. Trace-paper mapping highlighted corridors such as U.S. Highway 93, Wisconsin
Avenue, Spokane Avenue, and major gateways as areas where change, reinvestment, or improved
multimodal access may be appropriate, while established neighborhoods and river corridors were
more frequently identified as priorities for stability and protection. Discussions focused on overall
development patterns rather than parcel-level zoning, providing qualitative feedback on the clarity
and applicability of the place type framework.

To broaden participation and validate themes identified during the in-person workshops, an online
land use survey was conducted in October 2025, with approximately 150 participants. Survey
responses reinforced patterns identified earlier in the process. Respondents consistently
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distinguished between areas where change is expected or supported—particularly along major
corridors, gateways, and larger opportunity sites—and areas where stability and preservation are
priorities, including established neighborhoods, access to open space, and areas with known
environmental constraints.

Online Input Indicating Areas Most Likely to Change

The survey also documented differing perspectives related to growth, density, and pace of change,
helping to illustrate the range of viewpoints that the land use plan must balance.

Participation

September 17, 2025 workshops: over 100 participants across multiple workshop groups

October 2025 online survey: nearly 150 respondents
Key Observations
Across tables, consistent patterns emerged:

Support for mixed-use and neighborhood-center concepts in select locations

Emphasis on improving multimodal corridors

Caution around expansion into environmentally sensitive or rural-edge areas

Summary of Quantitative Results

Top Place Type or Street Type

Area / Corridor
(share of responses)

Mixed-use District / Downtown

Downtown (-81%)

Route 93 (Route 40 to the river) Commercial Corridors / Nodes (70%)

Residential East of Downtown Urban Neighborhood (=88%)
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Outlook (share)

Likely to change a little (66%)

Likely to change quite a bit
(90%)

Likely to stay the same (77%)
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Area / Corridor
Residential West of Downtown

Karrow Avenue
North of the Tracks (lowa-
Texas)

Wisconsin Avenue (tracks to Big
Mountain)

Second Street (Kalispell to
tracks)

Columbia Avenue (Second St to
river)

Route 93 (south of river)

Route 93 (north of river)

Top Place Type or Street Type
(share of responses)

Sub-urban Neighborhood (=42%)
Sub-urban Neighborhood (=55%)
Urban Neighborhood (=487%)
Community Corridor (=56%)
District Corridor (59%)

District Corridor (=55%)

Regional / City Corridor (=81%)
Community Corridor (=42%)

Top 10-20 Year Change
Outlook (share)

Likely to change quite a bit
(81%)

Likely to change quite a bit
(75%)

Likely to change quite a bit
(71%)

Draft Review and Public Feedback on Growth Locations (November-December 2025)

In November and December 2025, draft land use concepts and potential growth locations were
presented for public review. Participants reviewed draft place type descriptions and provided
feedback through dot mapping exercises and written comments on possible future growth locations.
A companion online engagement opportunity in December attracted approximately 140 additional
participants and presented the same materials and questions.

Feedback during this phase reinforced themes identified earlier in the process. When evaluating
potential growth areas within the city, most respondents selected one of the identified opportunity
sites rather than indicating a preference for no additional-growth within city limits. Taken together,
responses from the in-person open house and the companion online survey indicated a clear
preference for directing future housing to a limited number of opportunity sites within or immediately
adjacent to the existing city boundary. Within these locations, participants most often selected
compact, walkable place types—particularly Mixed Neighborhoods and Neighborhood Centers—
over lower-density or more dispersed development patterns.

Participation

o November 2025 in-person open house: over 80 participants
e December 2025 online survey: nearly 140 respondents

Key Quantitative Findings

¢ Inside the city limits, Location C clearly stands out as the preferred growth area, capturing just
over half of all top-choice selections, with strong support from both in-person and online

participants.

e |ocations A and B function primarily as secondary options inside the city, together accounting for
most second-choice votes, while opposition to additional inside-city growth remains relatively

low.

e Outside the city limits, preferences are more dispersed, with Location J emerging as the leading
top choice, followed closely by Locations D and E rather than a single dominant area. Responses
suggest sensitivity to outward growth, with some participants preferring to limit development

outside the city limits.
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e Place type preferences are consistent and patterned: Neighborhood Centers align most strongly
with Location C, Mixed Neighborhoods with Locations B and J, and Compact Suburban
Neighborhoods with Locations A, D, and E.

Summary of Quantitative Results

Final Review and Ongoing Engagement (January 2026 and Beyond)

The final phase of public engagement occurred in January 2026 and included a public open house
and online survey. Community members provided feedback on draft land use recommendations
using dot voting and written comments. Dot-voting results showed majority support for updating
zoning regulations to align with the Land Use Plan, protecting the character and scale of downtown,
focusing growth inward on larger opportunity sites, and prioritizing walkable, mixed-use
development patterns over low-density outward expansion. For several recommendations,
supportive votes accounted for roughly two-thirds to three-quarters of all dots placed, depending on
the topic, indicating broad support despite differing viewpoints expressed in written comments. A
matching online survey received approximately 65 responses, allowing participants who could not
attend in person to review the same materials and provide input.

Participation

e January 2026 in-person open house: over 45 participants
e January 2026 online survey: over 60 respondents

Key Quantitative Findings
e Broad support for modernizing zoning and aligning regulations with the Land Use Plan. Both

online and in-person participants consistently supported updating the zoning ordinance, aligning
zoning with place types, and focusing growth inward within the existing city boundary.
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¢ Downtown height and character remain the most divisive issue. While online respondents leaned
toward support, in-person participants expressed significantly more skepticism, suggesting
concern about whether the proposed approach truly protects downtown character.

e Strong in-person enthusiasm for process improvements and regional coordination. Streamlining
conditional use approvals and coordinating with neighboring jurisdictions received some of the
strongest in-person support, indicating a desire for clearer, more predictable processes and

regional problem-solving.

o Annexation ideas generated caution online but stronger acceptance in person. Online
respondents showed mixed support—especially for certain locations—while in-person feedback
leaned more favorable, suggesting annexation acceptance may increase when discussed in a

facilitated, map-based setting.

Summary of Quantitative Results

Statement

Zoning Ordinance Update
Protect the Character and Scale of Downtown
Update the Zoning Map to Match Place Types

Create Character-based Standards (Heritage Urban
Neighborhood)

Integrate Design & Development Standards into the
Zoning Ordinance

Consider Updated District Naming (Commercial
Zoning Intensity)

Refine Conditional Use Allowances by Zoning District

Collaborate with Neighboring Jurisdictions to Plan
Regionally

Grow Inward & Target Large Lot Areas (Locations
A/B/C)

Annexation Area - Location K
Annexation Area - Location L

Annexation Area - Location M

Online
(Agree + Mostly
Agree)

75.4%
64.6%
72.3%

61.5%
56.9%

70.8%

61.5%

70.8%

60.0%
58.5%
46.2%

In-person support
(Agree + Mostly
Agree)

67.5%
36.6%"
84.6%

52.5%
47.7%
64.9%

84.6%

100.0%

88.6%

90.0%
100.0%
75.9%

" The consultant team received feedback indicating some confusion regarding this recommendation. Some
participants interpreted the recommendation as a proposal to increase allowable building heights in Downtown
to 60 feet. In fact, the recommendation does not seek to increase height allowances but rather

outlines mitigation measures intended to protect Downtown character in response to state law requirements
under MLUPA, which require the City to allow buildings up to 60 feet in height in the Downtown,

Public engagement will continue beyond adoption of the Community Plan through implementation
efforts, regulatory updates, and project-level decision-making. The Land Use Plan is designed to
provide long-term guidance while allowing flexibility to respond to changing conditions and

continued community input.

Engagement Analysis and Use of Results

Throughout the engagement process, both qualitative and quantitative methods were used to
interpret individual comments in the context of broader participation trends. Early phases
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emphasized facilitated discussion and collaborative mapping to identify values, concerns, and spatial
patterns. Later phases paired in-person engagement with matching online surveys to validate
findings across a wider audience and reduce the influence of isolated viewpoints.

Input from each phase was reviewed in aggregate, with emphasis placed on recurring themes,
consistent spatial patterns, and majority responses across engagement formats, time periods, and
participant groups. While individual comments and concerns were documented and considered, the
Land Use Plan's recommendations are grounded in patterns that emerged repeatedly across
engagement formats and over time,

Summary of Key Engagement Metrics

The table below summarizes participation levels and selected quantitative results from major
engagement phases. This summary is intended to provide a clear, high-level reference for how
public input informed the Land Use Plan.

Engagement Format Approx. Participants

Phase / Responses Key Quantitative Takeaways

Trails and walkability most frequently cited
theme across all quadrants; strong emphasis
on neighborhood character, open space, and
natural resource protection

Early Visioning Workshops +

(Feb-Apr 2024) Online 250+ participants

Corridors and gateways identified as
100+ participants different land use types; some
neighborhoods prioritized for stability

Concept Testing In-person
(Sept 2025) Workshops

Respondents distinguished clearly between

Validation Survey Online Survey 150+ responses areas suitable for change and areas

(Oct 2025) prioritized for preservation
93.5% selected one of three identified in-city

Draft Review Open House + 85+ in person; growth locations; ~53% selected Location C

(Nov-Dec 2025) Online 140 online responses  as top choice; 70%+* favored compact,
walkable place types at higher-intensity sites
Majority of dot votes supported key

Final Review (Jan  Open House + 45+ in person; recommendations, including zoning

2026) Online 65 online responses  alignment, inward growth, and walkable
development patterns
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Growth and Development Framework for Land Use Planning

The growth and development framework for this land use plan reflects the community's consistent
desire to balance growth with the preservation of character. Community input throughout the
Community Plan process emphasized accommodating future development while protecting the
Downtown as the economic hub, maintaining established neighborhoods, and preserving
surrounding rural lands and natural habitat.

By prioritizing infill and reinvestment within the city's existing built footprint, this framework promotes
efficient use of infrastructure, reduces the need for outward expansion beyond areas targeted for
possible annexation, and supports a more compact, walkable, and fiscally responsible pattern of
growth. Concentrating development inward allows the city to manage growth deliberately while
reinforcing neighborhood character and environmental stewardship.

Achieving this vision will require adherence to the following three components that make up the
growth and development framework for Whitefish:

Place-Based Protect and Transition Preserve and Build Upon
Growth Community Boundaries Local Character

Place-Based Growth

Place-based growth focuses on shaping development around the distinct character, function, and
setting of different areas of the community rather than applying uniform standards citywide. In
Whitefish, this approach reflects how the city already works: Downtown has evolved as a compact,
walkable hub anchored by local businesses, civic spaces, and historic buildings, while surrounding
neighborhoods express a range of residential patterns and character shaped by when they were
constructed, access, and proximity to natural amenities.

Place-based planning builds on these existing conditions, ensuring new development responds to its
context—reinforcing what makes each area recognizable and valued—rather than introducing forms
or intensities that feel out of place. The intersection of Wisconsin Avenue and Denver Street
illustrates place-based growth, functioning as a small neighborhood node that provides locally
oriented restaurants and services.

For Whitefish, place-based growth offers a practical framework for accommodating change while
protecting community character. By directing housing, services, and employment opportunities to
locations best suited to absorb growth—such as infill sites—the city can support workforce housing
and economic vitality without eroding the qualities that define its neighborhoods or surrounding
landscape.

Community Input and Direction

Community input during the Community Plan outreach process was extensive, particularly on
land use planning issues affecting Whitefish. During engagement efforts in February and April
2024, participants identified areas where change was both likely and supportable. Building on
this input and informed by the identification of large vacant parcels through the existing
conditions analysis, subsequent community visioning sessions presented residents with three
largely undeveloped locations within the City's existing boundaries and invited feedback on
where future growth should be focused.
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Location A - the land located north of 18™ Street West and west of Flathead
Avenue

Location B - the land to the west of US 93 and south of Park Knoll Lane

Location C - the mall (as a redevelopment opportunity) and the vacant land
located to the north of Greenwood Drive

Community input was relatively balanced across the three potential sites, though Location
C emerged as the most preferred option for future growth. Together, the three locations
encompass approximately 115 acres and represent meaningful opportunities for the City to
address both current and long-term growth pressures.

Accommodating this growth, however, will require changes to existing zoning classifications,
as the current designations would not support the intensity or mix of development needed to

meet future community needs.

Locations to Accommodate Growth Within the City's Existing Boundary
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Protect and Transition Community Boundaries

Protecting and managing the community's edge is a key component of the Community Plan and land
use plan under the Montana Land Use Planning Act (MLUPA). Clearly identifying where urban
development is intended—and where it is not—helps the City plan for orderly growth, coordinate
public facilities and services, and reduce land use conflicts at the interface between developed and
undeveloped lands. In Whitefish, these edges often coincide with sensitive natural landscapes,
working lands, public lands, and open space that contribute to the community's environmental
quality and long-term economic vitality.

Consistent with MLUPA, the City should use land use designations such as place types, zoning
districts, and development standards to establish clear and intentional transition areas between
urban development and adjacent rural or natural lands. These transition areas may include lower-
intensity land uses, graduated density, increased setbacks, open space requirements, or
conservation-based tools such as clustering or easements, where appropriate, for edges that should
be protected.

Recognizing that protecting the edges to maintain the character of the rural or natural lands is of
primary importance, it is also true that some areas along the City's boundary are likely to evolve, or
change substantially, over the next 20 years to accommodate growth in compliance with MLUPA. In
response, the City may need to consider the strategic annexation of contiguous lands that present
opportunities to establish new, well-designed neighborhoods. These areas could accommodate a
range of housing types, including workforce housing, while ensuring growth occurs in an orderly
manner and remains compatible with surrounding development and consistent with the City's
adopted Community Plan.

Community Input and Direction

During two community visioning open houses, residents were asked to evaluate ten potential
annexation areas that could accommodate future growth. Participants were invited to share
their preferences regarding where growth should occur and how it could be integrated with
the existing community.

These locations were identified based on their proximity to the current city

boundary, feasibility of extending infrastructure and services, and input received earlier in the
Community Plan outreach process. In prior engagement efforts, the community characterized
these areas as “likely” or “very likely" to experience change, making them appropriate
candidates for further evaluation. The ten locations are described below.

Location D - the land located north of the railroad tracks and east of Texas Avenue

Location E - the land located east of Monegan Road and north of Voerman Road,
east to Armory Road
Location F - the land located south of Voerman Road and west of Monegan Road,

to the west of the Trailview Homes development

Location G - the land generally surrounding the JP Road and Monegan Road
intersection, on the south side of the City and northeast of the
Whitefish River

Location H - the land on the far south side of the City, at the southeast corner of
US 93 and Route 40, and east to Whitefish Stage Road

Location | -  the land on the far south side of the City, west corner of US 93 where
Route 40 intersects US 93 and west to Old Morris Trail and south to
Blanchard Lake Road

Location J - the land on the west side of the City, east to Karrow Avenue, and
north of Lamb Lane
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Location K- the land located west of Karrow Avenue, south of Seventh Street
West, and north of Lost Loon Trail

Location L - the land located east of Monegan Road, south of Voerman Road, and
north of the water treatment plant (on the west side of the Monegan
Road)

Location M - the land located east of Kallner Lane, north of Highway 40, and south
of Kallner Lane

Community input showed the strongest support for Locations D, E, J, K, and L as potential
long-term growth areas. Together, these locations encompass approximately 700 acres and
present notable development opportunities due to their proximity to existing City services
and Downtown (each is within roughly one mile). While these areas may be appropriate for
future expansion, development should be considered only after infill opportunities within
the existing city limits have been substantially utilized, particularly within Locations A, B,
and C. Those sites should be prioritized for rezoning, increased density, and a broader mix of
housing types, supported by City incentives, before outward expansion is pursued.

Any annexation of these locations should be approached deliberately and on a case-by-case
basis. Given Montana's annexation requirements, each area may be considered only if its
property owners support annexation and the City determines it is appropriate to meet long-
term community needs.

Locations to Accommodate Growth Outside the City’s Existing Boundary
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Preserve and Build upon Local Character

A quick review of the ExploreWhitefish website reveals the following about the character of
Whitefish:

A Whitefish is a small, vibrant mountain community in northwest Montana known for its strong
sense of place, outdoor lifestyle, and welcoming character. Nestled on the eastern shore of
Whitefish Lake and framed by the Rocky Mountains, the city combines a tight-knit small-town
atmosphere with a lively and walkable downtown of local shops, restaurants, galleries, and
community events. Its historic roots as a railroad and logging town have shaped a built
environment and culture that locals cherish, even as the community has grown into a year-
round recreation destination with skiing at Whitefish Mountain Resort and abundant access
to trails, water, and public spaces.

Very quickly, a person who has never set foot in Whitefish can easily understand the character of the
Whitefish community. And more importantly, for those who have had the opportunity to visit the
community or for those who call Whitefish home, the character description is fully accurate. The
tight-knit small-town atmosphere is unmistakable as is the sense of the community's historic roots as
one walks down Central Avenue and into a nearby residential neighborhood - the scale of the
buildings, the variety of architecture, the tree-lined streets, etc. come together to create a unique
community character.

The residents of Whitefish, through various community visioning events, have been very clear that
the preservation of the local character is a primary goal of the Community Plan. Preserving
Whitefish's community character requires more than regulating land use through conventional
zoning districts alone. While zoning establishes what is allowed, it does not fully capture the form,
feel, and function that define the places residents value—from established neighborhoods and
neighborhood-scale commercial areas to the downtown core and rural edges. As growth continues,
the City must guide development in a way that reflects local context, reinforces distinct patterns of
development, and ensures new projects contribute positively to their surroundings. This plan
introduces a more place-based or place-focused approach to land use—one that considers building
scale, design, connectivity, and the relationship between uses—to help ensure future development
strengthens Whitefish's identity while accommodating change in a thoughtful and predictable
manner.

What Are Place Types?

Place Types shape the future of the community by focusing on the form, character, and function of
places rather than land use alone. They describe how areas are expected to look and feel—
addressing building scale, streetscape elements, right-of-way design, and the relationship between
development and public space. By illustrating both existing and desired conditions, Place Types help
residents, decision-makers; and developers visualize how growth can occur in ways to reinforce
community character while accommodating change. When mapped, a Place Type is a geographic
classification that guides zoning and development standards over time, ensuring change occurs in a
way to reinforce community identity, support walkability and livability, and respond to local context.

The following Place Types best describe the form, character, and function of the community. The
following pages provide narrative and visual descriptions for each Place Type applicable to
Whitefish.
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Place Type Descriptions

Heritage Urban Neighborhood

Heritage Urban Neighborhoods feature small lots with modest mostly single-family homes—often with front
porches, shallow setbacks, and alley access—that collectively form a fine-grained, walkable pattern. Blocks
are short and gridded, producing frequent intersections, high connectivity, and direct links to Downtown.
Sidewalks are generally continuous on both sides of most streets, complemented by mature street trees that
create a cohesive canopy and convey a strong sense of history and place. Architectural design is varied but
generally from the same era and maintains a compatible scale and rhythm; parking is often behind homes or
on-street, supporting a pedestrian-oriented public realm.

Future State

Sensitive reinvestment—such as ADUs, rehabilitation of older structures, and context-appropriate infill—
should reinforce the neighborhood's human-scale character while improving accessibility, safety, and tree-
canopy health. Form requirements will be needed to ensure infill is compatible with existing character.

Typical Defining Features

e Land Uses

o Primary: single-unit, duplex

o Secondary: accessory dwelling units, schools, daycares
e Lots

o Width: 25-50 ft

o Front setback: 10-25 ft

o Parking: on-street, side yard driveway, rear yard, front yard driveways are not the norm
¢ Buildings

o Height:1%to2story / 30 ft

o Entry feature: Porch, stoop, pediment, etc.

o Walkway to public sidewalk: Yes
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Heritage Downtown Neighborhood

Heritage Downtown Neighborhoods are located at the edges of Downtown and in areas historically shaped
by early residential and mixed residential patterns that supported the city's commercial core. These
neighborhoods retain a strong urban residential character defined by compact blocks, walkable streets, and
close proximity to shops, employment, transit, and civic spaces, and they provide opportunities for modestly
higher residential intensity in a manner compatible with Whitefish's small-town character. Development may
include small- to mid-scale multifamily buildings, courtyard apartments, townhome-style residences, and
converted large homes, generally accommodating up to approximately four to eight dwelling units per
building, with an emphasis on human-scaled massing, articulated facades, traditional roof forms, street-
oriented entries, and parking located to the side or rear to support a pedestrian-friendly streetscape.

Future State

Future change in Heritage Downtown Neighborhoods should support context-sensitive infill and
reinvestment that adds housing choice and supports nearby employment and services without
overwhelming neighborhood character. Development should reinforce walkability, contribute to housing
diversity—including workforce and attainable housing—and respect established patterns of scale and form.
Thoughtfully designed multifamily development in these areas provides an important transition between
Downtown and surrounding neighborhoods while maintaining the architectural character and livability that
define Whitefish.

Typical Defining Features

e Land Uses
o Primary: single-unit, duplex, triplex, quadplex, small multi-unit (up to +/-6 units per structure)
o ~Secondary: accessory dwelling units, schools, daycares, general services (e.g., professional
offices, personal services, etc.)
e Lots
o Width: 25-50 ft typical but larger lots for multi-unit buildings
o Front setback: 20-25 ft
o Parking: on-street, side yard driveway, rear yard, front yard driveways are not the norm while
multi-unit buildings should have parking located behind the building
¢ Buildings
o Height:1%to 3 story / 35 ft
o Entry feature: Porch, stoop, pediment, or entryway for multi-unit buildings, etc.
o Walkway to public sidewalk: Yes
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Urban Edge Neighborhood

Urban Edge neighborhoods blend single-family homes with duplexes and scattered small multifamily
buildings, offering a broader range of housing choices that support age and income diversity. Lot sizes are
generally consistent within each housing type, but block sizes and shapes are more irregular than in the
Heritage Urban Neighborhood, reflecting incremental growth in the areas just outside the Heritage Urban
Neighborhood. Sidewalk coverage is incomplete and streetscape elements-street trees, lighting, and
setbacks-vary by block, contributing to a less uniform public realm.

Future State
Future change should focus on context-sensitive infill (including missing-middle and ADUs), completing the

sidewalk and bikeway network, and targeted streetscape upgrades to calm traffic and reinforce safe,
comfortable connections to nearby centers and transit.

Typical Defining Features

e Land Uses
o Primary: single-unit, duplex, triplex and quadplex
o Secondary: accessory dwelling units, schools, daycares

o Width: 25-50 ft

o Front setback: 10-25 ft

o Parking: on-street, side yard driveway, rear yard
¢ Buildings

o Height: 2 story / 35 ft

o  Entry feature: Porch, stoop, pediment, etc.

o Walkway to public sidewalk: Yes
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Compact Suburban Neighborhood

Compact Suburban Neighborhoods accommodate smaller lots, townhomes, cottage courts, small-lot
(<2,500SF) development, and other low-rise "missing-middle” housing that gently increases density while
keeping a suburban feel. Blocks are shorter and more connected than in conventional subdivisions, with
continuous sidewalks, street trees, and shallow-to-moderate front setbacks that create an almost urban form
at a comfortable, two- to three-story scale. Garages and parking are tucked to the side or rear where
feasible, allowing active front doors and small greens or pocket parks to shape the streetscape.

Future State

Future development should emphasize context-sensitive transitions to adjacent neighborhoods, multimodal
connections to nearby schools and shopping, and high-quality architecture and materials that read cohesive
without being uniform.

Typical Defining Features

e Land Uses
o Primary: single-unit, duplex, triplex, quadplex and other missing middle housing types
o Secondary: accessory dwelling units, schools, daycares
e Lots
o Width: 25-60 ft
o Front setback: 20-25 ft
o Parking: on-street, side yard driveway, rear yard
¢ Buildings
o Height: 3 story / 42 ft
o Entry feature: Porch, stoop, pediment, etc.
o Walkway to public sidewalk: Yes
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Suburban Neighborhood

Suburban Neighborhoods are predominantly single-family detached areas on larger lots, with occasional
duplexes at corners or along edges. Streetscapes generally follow a consistent, recognizable pattern:
canopy street trees, (often) continuous sidewalk network, deeper front-yard setbacks, and homes of similar
vintage, height, and massing that create a cohesive character. Blocks are typically modified-grid or
curvilinear in nature, in some cases, with limited through-traffic. Neighborhood parks, schools, and places of
worship often serve as anchors.

Future State

Future change should emphasize incremental infill that respects established setbacks and heights, expands
sidewalk and tree-canopy coverage, and strengthens safe walking, biking, and transit connections to nearby
centers.

Typical Defining Features
e Land Uses
o Primary: single-unit, duplex
o Secondary: accessory dwelling units, schools, daycares

o Width: 30-60 ft

o Front setback: 20-25 ft

o Parking: on-street, side yard driveway, rear yard
e Buildings

o Height: 2 story / 35 ft

o Entry feature; Porch, stoop, pediment, etc.

o Walkway to public sidewalk: Yes
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Mixed Neighborhood

Mixed Neighborhoods feature a diverse blend of housing types—single-family, duplexes, townhomes, small
multifamily—and selected neighborhood-serving commercial uses such as a coffee shop, a restaurant, or
similar that provide daily needs close to home. Development patterns are eclectic in architectural style and
setback depth, with parking typically internalized or to the side, creating opportunities to retrofit shared lots,
mid-block connections, and small public spaces. While currently oriented toward the automobile, these
districts are well-suited for improved bike and pedestrian connectivity, safer crossings, and transit-supportive
upgrades.

Future State

Future change should prioritize context-sensitive infill (e.g., missing-middle housing above shops, small
multifamily, parking lot infill, etc.), step-down transitions to adjacent neighborhoods, high-quality streetscape
and tree canopy, and design standards that channel variety into a cohesive, walkable character.

Typical Defining Features

e Land Uses
o Primary: single-unit, duplex, triplex, quadplex, multi-family up to 18 unit structures
o Secondary: accessory dwelling units, schools, small neighborhood serving uses

o Width: 25-50 ft

o Front setback: 20 ft

o Parking: on-street, side yard driveway, rear yard
¢ Buildings

o Height: 3 story / 42 ft

o Entry feature: Porch, stoop, pediment, etc.

o Walkway to public sidewalk: Yes
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Community Corridor

Community Corridor are auto-oriented commercial districts organized along a high-volume spine road, with
deep front setbacks, large surface parking lots, and single-story buildings on individual pads or in strip
formats. Streetscape quality and multimodal facilities are often inconsistent—sidewalks and bike lanes may
exist in segments—but driveway frequency, wide curb radii, and limited crossings prioritize vehicle
movement over pedestrian comfort. Land uses are predominantly retail, dining, and services, with occasional
office or lodging; housing is limited but sites often have the depth to accommodate mixed-use or multifamily
redevelopment.

Future State

Future change should focus on access management (fewer, consolidated driveways), shared parking,
streetscape upgrades (continuous sidewalks, shade trees, lighting, landscape buffers), and safe bike/transit
infrastructure, while encouraging taller buildings at key nodes and intersection corners to introduce mixed-
use, diversify housing options, and create a more walkable, transit-supportive environment.

Typical Defining Features

e Land Uses
o Primary: commercial, multi-family residential, offices, restaurants, personal services, lodging
o Secondary: recreation, entertainment

o Width: varies

o Front setback: 20 ft

o Parking: double row max in front, side yard driveway, rear yard
¢ Buildings

o Height: 4 story / 60 ft

o Walkway to public sidewalk: Yes
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Downtown/City Center

Downtown (City Center) is the community's social and economic heart, characterized by a fine-grained street
grid, narrow blocks, and an intact main-street that looks “historic" even without formal designation.
Buildings—both legacy and infill—are typically one to three stories (occasionally four), with zero or shallow
front setbacks, frequent storefront entrances, and high window transparency that support active ground
floors. The public realm is distinctly urban, with defined curb-and-gutter, continuous sidewalks, street trees,
on-street parking, marked crossings, and street furniture that together create a comfortable, walkable
environment. Land uses are predominantly commercial—retail, dining, services, and civic—enhanced by
upper-story offices and some multifamily housing; tourism plays a visible role, but everyday needs and local
businesses anchor year-round vitality.

Future State
Future reinvestment should reinforce small-town scale and facade rhythm, encourage mixed-use and

upper-story housing, locate parking to the side or rear with shared access, and elevate streetscape amenities
and transit/bike connections to strengthen access and sense of place.

Typical Defining Features

e Land Uses
o Primary: retail/commercial, restaurants, mixed-use, multi-family, civic
o Secondary: schools, churches, hotels
e Lots
o Width: varies
o Front setback: 0-15 ft
o Parking: on-street, side yard driveway, rear yard, or no on-site parking?
¢ Buildings
o Height: 4 story / 60 ft
o Walkway to public sidewalk: Yes
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Fabrication/Flex

Fabrication/Flex areas accommodate production, assembly, maker spaces, labs, and warehousing in
adaptable buildings with loading access, high bays, and flexible utility capacity. Sites are organized for safe
truck circulation and service yards while screening impacts—landscaped buffers, subdued lighting, and
enclosure of outdoor storage—at edges near neighborhoods or mixed-use areas. Street fronts prioritize
clean, durable facades, clear visitor entries, and space for small showrooms or office components, with
parking placed to the side or rear. Infrastructure emphasizes freight efficiency alongside basic multimodal
access (sidewalks, last-mile bike links), with design standards for noise, hours, and environmental
performance to ensure compatibility and long-term employment value.

Future State

Future change should focus on reinvestment and reuse, allowing these areas to evolve while maintaining
their productive character. Design should stay clean, functional, and well-screened, with better connections
for workers and freight. Edges near neighborhoods should transition softly through landscaping and
compatible building forms that support small-scale maker and creative uses.

Typical Defining Features

e Land Uses
o Primary: light manufacturing/industrial, warehousing, supporting retail/showrooms
o Secondary: office, microbreweries, automobiles repair
e Lots
o ~Width: varies
o Front setback: 30 ft
o Parking: double row max in front, side yard driveway, rear yard
¢ Buildings
o Height: 3 story / 35 ft
o Walkway to public sidewalk: Maybe
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Mountain Neighborhood

Mountain Neighborhoods occupy steep, mountainside terrain where curvilinear roads trace the contours and
lots vary widely in size and shape. Homes—mostly built within the past 25 years—range in scale and
architectural style, yet the overall character is generally defined by that native vegetation that provides
natural buffers, privacy, and an almost subdued, lodge-like setting. Streets function as low-speed, two-lane
rural mountain roads without curb, gutter, or sidewalks, with select soft-surface trail connections running
through open space to link homes, overlooks, and trailheads. The topography and vegetation frame long
views while also shaping building placement, driveway access, and drainage patterns; wildfire-wise
landscaping, slope stability, and dark-sky lighting are essential considerations.

Future State
Future change should emphasize preservation of native canopy and wildlife corridors, context-sensitive

siting, and incremental trail and safety improvements that maintain the neighborhood's quiet, natural
character.

Typical Defining Features

e Land Uses

o Primary: single-unit, duplex

o Secondary.accessory dwelling units, daycares
e Lots

o Width: 130 ft

o Front setback: 25 ft

o Parking: on-street, side yard driveway, rear yard
¢ Buildings

o Height: 2 story / 35 ft

o Entry feature: Porch, stoop, pediment, etc.

o Walkway to public sidewalk: Maybe
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Waterfront Neighborhood

The Waterfront Neighborhood shares the walkable, fine-grained character of Heritage Urban
Neighborhoods, but the blocks are typically elongated rather than following a square pattern. Homes are
generally larger with lower lot coverage, and front-yard setbacks vary widely to accommodate porches,
terraces, and, in some cases, front yard parking; small multifamily buildings appear intermittently, often near
key intersections or water-access points. Continuous sidewalks, mature trees, and a variable architectural
style create a lively streetscape, while public access to the water anchors neighborhood identity.

Future State

Future reinvestment should prioritize context-sensitive infill, shoreline stewardship (flood resilience, native
landscaping), and safe walking/biking links to adjacent neighborhood, the Downtown, and the waterfront
itself.

Typical Defining Features

e Land Uses

o Primary: single-unit, duplex

o Secondary: accessory dwelling units, trails, greenways
e Lots

o Width: varies

o Front setback: varies

o Parking: varies
¢ Buildings

o Height: 2 story / 35 ft

o Entry feature: varies

o Walkway to public sidewalk: Maybe
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Recreation/Open Space

Recreation / Open Space areas include public and private lands dedicated to outdoor recreation, community

gathering, and the preservation of open landscapes. These areas encompass parks, trail corridors, athletic

fields, waterfront access, greenways, and community open spaces that support active lifestyles and provide

relief from more developed parts of the city. They play a critical role in shaping Whitefish's identity as an
outdoor-oriented mountain community and contribute to residents' quality of life across all seasons.
Development within Recreation/Open Space areas is limited to facilities and improvements that support
public use and enjoyment, such as trails, playgrounds, sports facilities, picnic areas, and small support
structures. Design should prioritize natural materials, minimal site disturbance, and strong connections to
surrounding neighborhoods and regional trail systems.

Future State

Future investment should focus on expanding access, improving connectivity, and protecting scenic and
environmental resources, ensuring these spaces continue to serve both everyday community needs and
long-term conservation goals.

Typical Defining Features

e Land Uses
o Primary: agriculture, single-unit, duplex
o Secondary: accessory dwelling units, schools
e Lots
o Width: varies
o Front setback: varies
o Parking: on-street, dedicated lots
o Buildings (if present for recreational use)
o Height: 2 story / 30 ft
o Entry feature: Public accessway to community buildings
o Walkway (or trail) to public sidewalk: Yes
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These Place Types Exist Outside City Limits

Rural Community

Rural Community areas form the open, low-density edges of the valley where working lands, homesteads,
and scattered clusters of homes blend the rhythms of rural life with small-scale agriculture. Large parcels
support farmsteads, pastures, and open fields interspersed with newer agricultural-residential lots and
occasional crossroads clusters that may include farm stands, feed stores, or gathering spots. Homes are
typically set back from the road with barns, greenhouses, or sheds forming traditional farmyard patterns.
Roadways are narrow and uncurbed—sometimes gravel or chip-sealed—with grassy shoulders, open
ditches, and long views framed by fencelines, irrigation ditches, and tree rows.

Resort Recreation

Resort Recreation areas encompass destination landscapes where year-round outdoor activity, lodging, and
entertainment come together in a mountain setting. Anchored by ski slopes, lifts, and lodges—or by summer
trailheads, golf courses, and mountain biking—these areas mix hotels, lodges, and outdoor gathering spots
near resort cores with cabins, condos, and second homes tucked into forested slopes and meadows.
Architecture emphasizes natural materials, low profiles, and mountain views, while roads and trails wind
through native vegetation to connect recreation hubs, trailheads, and open space systems used across all
seasons.
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A New Place Type Proposed for Future Development

The following Neighborhood Center place type is new to Whitefish. Based on community input, there is
interest in allowing limited, locally oriented commercial activity integrated into newly developed residential
neighborhoods to support daily needs and foster community connection. At the same time, some residents
expressed concern that allowing retail uses outside of Downtown could unintentionally draw activity away
from the city's primary commercial core, the Downtown, and weaken its economic vitality.

To ensure that Neighborhood Centers complement—rather than compete with—Downtown, commercial
activity within this place type should remain clearly secondary to residential use and serve nearby residents
rather than a regional market. Accordingly, the following parameters are recommended for any commercial
development within a new Neighborhood Center that is not already in a zoning district that allows
commercial and/or mixed-use development:

¢ No more than 20 percent of the total development footprint (square footage) may be occupied by
commercial uses.

¢ Noindividual commercial establishment may exceed 3,500 square feet of leasable floor area.

e Commercial and service uses should be limited to small-scale, neighborhood-serving
establishments, including:

Non-franchise restaurant
Cafe

Butcher shop

Nano brewery
Farm-stand

Coffee shop

Bike shop
Laundromat

Dry cleaning shop
Private postal services
Day care

Other, similar

OO0OO0OO0OO0OO0OO0OO0OO0OO0OO0OO

These standards are intended to support walkable, mixed-function neighborhoods while preserving
Downtown Whitefish as the community's primary commercial and cultural center.
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Neighborhood Center

Neighborhood Centers are compact, walkable districts that blend a full range of housing types with
neighborhood-serving retail, restaurant(s), services, and small civic spaces. Buildings typically rise two to four
stories with active ground floors, shallow setbacks, and frequent entrances that frame pedestrian-friendly
streets and small plazas; parking is located to the side or rear and shared where feasible. A connected street
and trail network supports everyday walking and biking, with transit-ready design at key intersections. These
areas are intended to absorb a meaningful share of new growth while maintaining a village scale—prioritizing
high-quality architecture, shade trees, and public realm amenities that knit seamlessly into adjacent
neighborhoods.

Typical Defining Features

e Land Uses
o Primary: commercial, mixed-use, office, multi-family (up to 25-units per structure), civic
o Secondary: schools, hotels, parks, trails
e Lots
o Width: varies
o Front setback: 0-15 ft
o Parking: on-street, side yard driveway, rear yard

¢ Buildings
o Height: 4'story / 60 ft (based upon a density/height bonus structure via the Legacy Homes
program)

o Walkway to public sidewalk: Yes
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The Future Place Types Map
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Northern Third of Whitefish
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Southern Third of Whitefish
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Place Types and Existing Zoning

Place Types and zoning districts serve different but complementary roles in land use planning. Place
Types describe the intended character, form, and function of an area, focusing on how places should
look and feel over time, including building scale, development patterns, streetscapes, and the
relationship between uses. They provide a flexible, long-range framework that helps the community
visualize desired outcomes and guide future decisions. Zoning districts, by contrast, are the
regulatory tools that implement the plan by establishing legally enforceable standards such as
permitted uses, building height, setbacks, and density. While zoning answers the question of what is
allowed, Place Types help answer how development should occur and how it should fit within the
broader context of the community.

Translating existing zoning districts into Place Types does not follow a-one-to-one relationship. In
practice, multiple existing zoning districts often share similar development patterns, intensities, and
character, and therefore may be consolidated into a single Place Type. This approach allows the
growth framework to focus on form, function, and neighborhood character rather than legacy zoning
distinctions. The table on the following page outlines the general relationship between Place Types
and zoning districts recognizing that there could be exceptions to this based on the context and
character of a particular area.
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General Relationship Between the Place Types and Zoning Districts
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Short-Term Rentals and Land Use Planning

Short-term rentals (STRs), defined as lodging for periods of less than 30 days, are currently permitted
in a limited number of zoning districts in Whitefish, including WB-3, WRB-1, WRB-2, WRR-1, and
WRR-2. These locations were intentionally selected to accommodate visitor lodging in areas already
oriented toward commercial activity, resort uses, or higher-intensity residential development.
Maintaining clear geographic limits on where STRs are allowed helps to ensure that tourism activity is
directed to appropriate areas while preserving the function and character of established residential
neighborhoods.

Zoning districts that allow short-term rentals may span multiple Place Types, reflecting the fact that
STRs are embedded within a variety of existing neighborhood and development contexts rather than
being isolated to a single type of place. As a result, STR activity can occur within areas that function
as residential neighborhoods, mixed-use districts, or resort-oriented environments, depending on the
underlying zoning. This reinforces the importance of carefully managing where STRs are permitted,
as their impacts are experienced directly within the fabric of surrounding neighborhoods and can
affect housing availability, livability, and community character across different Place Types.

Areas Where STRs Are Currently Allowed Within the City (hatched area)

* Some areas with zoning shown as allowing STRs may have private
restrictions that prevent this use.
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Expanding the geographic footprint of STRs is hot recommended, as doing so would likely
exacerbate existing housing and livability challenges. Short-term rentals can remove housing units
from the long-term market, increasing pressure on rental availability and affordability for local
residents and the workforce. In addition, higher concentrations of STRs in residential areas can
introduce impacts related to noise, parking, and neighborhood turnover that are incompatible with
stable neighborhood environments. By limiting STRs to their current zoning districts, the City can
continue to support the local tourism economy while protecting neighborhood character, preserving
long-term housing supply, and aligning land use decisions with the broader goals of this Community
Plan.

Moving forward, the City should consider establishing a short-term rental overlay zone rather than
relying solely on individual zoning districts. An overlay approach would allow short-term rentals to be
regulated with clear, consistent standards while ensuring they remain compatible with the character
and development patterns of the neighborhoods or commercial areas in which they are located.

Criteria for Considering Limited Expansion of Short-Term Rental Zones

While the City does not recommend expanding the geographic footprint of short-term rentals (STRs),
there may be limited and exceptional circumstances under which a targeted expansion could be
considered. Any such consideration should meet all or most of the following criteria:

1. Consistency with the Community Plan
The proposed expansion must advance the goals and policies of the Community Plan,
including housing availability, neighborhood stability, community character, and economic
sustainability.

2. Location in Areas Oriented to Visitor Activity
Expansion should be limited to areas already characterized by commercial, mixed-use, resort,
or high-intensity development where short-term lodging is compatible with surrounding uses.

3. No Net Loss of Long-Term Housing Supply
The proposal must demonstrate that allowing STRs will not significantly reduce the availability
of long-term housing, particularly workforce or attainable housing.

4. Infrastructure and Service Capacity
Adequate infrastructure, parking, emergency services, and public facilities must be available
to support STR activity without adverse neighborhood impacts.

5. Demonstrated Community Benefit
Any expansion should provide a clear public benefit, such as supporting economic goals,
activating underutilized space, or contributing revenues toward housing or community
services.

6. Clear Geographic Limits and Scale Controls
Expansion should be narrowly defined, include limits on the number or density of STRs, and

avoid dispersing STRs into established residential neighborhoods.

7. Strong Performance Standards and Enforcement
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STRs should be subject to enhanced standards for noise, parking, occupancy, trash
management, and local contact requirements, with demonstrated enforcement capacity.

8. Monitoring and Sunset Provisions
Any expansion should include monitoring requirements and, where appropriate, sunset
provisions or periodic review to ensure ongoing consistency with housing and livability goals.

Impact of Covenants, Codes, and Restrictions on Land Use

Covenants, Codes, and Restrictions (CC&Rs) can significantly influence land use by establishing
privately enforced rules that govern how property within a development may be designed, used, and
maintained. These provisions commonly address architectural style, landscaping, building height,
and permitted activities, and are often intended to promote visual consistency and protect property
values. While CC&Rs can enhance neighborhood character and limit incompatible uses, they may
also restrict individual property rights by prohibiting uses or modifications that would otherwise be
allowed under local zoning regulations.

CC&Rs are private agreements that are not created, interpreted, or enforced by the City, nor does the
City have authority to regulate their adoption. Although such covenants may reduce the maximum
theoretical development potential of individual properties, they are unlikely to meaningfully constrain
actual development outcomes at a community-wide scale or limit the City's ability to plan for
adequate housing, services, or other land uses consistent with this plan.

Steep Slopes and Wetlands

Consistent with the Montana Land Use Planning Act (MLUPA), the City recognizes steep slopes and
wetlands as sensitive environmental features that warrant careful consideration in land use decisions.
Development on steep slopes can increase risks related to erosion, slope instability, wildfire behavior,
drainage impacts, and the cost and safety of public infrastructure and emergency access. Similarly,
wetlands perform critical ecological functions, including flood attenuation, water quality protection,
wildlife habitat, and groundwater recharge. The Land Use Plan therefore directs growth away from
these areas where feasible and encourages development patterns that respect natural topography
and hydrology.

Where development near steep slopes or wetlands is proposed, the City should apply land use
designations, zoning standards, and development regulations that minimize disturbance and protect
these resources. This may include limitations on development intensity, increased setbacks,
clustering or site design techniques that avoid sensitive areas, and requirements for environmental
review consistent with state and federal regulations. By guiding development to more suitable
locations and preserving these natural features, the City can reduce long-term public costs, enhance
environmental resilience, and ensure that future growth occurs in a manner consistent with MLUPA's
emphasis on public health, safety, natural resource protection, and orderly development.

February 9, 2026 DRAFT 49
City Council Packet, February 17, 2026 Page 51 of 492



Connecting the Public and Private Realm

While Place Types take into account the character of the streetscape, it is helpful for the City to also
have a guiding framework or adopted street typology map that clearly defines and describes the
City's street types. Such a framework can establish consistent expectations for street design,
function, and character across different areas of the community. When aligned with Place Types, a
street typology helps ensure that streets support walkability, safety, and multimodal mobility while
reinforcing the intended form and character of surrounding development.

What Are Street Types?

Street Types define how different streets function and feel within the community—linking land use,
mobility, and character. Each type combines elements like travel lanes; sidewalks, bike facilities,
parking, and street trees to reflect its setting—whether a quiet neighborhood lane, a main street, or a
rural connector. Together, the street types create a connected network that supports safe travel for
all users and reinforces the identity of each place.

Regional Streets

Regional streets feature the highest traffic volumes and speeds. Efficient and safe movement of all
modes of travel should be prioritized heavily for this type, given the volume and speed traffic. This
should be done while supporting quality of place as much as possible. Ideally, over time, most
regional streets will include facilities to safely accommodate bicyclists and pedestrians.

Typical streetscape components:

o Travel lanes and a raised median
Bicycle facilities

Sidewalks

Tree lawns and street trees

February 9, 2026 DRAFT 50
City Council Packet, February 17, 2026 Page 52 of 492



Community Streets

Community streets feature lower traffic volumes and speeds than regional streets and should be
positioned toward efficient and safe movement with sensitivity to a diverse range of place type
contexts. These streets typically provide on-street parking as well, particularly as they approach the
City's downtown. Ideally, over time, most community streets could also include facilities to safely
accommodate bicyclists.

Typical streetscape components:

e Travellanes

e On-street parking

e Sidewalks

e Street trees with tree grates
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District Streets

District streets also feature lower volumes and speeds than regional streets, but they tend to cater
more to residential and neighborhood uses. The district streets often include bicycle facilities and
connect intimately to residential and neighborhood streets.

Typical streetscape components:

e Travel lanes

e Bicycle facilities

e Sidewalks

e Tree lawns and street trees
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Downtown Streets

Downtown streets are the streets with the most urban context. Development and streetscape
elements should cater more to pedestrians and bicyclists and should include small building
setbacks, street trees, high-visibility crosswalks, bicycle facilities, and other features that promote a
walkable environment. A two-way cycle track on one side of a given downtown street could be
utilized instead of bike lanes on both sides of a street.

Typical streetscape components:

e Travellanes

e On-street parking

e Bicycle facilities

e Sidewalks

e Street trees with tree grates
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Neighborhood Streets

Neighborhood streets carry the lowest traffic volumes and speeds and most of the time are found in
a residential neighborhood context. Development and streetscape improvements should be sensitive
to a residential context and aim for a shared use of the street between motorists, pedestrians and
bicyclists. Many existing neighborhood streets permit and should continue to permit on-street
parking on both sides. In some areas, a single 10-feet multi-use trail can substitute for sidewalks to
provide pedestrian and bicycle access on one side of the street.

Typical streetscape components:

e Travel lanes
e Sidewalks/Pedestrian Space
e Tree lawns and street trees
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Strategies for Implementing the Land Use Plan

Zoning is the primary regulatory tool for implementing the Community Plan and should be updated
to reflect the goals, recommendations, and strategies outlined in this plan. While the Community Plan
provides long-term guidance and expresses the community's vision, it is non-binding in nature;
without corresponding updates to the zoning code, the plan's policies cannot be fully realized or
enforced through development review.

1.

Zoning Ordinance Update

To fully implement the vision, policies, and place-based framework outlined in this Land Use
Plan, the City of Whitefish should pursue a comprehensive update or full rewrite of the Zoning
Ordinance. While MLUPA requires a city's Zoning Ordinance to be compliant with the new
state statute, a coordinated and complete rewrite would provide the clearest and most
effective path to aligning zoning regulations with the plan's recommendations, ensuring
consistency with MLUPA, improving predictability, and better translating community character
objectives into clear development standards.

Growth discussions in Whitefish are inseparable from the ongoing challenge of providing workforce
housing. According to projections from the Montana Department of Commerce, the community is
expected to need approximately 2,200 new housing units by 2045. The 2025 Housing Needs
Assessment found that roughly three-quarters of housing demand (76%) between 2024 and 2034 is
for households earning at or below 120% of Area Family Income ($88,400). When those proportions
are extended to the 2045 planning horizon, consistent with MLUPA requirements, it suggests

that approximately 1,600 of the 2,100 needed units should serve lower- and middle-income
households.

Grow Inward and Target Large Lot Areas for Increased Density and Housing Variety

Based on community input summarized in the Public Engagement section of this Land Use
Plan, residents generally expressed support for higher-density development in newly
developed neighborhoods, with preferences varying by location and place type,

including Compact Suburban, Mixed Neighborhood, and Neighborhood Center development
patterns. Specifically:

e Location C emerged as the most favored growth area, with more than half of
participants selecting it as their top choice. Of those respondents, over two-
thirds recommended the Neighborhood Center place type for this location.

e Locations A and B were most frequently identified as second-choice growth areas,
each receiving support from more than one-third of participants.

o For Location A, over 40 percent of respondents recommended the Compact
Suburban place type.

o For Location B, more than 50 percent recommended the Mixed
Neighborhood place type.

Given these recommendations, Locations A, B, and C illustrated on the map are
recommended as priority areas for accommodating future growth.
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Locations to Accommodate Growth Within the City’s Existing Boundary

Together, the three locations comprise approximately 115 acres and offer opportunities for
coordinated, master-planned development that reflects the community-supported
characteristics of these place types. To better understand how thoughtfully planned
development in these areas could contribute to meeting Whitefish's housing needs, several
illustrative scenarios were evaluated using a range of housing types and development
intensities. The percentages illustrated below generally reflect the Mixed Neighborhood
place type. This scenario is conceptual and may be adjusted to respond to site-specific
conditions and future community input.

Overall, participants expressed a preference for a Compact Suburban place type for Location
A, a Mixed Neighborhood place type at B, and a slightly more intensive Neighborhood
Center place type at Location C. Itis recommended that any mixed-use or commercial uses
proposed within a Mixed Neighborhood place type, such as Location C, be located along US
93 or fronted toward US 93 or future Baker Avenue to ensure improved market visibility and
to reduce possible traffic concerns if such uses were located deeper into the development
site.
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An Example of Land Uses Within the Mixed Neighborhood Place
Type for Locations A, B, and C

Suburban Townhome 35.0%
Small Lot SF Detached 25.0%
Standard Multi-family 15.0%
Local Commercial - Mixed use 5.0%
Garden Apartment 5.0%
Parks, Open Space, Other 15.0%

100%

These inputs indicate that a thoughtfully designed, higher-density development approach on
these 115 acres could produce approximately 2,000 dwelling units and support nearly 3,500
residents, reinforcing the role of targeted growth areas in meeting the Montana Department
of Commerce's projected housing demand of 2,100 units by 2045.

As growth within the City's existing boundaries is realized—and only after priority infill and
redevelopment areas have been substantially developed—the City may consider annexation as a
longer-term growth strategy. Annexation should be approached deliberately and in a manner
consistent with the Community Plan, ensuring that expansion supports orderly development, efficient
service delivery, and community character. To guide this process, annexation decisions should follow
a clear plan that outlines growth sequencing, identifies targeted areas, and establishes expectations
for the type and form of development envisioned for annexed lands.

3. Prioritize Voluntary Annexations Based Upon Defined Criteria and Only After Targeted
Areas Have Been Developed or Have Failed to be Developed

Based on community input summarized in the Place-Based Approach section of this Land
Use Plan, residents generally expressed support for the Compact Suburban place type in
select locations outside the City's existing boundary (identified as Locations D, E, and J on the
map). This was the input from the initial round of community input in November 2025. A
second round of community input in January 2026 reviewed Locations K, L, and M and
resulted in majority support for Locations K and L in addition to D, E, and J.

These locations have been identified as areas with potential long-term growth and
annexation opportunities due to their proximity to existing neighborhoods, City utilities,
schools, transportation networks, or other logical growth factors such as topography or the
presence of underutilized land. While annexation of these areas may be unlikely in the near
term, over time and as the City grows, the City Council should use clearly defined criteria to
evaluate annexation requests on a case-by-case basis.

All of these locations are within the recommended Transitional Zone as noted on the Future Place
Types Map on p. 35 and all may be considered once development has been exhausted within the
City's boundary as outlined in Strategy #2 above. While future Place Types have been proposed for
all ten areas considered for annexation, Locations D, E, J, K, and L should be the first five areas
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considered for annexation. These Place Types are based on the contiguous or nearby neighborhood
context and the Community Plan's overall support for higher density development to adequately
accommodate future growth. These areas should only be considered based upon the Process and
Criteria for Annexation as outlined on page 59. Any consideration of annexation for these areas
would be voluntary in nature and require a formal petition by the affected property owner(s),
consistent with state law.

Locations to Accommodate Growth Outside the City's Existing Boundary

Locations D, E, J, K, and L encompass approximately 700 acres. Based on a scenario planning
exercise that applied the Compact Suburban place type (identified by a majority of
community participants as the preferred option) these areas could accommodate nearly
5,900 housing units and support a population of more than 11,000 residents. While these five
locations emerged as the community's initial recommendations for potential annexation
areas to accommodate growth once large lot infill has been fulfilled, there may be other
areas outside the city also offer opportunities for annexation comprise the Transitional Zone
included in the Future Place Types Map on page 35.
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An Example of Land Uses Within the Compact Suburban Place
Type for Locations D, E, J, K, and L

Small Lot SF Detached 20.0%
Medium Lot SF Detached 15.0%
Suburban Townhome 12.5%
Large Lot SF Detached 12.5%
Suburban Multifamily 7.5%
Very Small Lot SF Detached 5.0%
Garden Apartment 2.5%
Parks, Open Space, Low Intensity,
Commercial, School, Other 25.0%
100.0%

It is noteworthy that for Locations J and K, particularly the area near Karrow Avenue, a
majority of participants indicated that if this area were to be annexed into Whitefish, it would
be most appropriate for the Neighborhood Center place type. While Karrow Avenue is
centrally located and received the strongest overall support for annexation among the three
preferred locations (D, E, and J) in the initial round of community input, it is also the most
heavily developed of the five locations, with numerous large, estate-style residential lots
already in place.

Process and Criteria for Annexation

To accommodate long-term growth while avoiding sprawl, the City shall prioritize
development within its existing boundaries before considering annexation. At any given time,
no more than one or two annexation areas should be actively considered or advanced,
ensuring that growth remains focused, orderly, and fiscally responsible. Once an area has
been annexed., the City should not consider subsequent annexations until greater than 50% of
that area has been built out. Annexation shall occur only after reasonable opportunities for
infill and redevelopment within the City have been pursued and/or completed, and shall be
prioritized based on the following general criteria:

e The proposed annexation provides transportation or roadway connections that help
complete the City's planned transportation network.

e The proposed annexation facilitates critical infrastructure improvements that benefit
the community as a whole

e The proposed annexation includes dedicated workforce housing units.

Development within any annexation area should be designed to ensure a logical and
compatible transition between the City's existing development pattern and the Rural
Community place type character that generally exists beyond the City's boundary.

As part of this approach, the City should monitor identified infill and large-lot opportunity
sites. If property owners within these areas have not submitted development plans or
initiated construction within three to five years of plan adoption or zoning alignment, the City
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may begin to evaluate and prioritize strategic annexation areas that are contiguous,
infrastructure-ready, and consistent with the Land Use Plan. This sequencing framework
ensures infill development is encouraged first, while providing a clear and transparent
pathway for annexation when additional land is needed to meet community housing and
growth needs.

With the adoption of the new Future Place Types Map and the recommended Place Types for
targeted growth areas and potential future annexation areas, the City's existing zoning map will need
to be updated to align with this framework.

Update the Zoning Map to Match Place Types

Updating the zoning map will ensure regulatory consistency with the Land Use Plan, provide
clearer guidance for future development, and support a more predictable and efficient
implementation of the City's Community Plan. The City's existing Zoning Map includes
numerous zoning districts that are highly use-specific, several of which may be appropriate
for consolidation. Specifically, a zoning district that allows for small lot or cottage
development should be developed that would align with the Compact Suburban and/or
Mixed Neighborhood Place Type. In addition, the creation of new zoning districts should be
considered to better accommodate locally scaled mixed-use development, particularly in
support of the new Neighborhood Center place type.

The adoption of the Montana Land Use Planning Act (MLUPA) in 2023 (SB 382), followed by additional
state legislation in 2025(SB 243) requiring cities to allow buildings up to 60 feet in height within
downtown, heavy commercial, and industrial districts, represents a significant shift in how land use
planning is conducted in Whitefish. These state mandates require the City to accommodate
additional development capacity while remaining consistent with community values. The following
recommended actions are intended to ensure compliance with state law, provide a clear framework
for managing future growth, and—most importantly —protect the character, scale, and quality of life
that define Whitefish.

5.

Protect the Character and Scale of Downtown

The Downtown area is currently zoned WB-3 General Business District and has a maximum
height allowance of 45 feet (3 stories). In accordance with SB 243, the following zoning
changes, individually or collectively, are recommended to ensure the character of Downtown
is preserved while meeting the requirements of the new state legislation:

1. Clearly define height allowances

e Allow a maximum of 60 feet (or 4 stories maximum) by right and use form-based
standards (build-to lines, step backs, lot coverage limits, floorplate caps) that
allow for up to 60', or 4 stories, but ensure the character of Downtown is
maintained. Possible tools:

0 Upper-story step back requirements, after 2-3 stories
0 Maximum floorplate size per story
0 Incentives for sloped roof or articulated massing requirements
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0 Reduced lot coverage allowance for buildings that exceed 45 feet

o 60-foot allowance for vacant lots, subject to any/all of the tools, but 45-foot
allowance remains in effect for existing buildings, including those demolished
after the date of the Growth Plan adoption.

2. Limit "Uses” Above 45 feet or 3 Stories

»  Multi-family and Mixed-Use development allowed up to 60 feet or 4 stories
=  Commercial (inclusive of short-term rentals) shall be limited to 45 feet or 3 stories

3. Redefine "Downtown” into Sub-Areas (Don't Treat It as One Thing)

e Instead of one Downtown district, create sub-districts with different intents. Some
possible sub-areas for Downtown \Whitefish:

0 Historic Core (Central Avenue and Railway District)
» Strongest character protections
» 2-3story prevailing height

o Downtown Transition Zone
=  3-4 stories possible
= More flexible massing

o Downtown Edge / Gateway Areas
» 60 feet (4 stories) allowed subject to the appropriate transitions
from single-family residential development

The Montana Land Use Planning Act (MLUPA) and subsequent state legislation require cities to allow
multi-unit residential developmentin commercial zoning districts and permit buildings up to 60 feet
in height in designated *heavy commercial” areas. To comply with these requirements while
preserving Whitefish's distinct community character, the City should carefully evaluate and refine its
zoning framework. This includes clearly defining the intent, function, and development expectations
of each zoning district and adopting precise, descriptive district names that accurately reflect the
desired scale, intensity, and character of development. Thoughtful zoning classification and naming
will help ensure state mandates are implemented in a manner that is predictable, context-sensitive,
and aligned with the community's long-term vision.

6. Consider Updated Zoning District Naming to Clearly Define the Intensity of the
Commercial Zoning Districts

Pursuant to the new state legislation, SB 243, zoning regulations in municipalities meeting the
requirements of subsection 76-2-304(4)(), the City:

1. Shall allow as a permitted use multiple-unit dwellings and mixed-use developments that
include multiple-unit dwellings on a parcel or lot that:

(i) has a will-serve letter from both a municipal water system and a municipal
sewer system; and
(ii) is located in a commercial zone.
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Recommended Action:

Recent state legislation requires municipalities to allow multiple-unit

dwellings and mixed-use development in commercial zoning districts. For purposes
of the legislation, a multiple-unit dwelling is defined as a building containing five or
more dwelling units, and mixed-use is defined as a development combining
residential and commercial uses, where the commercial component is located on the
ground floor and comprises less than 50 percent of the total building floor area. The
legislation, however, leaves the definition of “‘commercial’ zoning districts somewhat
ambiguous.

Within Whitefish, the WB-1 (Limited Business) and WB-3 (General Business) districts
already allow a range of residential uses. To align with state requirements while
maintaining local control, the City should consider revising these districts to explicitly
allow residential development up to the minimum threshold required by state law
(e.g. five dwelling units). Additional density beyond that baseline should be guided
through the Legacy Homes Program, using incentives to direct increased intensity to
locations where it is appropriate and aligned with community objectives.

The same approach should be considered for the WB-2 (Secondary Business) zoning
district that currently allows multiple-unit dwellings. Any revisions to WB-2 should be
carefully calibrated to ensure that the City remains an active partner in shaping
development outcomes. As with other commercial districts, increased residential
density in the WB-2 zoning district should be paired with incentives and standards—
such as those provided through the Legacy Homes Program—to support workforce
housing and ensure compatibility with surrounding areas.

Pursuant to the new state legislation, SB 243, zoning regulations in municipalities meeting the
requirements of subsection 76-2-304(4)(a), the City:

2.

May not include a requirement to provide a height restriction of less than 60 feet on
buildings that are located in downtown commercial, heavy commercial, or industrial
zones.

Recommended Action:

Given the lack of clarity in state law regarding the intended definition of *heavy
commercial,” the City should undertake a comprehensive review of its existing
commercial zoning districts to ensure consistency with both statutory requirements
and community character objectives. This review should evaluate whether current
district classifications accurately reflect the intensity, function, and desired form of
development envisioned for each area.

By way of example, the WB-2 (Secondary Business) district—which extends from the
southern gateway along US 93 toward Downtown and represents the City's largest
commercial zoning footprint—warrants particular attention. The City should consider
reclassifying WB-2 as a “Large Lot Suburban Light Commercial” zoning district, or
similar designation, to avoid the unintended consequence of continuous 60-foot-tall
buildings forming a visually imposing wall along this primary gateway corridor if the
zoning designation is considered a *heavy commercial” designhation pursuant to
MLUPA.

Based on community input, there are specific locations along or adjacent to the
corridor that may be appropriate for targeted taller buildings to accommodate
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growth, including much-needed workforce housing. Height allowances in these areas
should be strategically calibrated and aligned with incentive programs such as

the Legacy Homes Program, ensuring that increased development intensity delivers
clear public benefits.

Absent such calibration, allowing 60-foot buildings by right along the US 93 corridor
could result in large-scale, market-rate multifamily development without adequate
mechanisms to ensure that a meaningful share of units serve workforce housing
needs and contribute positively to community character.

The neighborhoods surrounding the Downtown generally fall under the Heritage Urban
Neighborhood place type, and generally zoned WR-2 Two-Family Residential District, have a long
history as the City's earliest neighborhoods during the railroad and logging years. Community
sentiment has generally been supportive of providing some protections for these neighborhoods
as concerns grow that more tear-downs-and-rebuilds will alter the original fabric and character of
these neighborhoods.

7. Create Character-based Standards for the Zoning Districts that Are Contained Within the
Heritage Urban Neighborhood Place Type

While the residential areas identified as Heritage Urban Neighborhoods are not formally
designated as historic under Department of the Interior criteria, they represent some of

the oldest neighborhoods in the city. Their relatively small lot sizes and consistent pattern of
modest, small-scale homes have created a distinctly urban residential character that
warrants thoughtful protection.

To preserve this character over time, the City may consider the following strategies:

o Establish a new zoning designation tailored to these neighborhoods that prioritizes
compatibility with existing development patterns. Potential standards could include:

0 Reducing maximum building height from 35 feet to 28 feet to better align with
the predominantly one- to two-story neighborhood context.

o Limiting building footprint expansion to a maximum of 120% of an existing
structure's footprint for projects involving demolition and replacement.

0 Restricting lot size increases or lot consolidations to prevent out-of-scale
development and ensure new construction remains consistent with the
established neighborhood fabric.

MLUPA does not eliminate the use of conditional uses; however, it requires that permitted uses,
residential uses in particular, be approved administratively and limits the use of discretionary review
as a substitute for objective development standards. Moving forward, the City should evaluate where
conditional uses remain appropriate and ensure that approval criteria are clear, objective, and
consistent with state law.

8. Refine Conditional Use Allowances by Zoning District
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Rather than eliminating conditional uses entirely, the City should modernize the use
regulations in the zoning ordinance by streamlining and clarifying when discretionary review
is truly necessary. This may be achieved by:

e Reducing the overall number of conditional uses in zoning districts

e Converting common, predictable, and low-impact uses to permitted uses

o Replacing discretionary conditional use criteria with clear, objective development
standards to address anticipated negative impacts

e Reserving conditional use permits for site-specific or impact-driven uses, such as
large-scale commercial, infrastructure, and heavy industrial activities

This approach supports MLUPA's core intent by promoting “predictable, transparent, and
legally defensible” land use decisions, while still allowing the City to address impacts where
discretion is warranted.

While MLUPA allows communities to continue architectural and design review based on health and
safety concerns, cities can no longer use an appointed board made up of community. members who
are not part of municipal staff. All reviews must be completed by “in-house” staff. The legislation
encourages clear, predictable design standards that are adopted through public process and applied
consistently, rather than case-by-case subjective review.

0.

Integrate Design and Development Standards into the Zoning Ordinance

Several core design and development standards contained in the Architectural Review
Standards, recently updated in December 2025, should be incorporated into the City's zoning
code. Integrating these standards would help ensure continued high-quality development,
improve regulatory clarity, and meet MLUPA and other state statutes that require the
removal of the Architectural Review Board.

Land use planning in and around Whitefish should be approached through a regional lens to ensure
a cohesive, coordinated strategy for both development and conservation.

10. Collaborate Closely with Neighboring Jurisdictions to Plan Regionally

A regional focus allows the City to collaborate with neighboring jurisdictions, agencies, and
stakeholders to address shared issues such as housing demand, transportation,
environmental resources, and growth pressures. By aligning local planning efforts with
Flathead County, Kalispell, and Columbia Falls, the region can more effectively manage
growth patterns, protect critical landscapes, and support long-term community and
economic resilience. Priority areas for coordination could include improved controls to
prevent corridor sprawl, shared strategies to acquire or preserve open space, and
collaborative consideration of growth boundaries or other growth-management tools.
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Land Use Plan Amendment Process

The Land Use Plan is intended to provide long-term guidance for land use and growth decisions in
Whitefish. While the plan should be reviewed periodically to ensure it remains relevant, amendments
should be considered carefully and supported by clear findings to maintain consistency,
transparency, and public trust. Requests to amend the Land Use Plan should follow the steps
outlined below.

1. Pre-Application Conference

An applicant requesting a Land Use Plan amendment should first meet with City staff to
discuss the proposal, applicable policies, and consistency with the overall Community Plan,
the Housing Element, and MLUPA requirements. This meeting will clarify expectations,
identify required materials, and determine whether the request warrants further
consideration.

2. Application Submittal
Amendment requests shall be submitted in writing and include:

e Adescription of the proposed amendment and affected area

e The rationale for the request, including how conditions have changed since plan
adoption

e An analysis of consistency with the Community Plan's goals, land use framework, and
place-based approach

e Anassessment of impacts on housing; infrastructure, transportation, environmental
resources, and community character

3. Staff Review and Analysis

City staff will review the request for completeness and evaluate it against the adopted Land
Use Plan, Community Plan objectives, and applicable MLUPA criteria. Staff will prepare a
written analysis addressing whether the amendment:

Advances the intent of the Community Plan

Supports orderly and efficient growth

Is consistent with infrastructure capacity and public services
Maintains compatibility with surrounding land uses and place types

4. Public Engagement

Amendments shall be subject to public notice and engagement consistent with MLUPA and
local procedures. This may include public workshops, Planning Commission hearings, or
other outreach efforts, depending on the scope and potential impact of the amendment.

5. Planning Commission Review

The Planning Commission will review the proposed amendment, staff analysis, and public
input, and make a recommendation to the City Council based on adopted criteria and
findings.
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6. City Council Action

The City Council will consider the Planning Commission recommendation and take final
action on the proposed amendment. Approval should be based on clear findings
demonstrating that the amendment is consistent with the Community Plan's long-term vision
and supported by documented changes in conditions, policy direction, or community needs.

7. Limitation on Frequency

To maintain plan stability, Land Use Plan amendments should generally be considered no
more than once per year, unless the City determines that an immediate amendment is
necessary to address unforeseen circumstances, compliance with state law, or significant
community impacts.

Guiding Principle for Land Use Plan Amendments

Land Use Plan amendments are intended to respond to. demonstrable changes in conditions, not to
serve as a substitute for rezoning or site-specific development negotiations. Amendments should
reinforce the plan's place-based framework and long-term vision while allowing the City to adapt
responsibly over time.

Land Use Plan Amendment Approval Criteria

In considering whether to approve a Land Use Plan amendment, the Planning Commission and City
Council should evaluate the request against the following criteria. An amendment should generally
be approved only when it meets most or all of these standards.

¢ Consistency with Community Plan Goals
The proposed amendment is consistent with the overall vision, goals, and guiding
principles of the Community Plan, including policies related to growth management,
housing, community character, environmental stewardship, and economic vitality.

¢ Alignment with the Land Use Framework
The amendment supports the adopted land use framework, including place-based
patterns, transition areas, and growth sequencing, and does not undermine the integrity
of the plan as a whole.

¢ Demonstrated Change in Conditions
The request is supported by evidence of changed circumstances since plan adoption,
such as updated population or housing projections, infrastructure investments,
environmental constraints, or changes in state law.

e Orderly and Efficient Growth
The amendment promotes compact, efficient development and avoids creating
fragmented growth patterns or premature expansion that would increase infrastructure
or service costs.

¢ Infrastructure and Public Services Capacity
Existing or planned infrastructure and public services (e.g., water, sewer, transportation,
fire, and emergency services) are adequate to support the proposed change, or a clear
plan exists to provide such services in a fiscally responsible manner.
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¢ Housing and Community Needs
The amendment supports the City's ability to address identified housing needs, including
workforce and affordable housing, without compromising established neighborhoods or
community character.

e Compatibility with Surrounding Areas
The amendment provides appropriate transitions in land use intensity, scale, and
character to adjacent neighborhoods, rural lands, or natural areas.

¢ Environmental and Resource Protection
The amendment avoids or mitigates adverse impacts to natural resources, wildlife
habitat, water quality, floodplains, and scenic or recreational assets.

¢ Public Input and Community Support
The amendment has been reviewed through a public engagement process consistent
with MLUPA, and community input has been meaningfully considered.

¢ Not a Substitute for Rezoning or Site-Specific Relief
The amendment is not intended solely to facilitate a single development proposal or to
bypass zoning or development standards that can be addressed through other
regulatory processes.

Finding Requirement

Approval of a Land Use Plan amendment should be supported by written findings that clearly
address the applicable criteria above and demonstrate how the amendment advances the long-term
public interest of the community.

Summary

The land use plan establishes a clear, place-based framework to guide how Whitefish grows over
the next 20 years while protecting the community's character, natural setting, and quality of life. In
response to post-pandemic growth pressures and the requirements of the Montana Land Use
Planning Act (MLUPA), the plan shifts the focus from whether growth should occur to how and where
it can be accommodated responsibly. It emphasizes directing growth inward, making efficient use of
existinginfrastructure, and identifying targeted areas for reinvestment, infill, and—where
appropriate—voluntary annexation.

Grounded in extensive community input, the plan balances the need to address workforce housing
and long-term housing demand with the desire to preserve Whitefish's small-town character and
surrounding landscapes. By using place-based guidance, calibrated zoning strategies, and clear
transition standards at community edges, the plan provides a predictable and defensible framework
for decision-making. Together, these policies position the City as an active partner in shaping future
development—supporting housing choice, environmental stewardship, and economic resilience—
while ensuring that growth reinforces, rather than erodes, what makes Whitefish distinctive.
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Letter to Whitefish City Planning Commission and City Council
Re: Growth Policy for south Whitefish and the effect on neighboring housing.

Allowing a high-density Mixed-Use growth policy could jam another development of three-
story units between Park Knoll Estates and the Great Northern subdivisions. Missing in this plan
is a designation allowing for only single- family homes with lot sizes that have enough space to
raise a family in the traditional Montana way of life.

The multi density developments have become a nest for out of state owners who don’t want to
mow lawns or shovel snow. Local small families purchase multi density housing units because
of lower cost but dream of buying a single-family home with grass front and back yards and a
garage.

How many of these multi density developments do we need in Whitefish? The price driven by
out-of-state buyers who desire high-cost custom features does not meet the budget of most
young families.

The American dream is to have a house on a lot sized for families with small children to play in
and this is never addressed. Small two bedroom houses either single level or split entry would
provide an affordable option and would create a very desirable neighborhood for starter homes.
More multi-family developments do not meet the dreams or needs of young families.

As 35 year residents of Whitefish, we are requesting that you change the growth policy to meet
the needs of young families.

Gregory and Karen Perkins, JjPark Knoll LN, Whitefish, MT 59937

City Council Packet, February 17, 2026 Page 72 of 492



City Council Packet, February 17, 2026 Page 73 of 492



I’'m a homeowner on Lupfer Ave. | am writing to the Planning Commission as | am in opposition to this recent change in how our
neighborhood is being categorized, and asking that we be categorized in the same way as Kalispell Ave, Columbia Ave, Somers Ave, and
Park Ave, which are exactly the same type of neighborhood as O'Brien Ave, Lupfer Ave, and south Central Ave.

To protect and preserve the character, scale, and qualities of existing neighborhoods, the City of Whitefish shall revise the Zoning
Jurisdiction Regulations and adopt "character-based" standards and "neighborhood conservation" districts.

Please keep our neighborhoods in character by maintaining the modest, well-kept single-family homes!

Respectfully,

Nancy Persons

icloud.com
40

Don't you wish there were a knob on the TV to turn up the intelligence? There's one marked 'Brightness,' but it doesn't
work. Gallagher

Nancy Persons

2
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I grew up on Lupfer Ave. in the 70s & 80s and how am a homeowner of that same Lupfer property. | oppose multi-family zoning (High Density
Multi-Family Residential) & overbuilding potential as a "Heritage Downtown Neighborhood" near the Riverside Park area in my
understanding that the Planning Commission recently changed.

The character of the Lupfer & O’Brien neighborhoods should be categorized in the same way as Kalispell Ave, Columbia Ave, Somers Ave,
and Park Ave as single family residences, "Heritage Urban Neighborhoods". This categorization ensures more green space & leaves
sufficient parking for river park day users & home owners in contrast to the excessive parking demands of multifamily high rise
buildings/rentals. The proposed multifamily unit character would overwhelm any parking availability for river park users & home owners in
the future and degrade the current, pleasing neighborly character.

Whitefish should conserve the Lupfer & O’Brien neighborhoods near Riverside Park as modest, single family homes.

Thankyou,

Christian Persons
Lupfer Ave

2
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Dear Michelle, as a long time homeowner in Whitefish specifically on Lupfer Avenue 4th block before the park we beg the city to please
make the zoning complete residential. It is a sweet neighborhood of people who have been long time residence and we really really hope

that the changes propose do not happen!

Sincerely,
Alice Cabell Zimmerman
Il Lupfer Ave, Whitefish, MT 59937

2
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As a long time resident of the south end of Lupfer Ave, we ask that the proposed zoning for commercial property NOT be allowed. This is a

well established community of long time residents with well loved homes and a perfectly intact community. We ask that it continue as
this.

Sincerely,
Alice Cabell Zimmerman

2
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Alan Tiefenbach

From: Lindsey Gardner <_gmai|.com>

Sent: Tuesday, February 10, 2026 12:32 PM
To: Alan Tiefenbach
Subject: | want a Whitefish that works for everyone!

[You don't often get email from _gmail.com. Learn why this is important at https://aka.ms/LearnAboutSenderldentification ]

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution when clicking links or opening attachments unless you
recognize the sender and are expecting the contents. Contact the IT HeIpdesk<mai|to-cityofwhiteﬁsh.gov> if in doubt.

Hello Planning Commission,

My name is Lindsey Gardner and | have lived in Whitefish for the past 24 years.- 2nd ST. East.

I am writing because I’'m concerned with some of the backend stuff that has been going on with the “community character” of Whitefish and I’'m afraid it will
essentially price out the local workforce. This worries me! | want my community to stay AFFORDABLE and not have all the traffic in and out with workers having

to commute. I'm sick of hearing about a friend having to move weekly!

| URGE you to allow more diverse, dense housing types within existing suburban neighborhoods. If we just keep building out and out it will ruin the character of
our sweet town.

| also hope we can redefine “community character”. We need to move from “preserving” to “enhancing” the character of our town.

To me, true Whitefish character is a mixed-income, working-class community. To restore that we NEED a plan that can accommodate the local workforce. We all
benefit from having living areas close to businesses as we all support one another.

Please REJECT attempts to subvert the public process with high-priced lobbying. We need to protect the option for local-serving businesses in our
neighborhoods.

Thank you for considering.

Lindsey Gardner

1
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Alan Tiefenbach

From: Michelle Howke

Sent: Tuesday, February 10, 2026 10:57 AM
To: Patr LaTourelle

Cc: Alan Tiefenbach

Subject: RE: Growth Policy Designation

Morning Pat,
Thank you for your comment. Long Range Planner Alan Tiefenbach will include your letter with Public comment.
Have a great day!

Michelle Howke
Administrative Services Director/City Clerk PO Box 158 Whitefish, MT 59937
(406)863-2402

_cityofwhiteﬁsh.gov

Please note, our website has changed to

https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.cityofwhitefish.gov%2F&data=05%7C02%7 Catiefenbach%40cityofwhitefish.gov%7C5
73191e3a07048db700c08de68cddb33%7C3c4380ae5af243c9b8edd34b6ce09d2b%7C0%7C0%7C639063430540655038%7CUnknown%7CTWFpbGZsb3d8eyJFbX
BOeU1hcGkiOnRydWUslIYiOilwLjAuMDAwMCIslIAiOiJXaW4zMilslkFOljoiTWFpbClslldUljoyfQ%3D%3D%7C0%7C%7C%7C&sdata=n8kUBY4bYw4PMi055%2BGmI39
iX2cQjiNA76JDSx%2Fyzlk%3D&reserved=0. Please update if you have the website included in your bookmarks.

-----Original Message-----

From: Patr LaTourelle <-aboutmontana.net>
Sent: Monday, February 9, 2026 10:19 PM

To: Michelle Howke <-cityofwhiteﬁsh.gov>
Subject: Growth Policy Designation

[You don't often get email from -aboutmontana.net. Learn why this is important at https://aka.ms/LearnAboutSenderldentification ]

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution when clicking links or opening attachments unless you
recognize the sender and are expecting the contents. Contact the IT HeIpdesk<mai|to-cityofwhiteﬁsh.gov> if in doubt.
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Patr LaTourelle
Hellroaring Saloon & Eatery

-aboutmontana.net

| am writing opposing the new Heritage Downtown Neighborhood designation that is being placed on our neighborhood. | have lived in this same area since
1975. | have moved to a different house but the park and the river are very much a family friendly area. | do not see that continuing with this new designation
will be a positive move forward. | purchased years ago a house in the 300 block, because the lady was being pestered to sell to someone who wanted to build a 4
flex. | moved a remodeled home onto 2 lots, that | lived in and retained for long term rental an existing home. It has had the same renters for many years and |
keep the rent at $800 so they can afford to live in Whitefish. If this new designation goes thru it will ruin the area around the park, which was the start of the path
system around town. Please keep this area in the Heritage Urban Neighborhood category. It would be troublesome to loose even more of our homes to large
structures that block out views and are more for visitors then it’s citizens. The growth has to STOP to maintain community.

Patrice LaTourelle
Lupfer Ave
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smaller homes that are well kept and and highly valued by the people who live here. Opening our neighborhood to larger scale commercial
development would certainly and quickly destroy it's character and would be a betrayal of trust in the city government. There are quite
enough gargantuan new buildings in Whitefish that do not reflect our town's history and are antithetical to the reasons we all love Whitefish.

Thanks,

Lee Zimmerman
cellist/ singer/ songwriter/ luthier
leezimmerman.com
cell- 406
[l Lupfer, Whitefish, Mt. 59937
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February 9, 2026
Members of the Planning Commission,

Most of you are very familiar with Park Knoll Estates, through previous written and oral
comments delivered for this Growth Policy update and responding to development
proposals in our vicinity over the past couple of decades.

Along with Great Northern Heights south of Area B, we have been actively involved with
numerous transitions of Area B from an agricultural ranchland to the present zones. Early
2023, both neighborhoods worked positively with the current property owners (Carter
Unger & Don K) to support zoning changes with significant increases in density in exchange
for conditional zoning with step-downs and greater setbacks on our boundaries within the
front side of the property. Later that year, the City approved rezoning* 11.12 acres within
wetlands area of Carter’s property. It was understood that it would provide additional
density to be used via PUD on the front side of the property for a mix of single family, duplex
and possible multifamily toward the south border of his property and conditional zoning
providing appropriate buffering toward our neighborhood. *Minutes of WZC-23-03 &
Ordinance #23-05.

Now, the Place Type proposed within the new Growth Policy raises significant concerns for
our subdivision as well as Great Northern Heights on the south of Area B. There is no clear
visibility of how this area will be rezoned and subsequently developed nor how the
wetlands will be protected during and after. Naturally that is very uncomfortable for those
in the adjacent neighborhoods.

Concerns
1. As | currently understand, “Mixed Neighborhood” does not appear to fit well for this
area and urge consideration of possible other types.

a. Commercial Mixed Use was approved by Conditional Use permitin 2023 for the
Hedman Apartments along the S 93 Corridor in front of Area B, providing for 3000 sq
ft of commercial space on ground level and 18 residential apartments. There are
several other commercial areas in proximity north and south along both sides of S
93.

b. The inclusion of additional commercial within the Mixed Neighborhood Place Type
here appears redundant. Residents could access the commercial at the front of the
S 93 Corridor, or others nearby businesses in either direction.

c. Ofthe 3 areas selected for focus, this issue is only present with Area B since it abuts
commercial on the S 93 Corridor.
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d. ldosupport Heart of Whitefish’s position regarding retail in areas AB & C, so this
issue is additive in this case.

2. Beyondthe commercialissue, the scale suggested in the Mixed Neighborhood (triplex,
quadplex, multi-family up to 18 units, 3 story/42 ft) allows for significantly greater
density than the adjacent neighborhoods north and south. That is particularly
concerning on steep slopes and wetlands areas as well as the overall viewscape at the
entry into the town.

Possible solutions
I respectfully urge you to consider alternative ways in which to satisfy mutually beneficial
outcomes to provide for some higher density on the front side of Area B near the
Community Corridor while protecting sensitive areas and bordering neighborhoods. Here
are some examples:
1. Change Place Type to Suburban Neighborhood

a. Removes the commercial overlap concerns

b. Blends with adjacent neighborhoods
c. Reduced development impact on backside wetlands
d. Could still provide significantly greater density than is possible with the present
zoning and PUD due to MLUPA base requirements.
2. Assign multiple Place Types with Suburban Neighborhood on the back portion and
Multi-Income Neighborhood* on the front.

a. Removes Commercial overlap concerns

b. Blends with adjacent neighborhoods

c. Reduced development impact on backside wetlands

d. Provides forincreased product variety on front side.
*Multi-Income as proposed by Heart of Whitefish or similar

3. Explore other possible solutions that accomplish a more compatible fit with adjacent
neighborhoods on the back side while yielding some greater density on the front
side. Since rezoning is still a future activity | cannot tell if that alone could achieve the
dual goals sought.

4. In any of these cases, | would expect to see appropriate step-downs, setbacks, tree
preservation, etc. as referenced in many places in the Land Use Goals and existing

conditional zoning on the properties within Area B.
| sincerely appreciate all the work you and staff and so many others in the community have

done to comply with MLUPA. | wish you the best as you deliberate this complexissue.
Thank you for your consideration and for your dedicated service.

David Hunt Park Knoll Ln
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SheltertWF General Comments on Land Use Chapter,
Map and Strategies

A Need for Equitable Growth

The Land Use Plan recommends that Whitefish prioritizes inward growth. ShelterWF
supports this recommendation, as increasing the amount of people that the current extent of
Whitefish can house is compatible with affordability, multimodal transportation goals, and
environmental protection.

- Unfortunately, the land use plan targets Large-Lot, greenfield development (particularly
in Strategy 2, page 55) as the primary strategy to achieve new workforce housing
units. While new community centers being created at the lots in question would be
tremendous, there are numerous problems with this strategy.

O Targeting exclusively 3 areas to absorb the majority of new housing in Whitefish is
the exact pattern of development that has created so much controversy and
animosity in the past. New housing growth is therefore harmfully linked with
destruction of open space and

O Pushing new developments to the outskirts of town and far away from existing
residents reinforces the unequal class structure of Whitefish, where “poor parts
of town” are seen as less important to protect from development. Whitefish risks
losing mixed-income communities with this strategy.

O This strategy puts a lot of weight on the whims of a few developers. For myriad
financial, personal, environmental, engineering, business, or other reasons, many
promising areas are not developed or are not developed in a maximally beneficial
way. What is the city’s plan if Lot B is developed into 5-acre single-family homes
selling upmarket? Zoning rarely prohibits this “less intense” use.

O The land use plan states that “@ thoughtfully designed, higher-density development approach on
these 115 acres could produce approximately 2,000 dwelling units and support nearly 3,500
residents.” This is tremendous, but if these 2,000 units don’t materialize, the land use
plan immediately recommends annexation, greenfield development, and
sprawl.

- Exclusively targeting a few large lots for development and then immediately recommending
annexation demonstrates a startling lack of imagination. Instead, the Land Use Plan
should target not only the most useful undeveloped lots within city limits, but
underdeveloped areas of the city.

O Whitefish must adopt land use strategies that allow all areas of the city to absorb
housing growth. This recommendation is supported by voices as diverse as both
ShelterWF and Crandall Arambula, which recommended that 75% of the growth in
housing units should take place within 1 mile of downtown Whitefish.

O No neighborhood should experience rapid change, and no neighborhood should
experience no change. The Land Use Plan should enhance those land use types
(suburban neighborhood, compact suburban neighborhood, and urban edge
neighborhood) to accommodate this. This would involve changing the “future
state” narrative section of these descriptors to allow housing types like
townhomes, three story buildings, and quadplex types.

- Recommendation 7, which would include increased restrictions on development character of
downtown neighborhoods, would only exacerbate these inequalities and limit development
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in some of the most prime areas for workforce and affordable housing. This
recommendation should be struck from the final document.

State Law Compliance
- Recommendations 5 and 6 (pages 60-62) contain recommendations that are explicitly
designed to violate the spirit and letter of 76-2-304 (4), MCA.

O 76-2-304 (4) MCA states that;

(b) Zoning regulations in municipalities meeting the requirements of subsection (4)(a) may
not include a requirement to provide a requirement to provide more than:
(i23) a height restriction of less than 60 feet on buildings that are located in downtown
commercial, heavy commercial, or industrial Zones.
76-25-303 MCA states that
(1) A local government acting pursnant to this part may not
() enact a height restriction that would violate 76-2-304.(4)(b)(iti).
- The chapter recommends on page 60;

“Clearly define height allowances

Limit “uses” Above 45 feet or 3 Stories

Redefine “Downtown” into Sub-Areas (Don’t Treat 1t as One Thing)”

0 Conditioning approval of 60-foot buildings on use types, setbacks, massing
requirements, or lot coverage ratios violates 76-25-303 MCA by restricting
effective height of downtown commercial buildings below 60 feet. All of
recommendation 5 must be struck from the land use chapter or risks legal
action.

- The chapter recommends on page 62;
“Consider Updated Zoning District Naming to Clearly Define the Intensity of the Commercial
Zoning Districts”

O This recommendation inherently acknowledges that currently, WB2, WB3, and WB4
commercial zones would be subject to 76-2-304 (4) MCA. As such, the only reason
for changing the definition of currently heavy commercial zones would be to avoid
compliance with the law. Changing the names of heavy commercial zones to
light commercial zones ex post therefore violates both the spirit and letter of
76-2-304 (4) MCA. All of recommendation 6 must be struck from the land use
chapter or risks legal action.
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SHELTER WF COMMENTS

GUIDING LAND USE DECISIONS TO ENHANCEPROTECT WHITEFISH'S CHARACTER AND QUALITY
OF LIFE

Vision: “We will guide land use decisions to preteet-enhance Whitefish's character and quality of life
while supporting a diverse range of housing options meeting the needs of our residents and future
generations and ensuring growth enhances our small-town identity, supports a thriving community,
and preserves the natural landscapes that define our sense of place.”

Introduction

Whitefish is a community shaped by its remarkable setting, strong sense of place, and deep
commitment to quality of life. In recent years—particularly following the pandemic—the city has
experienced rapid change as new residents, remote workers, and visitors have discovered the
area’s natural beauty and exceptional amenities. While this growth has brought new energy and
economic activity, it has also placed pressure on housing affordability, community character, local
infrastructure, and the landscapes that define Whitefish's identity.

The Land Use Element provides a framework to help the city manage this change thoughtfully
and deliberately. It outlines how Whitefish can accommodate needed housing—especially for
local workers—while pretecting-enhancing the qualities residents value most: a connected and
walkable small-town environment, vibrant neighborhoods, scenic open spaces, and the feeling of
authenticity that makes Whitefish unique.

Rather than allowing growth to happen haphazardly, this plan sets out a proactive approach. It
identifies where development should occur, at what scale, and in what form, so new investment
strengthens existing neighborhoods and makes efficient use of land and infrastructure. It also
highlights places where growth should be limited to preserve sensitive lands, reduce wildfire risk,
and maintain the city's relationship to its natural surroundings.

Above all, this Land Use Element seeks to balance two community priorities:

+ Ensuring Whitefish remains a place where local workers, families, and long-time residents
can continue to live and thrive; and

+ Safeguarding- Enhancing the character, small-town feel, and natural environment that
define Whitefish's identity and make it unlike anywhere else.

This chapter serves as a guide to shape how Whitefish grows over the coming decades, and to
ensure growth supports the people, places, and values that matter most.

Land Use Element Overview

The Land Use Element is the part of the Community Plan that connects a community’s vision to its
physical form. It describes how different parts of Whitefish (like neighborhoods and commercial
areas to open spaces and transportation corridors) fit together. The plan must reflect the
anticipated and preferred pattern of land use over the next 20 years and how housing will be
accommodated.
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ih. Public art, cultural heritage, and locally inspired design elements should be supported to

reflect Whitefish's history, community identity, and relationship to the surrounding
landscape.

4. Ensure Environmental Stewardship and Climate Readiness: Whitefish will protect its mountain
environment, water resources, and wildlife habitat through responsible development while
advancing climate-resilient strategies that reduce emissions, manage wildfire risk, and
prepare for environmental change.

Environmental stewardship and climate readiness are essential for Whitefish given its forested

setting and exposure to wildfire risk. Land use decisions directly influence emergency access,

evacuation routes, and the ability of fire and medical services to respond effectively as the
community grows. By directing development away from high-risk areas and incorporating
resilient design and vegetation management, the City can reduce wildfire exposure, protect

public safety, and safeguard the natural environment that defines Whitefish.

Objectives

a.

Wetlands, streams, floodplains, steep slopes, and wildlife habitat should be identified,
mapped, and protected through appropriate land use designations, development
standards, and conservation tools to reduce environmental impacts and guide responsible
development.

Wildfire risk at the community’s edge should be reduced by applying land use, building,
and vegetation standards consistent with Firewise principles, directing growth away from
high-risk areas, and requiring defensible space in new development. The City's
commitment to the development of a Community Wildfire Protection Plan (CWPP),
anticipated in late 2026, is a worthy pursuit and this plan should serve as the primary
guiding document for wildfire mitigation efforts.

Surface and groundwater resources should be protected through the use of stormwater
best management practices, green infrastructure, riparian buffers, and responsible
landscaping that supports long-term water quality.

The City should partner with nonprofits, schools, and public agencies to expand education
and outreach related to water conservation, habitat protection, wildfire mitigation, wildlife
connectivity, and sustainable living practices.

New development should be maximized in already-developed areas and minimized in
green spaces, and whenever feasible, incorporate green infrastructure strategies such as
bioswales, landscaped stormwater facilities, permeable pavements, and expanded tree
canopy to manage stormwater, improve environmental performance, and support urban
cooling.
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5. Support a Resilient Local Economy: Whitefish will strengthen a diverse, year-round local
economy by providing space for businesses to grow, supporting workforce housing, and
investing in infrastructure that reinforces community character and long-term fiscal stability.

Supporting a resilient local economy is essential given that 76 percent of Whitefish
employees commute from outside the city and 43 percent of local jobs are tourism-related,
creating seasonal labor and transportation challenges. Expanding workforce housing and
supporting walkable, locally oriented businesses can reduce commuting, stabilize the
workforce, and strengthen year-round economic resilience while enhancing reinfereing
Whitefish's small-town character.

Objectives

a. The City should ensure adequate land and appropriate zoning for small businesses, light
industrial uses, and year-round employment sectors in order to prevent the-tessa scarcity
of commercial space te-nen-commercialuses-and support a diverse local economy.

b. Workforce housing opportunities should be expanded and protected by supporting
housing types and locations, especially in and near commercial areas and job centers, that
meet the needs of local employees, helping businesses attract and retain workers while
reducing regional commuting pressures.

c. Infrastructure investments in water, sewer, transportation, and broadband should be
prioritized in areas that support long-term economic activity and help reduce the cost of
doing business.

d. Economic stability should be strengthened by encouraging diversification beyond
seasonal tourism, including support for industries such as outdoor products, remote werk; |
health care, arts, and professional services.

e. Reinvestment and redevelopment should be encouraged along key corridors, particularly
US Highway 93 South and Wisconsin Avenue, to create vibrant, connected districts that
serve both residents and visitors.

f. The City should collaborate with major employers, the school district, health care
providers, and community organizations to better understand workforce needs, support
training opportunities, and strengthen economic resilience.

g. Growth decisions should be evaluated for their long-term fiscal impacts to ensure that

development patterns generate sufficient revenue to maintain infrastructure and public
services over time.
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Alan Tiefenbach

From: Michelle Howke

Sent: Monday, February 9, 2026 8:25 AM
To: Shane Mcmillen

Cc: Alan Tiefenbach

Subject: RE: Growth policy

Hi Shane,

Thank you for your comments. Your letter will be distributed to the Commissioners for their consideration.

Michelle Howke
Administrative Services Director/City Clerk PO Box 158 Whitefish, MT 59937
(406)863-2402

_cityofwhiteﬁsh.gov

Please note, our website has changed to

https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.cityofwhitefish.gov%2F&data=05%7C02%7 Catiefenbach%40cityofwhitefish.gov%7C9
7d4fd5a4b764473fae508de67ef681c%7C3c4380ae5af243c9b8edd34b6ce09d2b%7C0%7C0%7C639062475087458641%7CUnknown%7CTWFpbGZsb3d8eyJFbXB
0eU1hcGkiOnRydWUslIYiOilwLjAuMDAwWMCIslIAiOiJXaW4zMilslkFOljoiTWFpbClslidUljoyfQ%3D%3D%7C0%7C%7C%7C&sdata=zGFy3qoFtkUcDtI8¢j9rM4%2FzvKK
%2BhgSWLI5bV6CIqTY%3D&reserved=0. Please update if you have the website included in your bookmarks.

-----Original Message-----

From: Shane Mcmillen _gmail.com>

Sent: Sunday, February 8, 2026 8:12 PM
To: Michelle Howke <-cityofwhiteﬁsh.gov>

Subject: Growth policy

[You don't often get email from _gmail.com. Learn why this is important at https://aka.ms/LearnAboutSenderldentification ]

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution when clicking links or opening attachments unless you
recognize the sender and are expecting the contents. Contact the IT HeIpdesk<mai|to-cityofwhiteﬁsh.gov> if in doubt.
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My wife and | have lived at- Kalispell Ave for 12 years. I’'m writing to comment on the Vision Whitefish 20 year plan that’s being drafted. My main points are
the following:

1)Tall buildings are out of character with our small town, and we should fight to keep them from being allowed. We are not nor do we want to be a metropolitan
density, most people who live here choose to NOT live in a metro area, Whitefish doesn’t need 3+ story tall buildings and should resist that becoming
commonplace.

2) My neighborhood is being classified as Heritage Urban, which in theory must not allow retail or commercial uses of any type. Once you approve any
commercial or retail to mix with residential you’ll end up with another Cannabis shop or a coffee shop offering evening wine tastings and the second those
investors face opposition they’ll litigate and the city will cave (l.e. skywalk over Wisconsin or rooftop entertainment at the Firebrand). It also seems ironic that an
affordable housing vision keeps trying to replace a residential lot with retail or commercial space.

3) Developers and investors with self-interest are very powerful, which is why we need to lock this down as firmly as possible and the language needs to be as
specific as possible rather than vague allowing for wealthy self interest to claim their most profitable interpretation is consistent with the plan’s language.

4) Preserve, Protect, Respect, etc are all terms that need to be left in the Policy.

5) The entry to Whitefish on Spokane appears residential and charming. They are not the run of the mill ultra modern Scandinavian design condos that are
everywhere else in Whitefish. Second street to 7th is warm and real, which are character traits that endear our town to everyone.

6) The "Place Type " classification is supposed to determine the subsequent zoning. I'd like to see the Heritage downtown classification switched to Heritage
Urban, the two neighborhoods are very similar in their proximity to downtown, their walkability and their heritage appeal.

There is no shortage of empty retail and commercial space in downtown Whitefish and it’s been this way for the past few years. There’s also no shortage of
empty beds and homes in Whitefish either, most of them are people’s second third or fourth homes and they can easily pay the “penalty” tax for keeping their
vacant residence empty and ready for their personal financial

or vacation whims. I'd like to see language in this plan that makes it clearly stated these new housing units are not to be left vacant for investment or as an
occasionally inhabited residence. Currently this plan seems like a dream for developers and wealthy business owners and investors all justifying their
development as responsible growth yet ultimately seeing dollar signs with the City of Whitefish’s best intentions. | can appreciate the resistance to urban
sprawl, in the end that will happen anyways, you can see it from Missoula to Hamilton and out to Frenchtown. Our town gets so congested with school start,
lunch, and finish times already with such a large number of empty residences. It seems like you’re putting the cart before the horse not addressing any
infrastructure upgrades before solidifying this plan. These are my preliminary thoughts and | appreciate the opportunity to share them. | also appreciate your
efforts and late nights trying to guide our wonderful community in the direction most residents agree on, Shane Mcmillen.

Sent from my iPhone
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Whitefish Montana

February 8, 2026

Dear Whitefish City Planning Commission,

As comment to the Planning Commission, we are opposed to the current draft of the long-term
Vision 2045 land use plan for Whitefish. The list of reasoning is long, but we will be brief, just
touching on some of the reasons for the draft being flawed.

Many of the long-term Whitefish Citizens did not know of the Commission’s vision quest. We
don’t know if any information was sent to the city’s property owners. Residents had no idea this
extraneous rethinking was going on.

The plan as drafted is not what residents want to see. The polls conducted were clearly flooded
by special interest groups and developers. If you have enough friends write in, you can be Best
of the Flathead. Same with meeting attendance. We could easily get enough people attend or
to push polls the opposite way. It looks as though the consultants and Planning Commission
have been taken in by special interest groups and developers. Just saying it looks that way.

Someone drafting came up with vague and ambiguous land use names and definitions, crossing
over each other and preying on traditional terms to change the meanings, skewing usage
visions. The most objectionable is the “Mixed Use” category. This label enables a free-for-all in
land use and really has no place in our city, now or in the foreseeable future. It looks very fishy
that in the A & B Mixed Use designated areas, whole blocks of land, each owned by developers
were given the all-encompassing designation between established and built out subdivisions.
Maybe a lot like spot zoning. Looks like a lawsuit waiting to happen.

The consultants clearly mislabeled (and using their new land use definitions) many current
area’s uses, perhaps to soften opinion on contradictory nearby land uses. As an example, we live
in the Park Knoll neighborhood. We, as a neighborhood, identify more closely by the definitions
with the “Mountain Neighborhood” rather than “Suburban Neighborhood.” Come look at us.
Great Northern Heights is more like the “Suburban Neighborhood” by the definitions. The
Mixed Use “B” land is mostly unbuildable due to grade topography and high water table with
wetlands. Why would anyone designate that definitions to a plot of land that could not hold to
that definition or be compatible with the already built out neighborhoods?

The “B” Mixed Use is also placed between two subdivisions that are unlike it, and between high
commercial and unincorporated rural farm land. Nothing compliments a Mixed Use designation
there — North, South, East, or West. So, it is as if someone just looked at a two dimensional map
and said we should have “Mixed Use” here. It doesn’t fit. But it is owned mostly by one
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developer. And we don’t see any “Mixed Use” areas visioned near Iron Horse. The A & B Mixed
Use areas would better serve the citizens of Whitefish by designating them Suburban
Neighborhoods, with the unbuildable areas categorized as Natural/Open space, thereby keeping
with the quaint charm that is Whitefish.

The one thing we can agree with on with the draft is the future annexations. But they are flawed
somewhat in that there is no visionary designation for the land use of those annexations. It
would be helpful, if this was a true, 20-year, vision.

There are others. We don’t see what someone was thinking with the Compact Subdivision along
US 93 south of Highway 40 either. It should be visioned as commercial, don’t you think? This
and others have us scratching our heads, but we will leave all of those for another time.

In order to come close for us and our neighbors agreeing with the draft, eliminate the “Mixed
Use” designation. It is too vague to be a true vision for Whitefish. A free-for-all that benefits no
residents. We don’t need commercial in our residential areas. We already have a commercial
designation for that in proper places. In other cities that are of similar size as projected for
Whitefish, retail and commercial are shutting down and leaving residential areas. So, there is no
need to project them now in Whitefish.

Thanks for your time and dedication to correcting the draft plan. It will be much appreciated.

Mark Voelker and Kathy Grant

Park Knoll Lane, Whitefish Montana
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A note of appreciation is in order. The Land Use Chapter done by CZB is well done, as far as it goes. Their language is
elegant and clear. Observations are thoughtful. An early version of the growth policy schedule gave six months to land
use. So we are now where we should have been six months ago. This is no fault of CZB. Think what they could do with
another six months.

2. Fix responses.
The City is not responding to public comments, in violation of MLUPA 76-25-106(1) (b) (v).

MLUPA 76-25-106 (1) (b) (v) requires that “(b) Public participation in adoption.. of a land use plan.must provide for, at
a minimum...the analysis of and response to public comment.” City Hall is not doing this.

At the December 3, Planning Commission meeting, there was a discussion between the Chair and the Planning Director on
public comment, regarding ensuring that the Planning Commission see all public comments. There was no vote of the
Planning Commission, and hence no direction from the Commission to not respond to public comments. At the December 17
Planning Commission meeting, the Planning Director stated that the staff stopped incorporating public comment, per
direction. Apparently, somewhere in December the staff stopped responding to public comments. I am not sure of the
procedural facts here, but they do not matter. Regardless of whether direction was given or not, the City clearly has
the duty to respond to public comments.

This may be cured by an additional direction to the staff to analyze and respond to public comments, and catching up on
the backlog.

3. Fix the land use chapter statement of impacts.

The Land Use Chapter does not state the “expected impacts of the development” “over the next 20 years”, in violation of
MLUPA 76-25-203(2).

MLUPA 76-25-103(2) states “the land use plan must include, at a minimum, a description, map, and analysis of how the
jurisdiction will accommodate its projected population over the next 20 years and the expected impacts of the
development in the area of housing, local services and facilities, economic development, natural resources,
environment, and hazards.” The statement of impacts is not optional.

The Land Use Chapter provides a Place Types map at page 41, and zones may be done in accordance with that. MCA 76-2-
304 (a) . The Land Use Chapter provides place type descriptions at pages 25-39, and zoning regulations may be done in
accordance with that. The Land Use Chapter states the population increase, and as a consequence that 2100 new housing
units will be needed by 2045. However, the Land Use Plan does not state what is the current need for housing,
particularly affordable housing. In addition, the Land Use Chapter does not state what commercial space Whitefish now
has, nor does it project what commercial space will result from the plan. Worse, the Land Use Plan does not address the
future impacts of the plan, with all the attendant population increase, and residential and commercial construction.
What are the impacts by 2045 on housing, services, economic development, traffic and hazards? We are not told. This
is a violation of MLUPA 76-25-203(2).

4 Fix public participation
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Public participation for the Land Use Chapter is probably inadequate.

MLUPA 76-25-106(1) requires "continuous public participation" in the land use plan. See also Montana Constitution
Article II, section 8. There is considerable case law on public participation, with which I am not familiar.

It would seem that for the public to participate, the Land Use Chapter would have to be presented in a clear
understandable way. If the public cannot clearly understand a chapter, how can they meaningfully participate? Maps
and figures at pages 11, 14, 1lo6, 22, 24, 41-44, 46, 54, 56 and 58 are way too small in resolution to be understandable.
This can be fixed by making each one a full page, and for certain maps to break them into the north 1/3, middle 1/3 and
south 1/3. Also a pocket of maps in larger size could be included with the land use plan.

Major omissions such as the Land Use Chapter's omission of key iinformation on commercial areas also forecloses public
participation. The public needs to have the basic facts too understand the issues in the plan.
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Add as objective 2.h: “Buildings over 35 feet in height shall only be permitted in downtown commercial,
heavy commercial, or industrial zones, and in said zones only a maximum of 60 feet shall be permitted."

MLUPA 76-25-304(4)(b)(iii) provides: " (b) Zoning regulations in a municipality... may not include a
requirement to provide...(iii) a height restriction of less than 60 feet on buildings that are located in
downtown commercial, heavy commercial, or industrial zones.”

The additional objective 2.h above is necessary, because right now, as the growth plan stands, high rises up
to 60 feet might arguably be permitted “throughout the city”. See Housing Chapter, vision, “we encourage a
diversity of housing types, integrated throughout all areas of the city.”

Land use objective 2.a states that housing diversity should be “in appropriate locations”, not “throughout the city”. The
Planning Commission should note the conflict, and direct that “throughout all areas of the city” in Housing Chapter,
Vision, be changed to “in appropriate locations.”

3. “General services”

Eliminate “general services” at page 27. The Land Use chapter, page 27, includes for Heritage Downtown Neighborhood, a
secondary land use as “general services.” This is vague, and could bring in any number of commercial uses.

4. Neighborhood Center, page 39.

Add typical defining features, land uses, lots, and buildings, as per all other place types at pages 27-38. Particularly
missing is height, which should be 3 stories 35 feet.

5. Change 42 feet to 35 feet.

At page 29, Compact Suburban Neighborhood, and at page 31, Mixed Neighborhood, “height 3 story/42 feet is stated.
Other residential areas like Heritage Downtown use a 35 foot maximum.

2
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6. Impacts of the land use maps.

MLUPA 76-25-203(2) requires that the land use plan state “the expected impacts of development.” The Land Use chapter
does not do this. Nor does any other chapter do this. It is a violation of MLUPA.

7. “Shoulds”
In the goals and objectives, change all “shoulds” to “must” or “will”.
The Land Use chapter repeatedly uses the verb “should” to direct action. MCA 76—2—304(1) states that “zoning

regulations must be: (a) made in accordance with a growth policy.” “Should” may well be clear enough for growth policy
directives, but “most” or “will” would be stronger and clearer.

3
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Hello, my name Is Katie Sullivan Lyons. My family and | reside in Park Knoll subdivision in
South Whitefish. | am writing in to discuss, and oppose, the proposed Place type of Target
Area Option B in the Draft proposal for the Whitefish Growth Plan. Several of my neighbors
have written in and some plan to attend in person at the Land Use meeting tomorrow (Feb 4th).
| also plan to attend that meeting and the City Council meeting scheduled a couple of weeks
out | promise to much, much, more briefly layout my argument in person but because there Is
so much to cover and so little time allotted for public comment, | thought writing in would be a
way to cover some of the more personal elements of why | oppose high density, mixed use,
place typing on the West side of Highway 93. There Is no way for me to communicate in just 3
minute, my love for this valley, my neighbors and my community, nor educate you on exactly
what you are jeopardizing by implementing high density Place Types and eventual zoning here.

What | have to share Is also relevant because in all this discussion of Target Areas and
specifically Option B, it Is apparent that the public, and likely many of yourselves, are unfamiliar
with both my neighborhood and its own unique characteristics, as well as the characteristics,
topography, geology, and natural features that will make any development of Option B
challenging. You only see a small part of this actual parcel where it meets land adjacent to
Highway 93. You only see what now surrounds it on that front edge. If you looked beyond
ambitions of property tax revenue, beyond growth at any and all costs, and looked at the
history and reality of it you might see that the “big vacant, ripe for development” piece of land,
isn’t as vacant as you think, isn’t going to be so easy to carve up and pave over for progress,
and might just hold the most value just as it is

You are quite literally shaping the future of the quality of life for me, my husband, and my two
young children in this community, and a home, that was supposed to be our forever home. |
would apologize for getting personal but I’'m NOT sorry. This Is personal to everyone in our
community and as much as we may want to make it “just business” to make it palatable and
easier to digest, that simply isn’t the reality. Everyone, from our elderly residents on fixed
incomes, single professionals, middled aged parents with children, to our fresh faced
graduates have a voice that needs to be heard and this may be my last opportunity to lend my
own before this community Is reshaped. My story Is much the same as dozens of families that
| know personally in this community, the same as the majority of my neighbors that have lived
in Park Knoll for the last 20-30 years, and for many more that reside in and around Whitefish
City limits. Our voices and our stories should be an important reminder of the weight of your
responsibilities and hopefully a reminder to slow down, take a pause, and make sure you get it
right, as you are mandated by SB 382 to do, before adopting the Growth Plan and effectively
silencing us for two decades.

A little about me and my neighborhood for context: | was born in Montana. | was raised in the
Flathead Valley between Kalispell and Whitefish. When | say raised | mean that | have been a
resident of this Valley since 1983 and have spent all but about 12 of my nearly 45 years here
and my absences have not been consecutive. Suffice it to say | have lived through and
witnessed every significant change this Valley has been through and the many iterations and
growth spurts of Whitefish, including the most recent. The bulk of my life experiences, my
family, and my love are deeply engrained in every corner of this valley. Like many, | had a
choice to make. | could either stay and continue to struggle, work multiple jobs, and scrap my
way to a better life in exchange for continuing to be near family and having the luxury of access
to recreation and the natural beauty of the area or | could move where wages were higher and
opportunity more plentiful. Its a tough choice that generations of Montanans eventually have
to make and just hope that SOMEDAY we get to come back. In 2011 | had to choose to leave
for what | thought was the final time for a move out of state, to a more metropolitan area, in
search of higher paying wages and better opportunities for employment and career
advancement. | ended up in the Seattle-Metro area during a time period when the city was
seeing an influx of people at a rate of 40,000-50,000 new residents a YEAR. My (now) husband
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and lived less than 10 miles from both of our job locations and spent an hour or more each way
everyday in, bumper to bumper, stop-and-go traffic. It was so crowded and chaotic in the city
with the explosion in population that it was difficult to enjoy the things the city had to offer in
terms of recreation and entertainment. Seattle Is a very “outdoor lifestyle” city and is
surrounded by both water recreation opportunities, hiking, mountain biking, you name it we
had it, but even getting outside the city for an early morning hike meant you were sharing the
trail with 20-30 other people and there was rarely a stretch of trail that you wouldn’t encounter
dozens of other humans. In 2018 after a lot of hard work and many huge life changes, a lot of
things lined up and a path opened that allowed me to return, now with a husband and newborn
son (at the time). Though it was a blessing, we also had to sacrifice to make it happen. | had to
sacrifice my career and a nearly $70k income, my husband could work remotely but had to
take an initial pay cut until his employer felt certain it would work, and a community of people
and connections that supported us and loved us. Just as those of us that leave have to
sacrifice something do so, we also have to sacrifice something to return. Everyone that
chooses to live here has given up something to be here.

Having grown up here, | didn’t want to go back to Kalispell and there wasn’t much inventory
we could afford in Bigfork near my parents. We narrowed it down to Whitefish or Columbia
Falls. Being familiar with both communities, | knew what Whitefish had been, what it had
become, and where it was heading | had serious reservations about living in what is truly a
resort community. It has always been a place of easy access to year round recreation
opportunities, even as early as 1900 but with the relative death of two of our biggest industries,
the construction and opening of The Lodge, the consolidation and expansion of the local ski
hill, the rapid development of multi-million dollar homes and communities and all that comes
with that, Whitefish had truly committed to bolstering its tourism dollars. | also knew that
Whitefish has an unparalleled reputation for philanthropy and conservation, for bolstering the
Arts and education, and supporting its agricultural roots. | knew there was a ton of civic pride
that Is truly the reason we are consistently voted in the top 10 Best Small Towns in America. All
that taken into consideration, we are a middle class income family and we were going to have
to reduce that income significantly to be in Montana. Living in Whitefish, particularly, wasn’t
going to reduce our overall cost of living. High property taxes, high utility rates, a year round
influx of tourists just wasn’t my idea of economical. | was so worried that I’d be going forward
to a smaller version of the chaos we were desperate to be free of. My husband, who was also
raised in a small town, wanted our children to have that same experience. We both wanted a
community where it felt like people still cared about one another, where they had regular
community events, a safe place for our kids to play outside whether at home or when we were
out and about recreating. No matter where we chose beyond the priorities | just mentioned our
top priorities were privacy and peace. | didn’t want to be in town. | wanted a very rural lifestyle
where | didn’t have to see, hear, or smell my neighbors. Somewhere | could breathe and look
up and still see the stars. My husband worried our child (now children) would miss out on
social and sports opportunities if we were too far out. He wanted our son to be able to
possibly have friends close enough that he could safely walk or ride his bike to. He wanted him
to be able to bike to school when he got older or to practices and social activities. He
reminded me of the freedom we both grew up with in that respect. It was this argument that
partially swayed me. We considered several other homes in both areas but the home we found
in Park Knoll allowed us to find middle ground. It was the only one at the time that did so. It
was outside the city limits but connected in a sense because of the sidewalks along 93 that
would make it easier for us and our children to still connect with and be part activities and
community functions downtown. It also had up until very recent history been very rural and
backs up to a wet meadow. It certainly fit the criteria for private. Because we were so
concerned with privacy and peace we asked every Realtor we dealt with if the wet meadow
could ever be developed, we asked the neighbors, we asked anyone we thought might know
because it would have been an absolute deal breaker. Every person we asked said it was

City Council Packet, February 17, 2026 Page 140 of 492



protected and couldn’t be developed chiefly because of its wetland protected status. Imagine
our shock and disappointment when 3 years later a developer named Carter Unger acquired it
and began plans for high density development.

Park Knoll was established in 1980 and consists of 12 homes. It was once of the earliest
parcels to be subdivided from the Morris Ranch (also known as Sunset Knoll Ranch or later
Hedman Ranch). Homes were built from roughly 1981-1994. It Is heavily wooded, has larger
lot sizes at 1.5-1.25 acres, with decent spacing between homes. The covenants and
restrictions of the small HOA are not restrictive in the sense that they prevent residents from
living life and generally enjoying their property. They don’t restrict paint colors or require
architectural rigidity. What they DO very strictly protect is privacy, maintaining a rural feel, and
protecting and respecting the naturally occurring elements of our little subdivision. For a
relevant frame of reference, our neighborhood is very similar to the character of Lion Mountain
and some portions of Emerald Heights, just less dense in number of houses. The majority of
the home sites have some sort of steep grade, whether it Is 30% or more | couldn’t say, but our
one and only road in and out does. We don’t have sidewalks or street lights and we don’t want
them because in addition to privacy we also value lack of light pollution. Our privately
maintained road barely fits two cars passing and all snow removal, maintenance, and repair is
paid solely by the HOA members and one additional home that has easement. Prior to about
2016- 2017, when Great Northern Heights began construction, we were the sole residential
development on the West side of Hwy 93. Up until that point our closest neighbors were a
smattering of commercial business that were not the right fit for the downtown core, largely
because of their operational needs and parking requirements, a church or two, a funeral home,
the original houses of the family ranch all this land was acquired from, and the farms beyond
the wet meadow on Karrow. Nobody but the people that lived here knew about us or even
cared. We’ve always been very “out of sight, out of mind” and from all the stories I've gathered
from our longest term residents, that suited us just fine. It Is still my family’s preference as well.

You can see how our long history, unique character, zoning, and way of life was very much rural
up until recently when we were abruptly, forcibly, annexed into the city and rezoned from a
County Rural Residential zone to and City Urban Residential zone. A inappropriately applied
designation that we had to fight to downgrade to our current WLR zoning because it implied
much smaller lot sizes and higher density than anywhere close to our actual reality. When you
look at Option B from Highway 93 you are only seeing a small portion of it that just happens to
abut some commercial zoning at its very front edge. If you bothered to drive up my road or
walk through the thick tree line you would understand the reality of just how rural it Is. Even
Great Northern Heights, which Is twice our size, in their marketing exalts the “rural feel and
views” from the properties farther in and adjacent to the wet meadow. During my nearly 8 years
in this neighborhood we have had to stand before City Council and the Planning Board to
defend 40 years of history, our borders, our road from encroachment and misuse, and the
development of the wet meadow over 5 times. We are hoping this will be the last time it Is
necessary.

None of us in Park Knoll are naive enough to think that we were going to remain untouched by
the City of Whitefish’s march South towards Kalispell. That has been a source of ongoing
commentary in this valley since the 90’s. We aren’t even opposing some development around
us but we are vehemently opposing high density, especially with commercial, that doesn’t
either fall in line with Great Northern Heights, ourselves, or a hybrid of the two on the East
facing side of the ridge toward 93. We also feel that “Mixed Use” is unnecessary and
redundant anywhere on this end of Highway 93 since the more robust Community Corridor Is
already being applied as the Place Type on the properties immediately adjacent to 93 on both
sides, plus, the existing zoning already allowed for the types of businesses that your Mixed
Use place type Is trying to foster. Communities and business employees on both sides of
Highway 93, as far out as Emerald Heights and the 93/40 project can already walk/bike to
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coffee shops, restaurants, service based businesses, lodging options, grocery/convenience
stores, etc. There Is both empty land and empty businesses all along this route to downtown
that could be used for any of those businesses if they so choose. The existing infrastructure for
pedestrians could most certainly use some improvements for the benefit of pedestrian comfort
and safety; like the crumbling/buckling sidewalks, deteriorating curbs, lack of dedicated bike
lanes, and the over abundance of entry/exit points, and lack of dedicated pedestrian crossings.
Furthermore, the future Baker Ave extension that has taken years of planning will add even
more connectivity for businesses on the West side of 93 but will likely not add much value to
any future home development adjacent due to traffic noise, airborne contaminants, and
increased likelihood of safety concerns. The ridge (knoll) and dense tree growth on Option B
provide natural protection and filtration for both Park Knoll and Great Northern Heights from
exhaust fumes, dust, and other airborne contaminants but to develop it would require removal
of the elements most beneficial to natural environmental barriers for such things not to mention
cause significant erosion and flooding potential for the properties at the base of the ridge..
Whatever Is developed here, high density or not, the developer will have to spend significant
time and money just managing the environmental aspects and including the Baker extension
elements into any plan.

What we also have not seen in Draft proposal thus far, but really would like on the West side of
93 and Karrow Is a plan for green space, trails or a wildlife observation areas. These elements
are much more inline with our predominately rural settings beyond the face of the ridge. We
have them in every other area of Whitefish EXCEPT here. Do we only prioritize those things in
areas of our community that might enhance a visitor’s experience vs a resident’s? There are
already numerous housing developments from east of the Hospital to the 93 and 40 Junction
all the way to the Lion’s Park property. They come in all varieties of types, densities, and price
points on the East side of 93, and more in the pipeline. Every one of the communities on the
East side has some sort of open space/park/trail or water access either out the back door or
within blocks. If the goal is to plan for them and to create dynamic and connected
communities, not do so on this side of the tracks as well? Currently we either have to bike or
drive to either Smith Fields or what we all call Baker Park if our kids want a park day. If we
want to bike or walk a nature trail we have to drive/walk/or bike across 93 to a river trail access
point or drive to a Whitefish Trail trailhead, either across the via duct or up 93 North toward
Lion Mountain and Olney. The Whitefish Assembly of God church ,kindly, allows the public to
use their Folf but unless you are me, with a hole right off my back fence or live in my
neighborhood, you’d have to get in your car and drive there. | think everyone in residential
housing West of 93 would love to not have to cross a busy road, walk adjacent to one, or have
to get in the car and drive just to get a dose of activity in a natural environment. Which brings
me to my next point.

We are vehemently opposed to the destruction of the wildlife corridor, between grazing land
around the Whitefish river to the East and Stillwater River to the West, and vital habitat that
this property has provided for generations upon generations of deer, coyotes, nesting migratory
birds (including Sand Hill Cranes), eagles, hawks, owls, foxes, the seasonal bear visit, and a
plethora of other small birds and ground dwelling wildlife. One reason you don’t hear about
“wildlife conflict” over here, or get complaints about the “overpopulation” of deer is that the
wet meadow is a self sustaining entity. The deer have less obstructed movement upon leaving
the meadow if traveling to Stillwater and those that stay year round are managed by the
coyotes. Small ground dwelling rodents that are considered pests in town also don’t create a
ton of issues because they too are managed by the coyotes, foxes, a variety of hawks, owls, an
d eagles. The resources the wet meadow provides to all the animals that depend on it are
complete and self-balanced and require very little human intervention. It currently could use
some noxious weed control but that Is for another day. Additionally, when you don’t have an
abundance of human interference and man made obstacles or depletion of resources, there Is
no need for the wildlife to seek other options. This area Is right in the middle of the mapped
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Wildlife Urban interface as well. | have personally been able to observe both wildlife activity,
wildlife population growth and decline, changes in water levels and can personally attest that
just because you aren’t hearing about wildlife South of town doesn’t mean that it Isn’t here,
isn’t vital to life and lifestyle in this area. It doesn’t just deserve to be protected in areas that
visitors frequent or where humans can capitalize on its existence in some way. Our wildlife and
natural resources deserve equal consideration and protection across the entirety of Greater
Whitefish, no matter how large or small of an era they inhabit, particularly as we continue to
grow and expand and diminish habitat.

The City Council and the prior Planning Board have a had a minimum of TWO opportunities
now to do their due diligence, thoroughly investigate, and do something to legally protect what
residents in Park Knoll, property owners on Karrow and Great Northern, have been telling them
for a very long time now. For nearly a decade they have been hearing our observations of the
wildlife activity/resources and the wet meadow on the parcel labeled as Option B. You now
have another opportunity to do something that might protect even a portion of it for the next
generations to enjoy observing and to keep the ancestral pathways to resources in the
meadow and beyond Karrow open. The stream and about 100ft of boundary area are
protected with a PEMA designation according to the State mapping system. This designation
means that the area could be developed but will require special permitting to protect water
quality and plant life, wetland mitigation requirements; specialized erosion control, vegetation
management, drainage management to prevent flooding to surrounding areas, and
construction techniques. Additionally since the whole area from the top of the ridge on the
East side to Karrow on the West side acts as watershed, and ground water not only feeds into
the stream but sits in large pools outside the boundary, the entire area would need to be
addressed for water quality and drainage issues, not just around the stream bed. None of this
would be inexpensive to the developer and it makes little sense to attempt to but high density
housing in an area like that. As the saying goes, “Just because you can, doesn’t mean you
should.”

Everyone involved fully grasps that the assigning of such a seemingly unnecessary, out of
character, and high density Place Type Is simply being used like a place holder for more
aggressive zoning and density in the future but why do this here? It certainly isn’t reflective of
what the people that live in this area want it to look and function like in the immediate future
nor in the next 20 years. It doesn’t respect who we have been for 40 years or the elements that
make it special. Option B Is really more two separate pieces. In fact its current zoning already
reflects that although it too was inflated to give the developer “room to play with density” he’d
lose by not being allowed to do high density on the wet meadow and compensation for
increasing the buffer zone on Park Knoll’s boundary. You have already identified 2 other areas
that are closer to town and satisfy both the objective of infill closer to the downtown core AND
can already effectively use existing infrastructure, public services, and emergency services.
Option B Is currently without access to any roadway except possibly Lamb Ln/Karrow. That
particular stretch of Karrow Is still a narrow 2 lane county owned roadway. The city would need
to first annex it from the County and then do large scale upgrades to even remotely be able to
accommodate the approximately 4000 trips a year from just this parcel, and no pun intended,
but | believe you’ve been down that road before. Isn’t the point of the Target Areas to NOT
have to annex anything and create new infrastructure? I’ve already covered extensively why it
doesn’t meet the goal that future development be steered away from environmentally sensitive
areas (1d Goals and Objectives) That, coupled with all the extra challenges of the actual
development of this parcel essentially eliminates it completely as an option as a Target Area
and high density. It’s certainly not the best option.
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To date, we have seen no evidence that the City has relied on anything other than what the
developers, both past and present, have provided themselves. No evidence, even in the
extensive literature provided by Engage Whitefish, that known issues of natural hazards;
potential impacts on wildlife and wildlife habitat, clean water or healthy air quality have been
inventoried or studied in THIS area before pushing Option B as a top choice for Targeted
development. The 54 page document entitled Environment, Natural Resources and Hazards
on Engage Whitefish technically may satisfy the bill requirements for inventory, maps, and
descriptions of natural hazards, natural resources, and wildlife habitat for previously known
areas of the community at large but does not address areas that you are actively targeting for
future development which was also a requirement of the SB382, “The land use plan is intended
to identify the opportunities for development of land within the planning area for housing,
businesses, agriculture, and the extraction of natural resources, while acknowledging and
addressing the impacts of that development on adjacent properties, the community, the
natural environment, public services and facilities, and natural hazards”. If the public isn’t
being made aware of the latter part of that quote, how are we then supposed to make
educated and informed decisions about the options you’re setting forth? The report covers the
importance of riparian areas, ground water, wildlife and habitat, water quality, air quality, fire
and flood. There are clearly defined goals and objectives for each within that document. | have
pointed to several areas of concern with Option B that are discussed and defined within the
document and some of the ways that the goals and objectives are not being met for those
areas as they relate to Option B. Nowhere in SB382 does it say we must only produce high
density housing for the next 20 years. In fact it says that “(1) It is the purpose of [sections 1
through 38] to promote the health, safety, and welfare of the people of Montana through
a system of comprehensive planning that balances private property rights and values,
public services and infrastructure, the human environment, natural resources, and
recreation, and a diversified and sustainable economy.” It never even specifies an exact
number of units required by each affected community or when whatever that number turns out
to be, as determined by the municipalities themselves, has to be completed. The only
timelines specified were the 3 years to complete the updated Growth Policy and to revisit every
5 years to make sure compliance of the Growth Plan in ALL of its many goals, objectives, and
facets. You all have put in so much work determining the data points and compiling it. | know
you are tired, | know that tensions are high this close to the finish line, | know you want to be
done but | am asking you now, before assigning high density-commercial place types to this
area or any like it, to do thorough due diligence on each area and comply with the goals and
objectives of both SB 382 and your own compliance documentation for the Growth Plan.
Communicate your findings to the public, openly and honestly, without ulterior motive so that
we can make fully informed opinions and commentary instead of just encouraging people to
choose the prettiest colored block on the page without full disclosure of the strengths AND
challenges of said block.

As | have detailed, and then some, the proposed Place Type Option B of Mixed Use that Is
included in the mapping of the proposed Targeted Areas Place Is grossly inappropriate and fail
with or to meet the mandates of SB 382 and the objectives set forth in the Growth Plan draft
documents on several important points and as such should be removed from the Targeted
Areas option list. The following are just a few points, pulled directly from SB382, on which
Option B’s Mixed Use designation and inclusion in the Targeted Areas would fail to meet Land
Use mandates, goals, and objectives for Whitefish’s new Growth Plan.

1. DOES NOT support or include protection for wildlife and wildlife habitat, clean water, nor
healthy air quality.

2. DOES NOT support or include protection of property against natural hazards; specifically
flooding and potentially fire.
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3. DOES NOT protect nor minimize nor avoid impacts to the natural environment within the
area.

4. DOES NOT meet the requirement to include inventory, maps, and description of the natural
resource characteristics, natural environment, and natural hazards (sec 13; b, ¢, d SB0382)

5. DOES NOT strengthen existing neighborhoods nor respect the size, scale, and characteristic
of established neighboring communities and properties

6. DOES NOT minimize impacts on quality of life by with respect to building scale, traffic

noise, light pollution, that protect the area’s livability in respect to existing neighborhood and
abutting properties.

Sincerely,

Katie Sullivan Lyons
Park Knoll Ln, Whitefish, MT

City Council Packet, February 17, 2026 Page 145 of 492



2
City Council Packet, February 17, 2026 Page 146 of 492



3
City Council Packet, February 17, 2026 Page 147 of 492



4
City Council Packet, February 17, 2026 Page 148 of 492



5
City Council Packet, February 17, 2026 Page 149 of 492



6
City Council Packet, February 17, 2026 Page 150 of 492



City Council Packet, February 17, 2026 Page 151 of 492



76-25-209. Natural resources, environment, and hazards. (7) The land use plan must:
(c) include an inventory, maps, and description of the natural environment of the
jurisdictional area, including a summary of important natural features and the conditions of
and real and potential threats to soils, geology, topography, vegetation, surface water,
groundwater, aquifers, floodplains, scenic resources, wildlife, wildlife habitat, wildlife
corridors, and wildlife nesting sites within the jurisdiction; and

(d) include maps of, identify factors related to, and describe natural hazards within the
jurisdictional area, including flooding, fire, earthquakes, steep slopes and other known
geologic hazards and other natural hazards identified by the jurisdiction, with a summary of
past significant events resulting from natural hazards ...

A review of the ENRH element indicates that maps on soils (other than prime farmland),
topography (i.e. steep slopes), groundwater, aquifers, scenic resources, and wildlife are not
included. Brownfields sites are another potential constraint that should be mapped. Any
of these factors may result in development constraints. While the land use element does
include an Objective 4.a, to produce additional mapping, this information is required by the
MCA to be disclosed as part of the public process in development the land use plan. The
public needs this information in order to submit fully informed comments about the plan.
Once the land use plan is adopted there are limitations on public participation regarding
development proposals. Therefore, it is crucial that this information be provided as part of
the land use plan process.

One example of the importance of this information is the selection of preferred growth
areas outside the city. The draft Land Use Elementindicates that community input showed
the strongest support for locations D,E, J, Kand L as potential long term growth areas. |
attended three workshops and responded to two on-line surveys where public input was
solicited. Although | specifically commented at each workshop and on the surveys that
there should be more information on the suitability of each development area, no maps
representing any development constraints were available to the public.

Per the attachment, a printout of the USDA Soil suitability rating for dwellings without
basements, indicates that three of the preferred growth areas, are rated as having severe
limitations. Had this information been available at the public workshops, it might have
influenced the choices of the preferred areas.

Additionally, the MCA requires that scenic resources be mapped. The land use element

makes several references to scenic resources but lacking specific criteria and mapping,
the objective is too vague to be enforced. The Bureau of Land Management and other
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agencies have developed methods for mapping scenic resources that could be applied to
Whitefish.

Development constraints should also be mapped in order to provide a basis for
establishing zoning regulations and how such criteria should apply to conditional uses.

The current draft proposes to limit conditional uses to “site-specific or impact-driven uses,
such as large-scale commercial, infrastructure, and heavy industrial activities”. Areas with
development constraints should also require for conditional uses. This requires mapping
of those environmental sensitive areas.

I urge the Planning Board will take these matters under consideration and have a detailed
discussion on the MCA requirements and how they apply to the current draft of the land
use element. Thankyou for your consideration of these comments.

Kate McMahon

Whitefish MT
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USDA Soil Survey Ratings for Dwellings w/o basements

Area D

Area E
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Area L

Source: https://websoilsurvey.nrcs.usda.gov/app/

Note: These maps are a screen shot of the general vicinity of the proposed growth areas
and do not represent exact boundaries. They are only intended to be illustrative of
potential issues. More detail should be completed as part of the land use analysis.
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Reynolds Cameron 9
Whitefish, MT 59937

reynolds.

M gmail.com
January 29,

Alan Tiefenbach

City of Whitefish Planning Department
418 E 2nd Street

Whitefish, MT 59937

Thomas Eddington
CZBLLC

1314 Main Street, Suite 203
Louisville, CO 80027

Dear Mr. Tiefenbach and Mr. Eddington,

I am writing as a property owner in Flathead County, immediately adjacent to the City of
Whitefish, to provide targeted policy input for the Vision Whitefish 2045 Growth Policy update
—specifically regarding land use designations, neighborhood character, annexation standards,
and infill housing.

My family owns Tract 2 of COS 23092 along Ice House Road (MT Forever Home, LLC), a
parcel located within the City’s planning jurisdiction and directly influenced by Whitefish’s
growth policy, infrastructure planning, and annexation standards. My recent zoning map
amendment request to Flathead County (FZC-25-15), seeking a modest rezoning from R-2.5
(2.5-acre minimum lots) to R-4 (two-family residential, allowing duplexes on ~7,500 square foot
lots), was intended as a textbook example of context-sensitive infill—mirroring both the
prevailing zoning and built form of surrounding parcels.

However, the application was ultimately undermined by agency comments issued by Whitefish
Planning & Building Director David Taylor, recommending denial based on the City’s 2007
Growth Policy. Because these comments were highly influential in the County’s decision-making
process, they offer a useful case study illustrating how existing Growth Policy language can
unintentionally block logical, modest, and community-compatible housing development.

Summary of City Agency Comments and Their Policy Implications

In his formal agency comments dated January 2026, Director Taylor recommended denial of
FZ(C-25-15 on the following principal grounds:
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1. That the proposal does not comply with the adopted 2007 Whitefish Growth Policy’s
Suburban Residential land use designation.

2. That Flathead County’s R-4 zoning allows minimum lot sizes of 6,000 square feet, which
he asserted cannot support on-site septic systems, thereby necessitating city sewer service
and annexation.

3. That during annexation, the City would likely recommend WER (Estate Residential)
zoning, requiring 20,000 sguare foot minimum lots, as more compatible with the
Suburban Residential designation and nearby properties.

4. That duplex-level density constitutes an Urban land use designation, inherently
incompatible with Suburban Residential.

These comments, taken together, effectively established aregulatory pathway in which
modest infill density isstructurally disallowed:

. R-4 is deemed incompatible with Suburban Residential;
*  Smaller lots are presumed to require municipa sewer;
*  Sewer service triggers annexation;

*  Annexation defaults to WER zoning, thereby mandating lower density than
surrounding development.

Theresult isa policy framework that systematically suppresses logical transitional density,
even where surrounding zoning, built form, infrastructure capacity, and environmental conditions
clearly support it.

Technical and Planning Concernswith the Current Framework

1. Outdated assumptionsregarding septic feasibility

The assertion that lots under 20,000 square feet cannot support on-site wastewater systems
reflects outdated technical assumptions. Montana DEQ Circular 4 (December 2023 edition)
explicitly allows for advanced engineered systems—including mound, pressure-dosed, and
alternative treatment systems—on significantly smaller lots where soils are favorable.

The subject parcel contains gravelly loam soils that are highly suitable for modern engineered
septic systems. Under current DEQ standards, full R-4 density could be supported entirely on-
site, without reliance on municipal sewer infrastructure. Continuing to rely on antiquated septic
assumptions artificially constrains housing supply and forces premature annexation.
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2. Rigid inter pretation of Suburban Residential designation

The City’s interpretation of Suburban Residential as categorically incompatible with duplex-level
density failsto reflect:

. Existing adjacent zoning patterns,

*  Established duplex and multifamily development along Ice House Road and nearby
corridors,

»  Thetransitional location of this parcel between rural and urban contexts.

When applied rigidly, the Suburban designation becomes a static barrier rather than aflexible
planning tool, preventing reasonable evolution of transitional neighborhoods.

3. Structural biastoward down-zoning upon annexation

The presumption that annexation would necessarily result in WER zoning creates a regulatory
trap: land that is already surrounded by duplex-scale development is forced into lower density
than its surroundings, producing inefficient land use, higher per-unit infrastructure costs, and
diminished housing yield.

This outcome directly conflicts with the City’s stated goals related to housing availability,
affordability, and sustainable growth.

Policy Recommendations for Vision Whitefish 2045

Based on this experience, | respectfully urge CZB and the City to incorporate the following
reforms into the Vision Whitefish 2045 Growth Policy:

1. Modernize the Definition of Neighborhood Character and Land Use Compatibility

Shift evaluation criteria away from rigid reliance on legacy land use labels and toward empirical
conditions, including:

*  Predominant surrounding zoning,

»  Existing built densities,

*  Parcd adjacency and street-scale character,
* Infrastructure availability.

Transitional areas should be explicitly recognized as appropriate for incremental density
increases, including duplex and small-scale multifamily development.
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2. Update Septic and Infrastructure Assumptions

Formally recognize modern engineered wastewater systems under DEQ Circular 4 as viable for
small-lot development, eliminating the presumption that lots under 20,000 square feet
automatically require municipal sewer.

This single change would unlock substantial housing potential in peripheral and transitional
zones without imposing new infrastructure burdens.

3. Reform Annexation and Pre-Annexation Zoning Guidance

Establish clear policies encouraging density continuity across jurisdictional boundaries,
allowing annexed parcels to retain or modestly increase existing densities rather than defaulting
to lower-density estate zoning.

This would reduce regulatory friction, align land use with real-world context, and support
efficient service planning.

4. Explicitly Elevate Small-Scale Infill as a Core Housing Strategy

Designate duplex and small multifamily infill as priority housing typologies in transitional and
edge conditions, recognizing their outsized role in delivering workforce housing without altering
neighborhood character.

Closing

Vision Whitefish 2045 represents a rare opportunity to correct policy structures that—often
unintentionally—block rational, modest, and community-compatible housing development. My
experience with FZC-25-15 illustrates how well-intentioned but outdated policy assumptions can
suppress exactly the kind of infill growth the City needs.

I appreciate the extensive public process underway and welcome further dialogue, whether
through engagewhitefish.com, public meetings, or direct discussion.

Thank you for your time, professionalism, and consideration.
Sincerely,
Reynolds Cameron

Property Owner, MT Forever Home, LLC
T1‘act.0f COS 23092 — Ice House Road Area
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To contrast, Shelter WF raised concerns about consultant data for the Housing Needs Assessment. They wrote a report
for City Council. The consultants responded. Council will deliberate and address the concern.

Issues with consultant data should be handled with the structured process applied to the Housing Needs Assessment.
This is the most ethically sound, unbiased way to handle these issues.

There shouldn’t be a two-tier system with different standards for commenters. Please revert to the staff draft of the
Economic Element.

Please also accept the attached report on mixed-use development. | intended to submit this document for the
Transportation chapter. However, | finished it over the weekend so it could complement the Heart of Whitefish mixed-use
consultant report. Because of the tight timeline, please excuse any formatting errors. | intended to have a designer review
the document to make it more professional quality but couldn’t because of timing. If the graphic is illegible it's easy to view
it online through the footnote link.

Best,
Marti Brandt

2
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Dear City Council,

Mixed-use development—in which commercial and residential are combined—is a concept
contained in the original growth policy drafts. It was removed by the Planning Commission for
the Economic and Transportation chapters.

Mixed-use development is beneficial for our community and environment. There’s a wealth of
research supporting these connections. Here are a few examples.

Community Benefits
Older Residents

According to Whitefish’s Community Housing Needs Assessment 23% of our population is aged
65+ and this “is the fastest growing age cohort in the region.” Those with limited
mobility—including elderly and disabled residents—need mixed-use development to access
goods, services, and community connections, especially considering our limited public
transportation.

Locally focused research supports this connection. Flathead County’s Agency on Aging
performs a Community Assessment Survey of Older Adults, which assesses livability across six
dimensions. In this assessment mixed-use development is a key component for the Community
Design dimension:

Livable communities (which include those with mixed-use neighborhoods, higher-density
development, increased connections, shared community spaces and more human-scale
design) will become a necessity for communities to age successfully. Communities that
have planned and been designed for older adults tend to emphasize access, helping to
facilitate movement and participation.?

This Assessment also found insufficient mixed-use development locally, with only 18% of survey
respondents reporting a positive rating, for “availability of mixed-use neighborhoods where
people live close to places where they can eat, shop, work, and receive services.”

On a national scale, AARP has published extensively on the topic of Livability, measuring
whether people of all ages can thrive in a neighborhood. The features of mixed-use
development are described as elements of their Livability index:

' City of Whitefish, “City of Whitefish 2025 Housing Needs Assessment” (Whitefish, Montana, August
2025), 11.

2 Area IX - Flathead County Agency on Aging, “Community Assessment Survey for Older Adults”
(Flathead County, Montana, 2022), 7.

3 Area IX - Flathead County Agency on Aging, “Community Assessment Survey for Older Adults,” 27.
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The AARP Livability Index platform measures diverse, walkable neighborhoods with
access to jobs, shops, restaurants, and gathering places. Neighborhoods should support
daily living that adds value to people's lives and connects residents to places.*

In AARP’s Roadmap to Livability Economic Development Workbook, mixed-use development is
featured throughout the introductory graphic for the workbook.®

4 “Ne|ghborhood The AARP leab|I|ty Index Categorles Explamed ” AARP. 2025

ghborhood AARP I|vab|I|ty index- categorles explalned doi.10.26419-2fppi. 00230 002.pdf.
5 Roadmap to Livability Economic Development Workbook,” AARP, 2018,

https://www.northreadingma.gov/sites/qg/files/vyhlif3591/f/pages/book-6-roadmap-eco-dev-120718-Ir_0.pdf
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For more information on mixed-use development, livability, and accessibility, see “Is Your City
Age Friendly” from the Municipal Research Services Center of Washington—a nonprofit
organization that provides legal and policy guidance to help local governments across
Washington State better serve their communities.®

Additional Community Benefits

Mixed-use zoning promotes physical activity and interpersonal connections, generally improving
community health.

Washington State’s Department of Health specifically lists “mixed use zoning and buildings” as a
feature of healthy community design, beneficial for health and the environment. Healthy
community design features, “nearby places—such as schools, workplaces, faith centers, parks,
stores, and hospitals—where people can easily walk, roll, or bike to.”

In the book The Anxious Generation, Jonathan Haidt discusses the mental health crisis resulting
from a screen-based childhood, as opposed to a play-based childhood. Though not the focus of
the book, Haidt discusses how city planning can promote play and independence for children
through mixed-use.

A world designed for automobiles is often not one that children find accessible. Cities
and towns can do more to be sure that they have good sidewalks, crosswalks, and traffic
lights. They can install traffic calming measures, and they can change their zoning to
allow more mixed-use development. When commercial, recreational, and residential
establishments are more mashed up together, there is more activity on the street and
more places that children can get to on foot or by bike.?

People of all ages enjoy walking to a local coffee shop, recreational facility, or general store.
AARP conducted a nationwide survey of adults ages 18+ and-across all ages and
demographics—65% of respondents felt that “housing that is located near activities and key
services, such as grocery stores, recreation facilities, and healthcare facilities” is extremely
important.®

¢ Lisa Pool, “Is Your Community Age Friendly?”, January 31, 2024, MRSC Insight Blog,
https://mrsc.ora/stay-informed/mrsc-insight/january-2024/is-your-community-age-friendly.

7 “Healthy Community Design and Climate Change,” Washington State Department of Health,” accessed
January 18, 2026,

orts.

8 Haidt, Jonathan, The Anxious Generation, (New York: Penguin, 2024), 242.

® 2024 Home and Community Preferences Among Adults 18 and Older Chartbook, AARP, November
2025,
https://www.aarp.org/content/dam/aarp/research/topics/livable-communities/housing/2024-home-communi
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Environmental Health

Mixed-use benefits the environment, as discussed in the Washington State Department of
Health article referenced above. In addition, the EPA developed a list of Smart Growth
development and conservation strategies, “that can help protect our health and natural
environment and make our communities more attractive, economically stronger and resilient to
climate change.” The first principle listed for Smart Growth development is “mix land uses.”"°

The meaning of “mix land uses” is explained throughout the Smart Growth materials. However,
the EPA’s guide Framework for Creating a Smart Growth Economic Development Strategy: A
Tool for Small Cities and Towns seems most applicable to our city. Under the heading “allow a
mix of land uses in appropriate locations” the following description is provided:

Districts with homes, stores and services, civic places, and other land uses put residents
closer to jobs and their daily needs, allowing them to walk, bike, or drive shorter
distances. This convenience is particularly important for people who do not have cars.
The varied uses create lively neighborhoods with a sense of place. Adjusting zoning
codes to allow mixed-use districts is often a critical first step in developing these areas.

Throughout this document mixed-use zoning is encouraged, generally and as a policy tool and
action. There are also suggestions for revitalizing downtowns, showing that residential and
downtown commercial can coexist when managed appropriately.

For more information on mixed-use and the environment, see the blog post “Dense Mixed-Use
Development is Vital to Reducing Transportation Emissions” from the American Council for an
Energy-Efficient Economy.'

This is a small selection of sources, but there are many articles discussing the benefits of
mixed-use for the environment and community.

10 “About Smart Growth,” United States Environmental Protection Agency, February 14, 2025,
https://www. .gov/smartgrowth -smart-growth.

" United States Environmental Protection Agency, Framework for Creating a Smart Growth Economic
Development Strategy: A Tool for Small Cities and Towns, (Washington DC, Office of Sustainable
Communities, January 2016),
https://www.epa.gov/sites/default/files/2016-01/documents/small_town_econ_dev_tool 010516.pdf.

12 Alexander Jarrah, “Dense, Mixed-Use Development Is Vital to Reducing Transportation Emissions,”
ACEEE Blog, March 20, 2023,
https://www.aceee.org/blog-post/2023/03/dense-mixed-use-development-vital-reducing-transportation-emi
sslons.
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Mixed-Use FAQs:

During Planning Commission discussions there have been a few recurring questions and
concerns about mixed-use. Our planning staff has the most knowledge on these topics and
should be consulted to provide accurate answers.

Q: Will adding mixed-use to the growth policy result in mixed-use in every location?

Q: Will mixed-use undermine “small town character”?

Q: What happens if a neighborhood business fails?

Q: Has anyone made public comments in support of mixed-use?

Q: Can we just have mixed-use in Land Use? Does it belong in the Economic and
Transportation chapters?

Q: Will allowing mixed-use place big box stores or franchises in neighborhoods?

In Conclusion

Mixed-use development benefits our community, both for community members and the
environment. | provided a small sample of articles on this topic but many more are available.

By adding mixed-use to the drafts, we can still use this tool judiciously. Mixed-use can be
incorporated in specific locations, in ways that feel appropriate for those spots and that enhance
our community.

Please note that I'm submitting this document as a member of the public.

Marti Brandt
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Alan Tiefenbach

From: Alan Tiefenbach

Sent: Monday, January 26, 2026 2:13 PM

To: ‘Schuyler Johnston'

Subject: RE: Question regarding street type in Vision Whitefish 2045

Hi Schuyler, sorry about the delay, | was out sick all last week.

Thank you for the kind words regarding the Vision Whitefish 2045 process.

I think it would be fair to classify Armory Road as Community Street.

We are designing it with traffic calming improvements and a shared use path as we have with past Community Street improvements.

| would recommend you reach out to Craig directly for any more specificity.

Alan Tiefenbach
Long Range Planner
City of Whitefish
418 E. 2™ Street
P.O. Box 158
Whitefish, MT 59937
Ph: 406-863-2413

1
City Council Packet, February 17, 2026 Page 172 of 492



City Council Packet, February 17, 2026 Page 173 of 492



should be changes in traffic accommodations to direct commuters to take 2nd Street into Whitefish - which is already designated a
'‘Community Street'.

In the near future | don't think this is crucial, especially with the upgrades planned this summer for Armory Rd. However, if this is a
projection out to 2045, this needs to be addressed with how quickly our community is growing. It won't be long before Armory Road is
ushering the same volume of traffic as 93N does from the west. And there is no way our little road can accommodate that much commuter
traffic safely.

Thanks for your help with this.

-Schuyler Johnston
Il ArmoryRd

3
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The Planning Staff Responses to Comments, attached to the memo of A. Tiefenbach, 2/20/25, engagewhitefish.com, state at
page 5 of “Summary of Comments“: “visioning session comments were very much in support of small scale neighborhood
serving commercial in selected areas to reduce vehicle trips.“ This does not appear to be correct. The staff attached
19 pages of comments with yellow boxes around the comments related to economic development. Of a total of 50 comments,
only six supported small scale neighborhood commercial. For more description on this point, see email of Jon Heberling
5/21/25, “There is very little support in the visioning sessions for locating commercial uses in residential zoned
areas.” Engagewhitefish.com/public comment/economic development.

Scott Wurster, a Planning Commission member, reported on 8/20/25 that he too reviewed the public comments at the
visioning sessions, and found that very few supported commercial in residential areas, perhaps 3 to 5 depending on
interpretation. In contrast, we see the 62 visioning comments viewing loss of neighborhood character as a threat to
Whitefish. See “Ql: if you had to choose, what do you believe are the five biggest challenges or threats to Whitefish.™
See engagewhitefish.com, visioning. Moreover, at the visioning sessions “small town feel“™ was #1 among listed values.
See engage whitefish.com/visioning. Locating commercial uses in residential zone areas runs directly counter to the
mandate from the over 250 visioning persistence to maintain “small town feel™.

The planning staff has persisted in pushing for a mix of commercial uses in residential areas. The staff draft of the
Transportation chapter for the 12/3/25 Planning Commission meeting included mixed commercial use in residential
neighborhoods on several pages of the Transportation chapter. The Planning Commission voted against mixed use in each
instance. No doubt the staff will try again with the City Council.

Mixed use is not necessary in the older neighborhoods near the downtown, because people can easily walk the 6 to 8
blocks to downtown for commercial needs. At the 12/3/ 25 Planning Commission meeting, Mallory Phillips, a member of the
Planning Commission and also a member of Shelter Whitefish, cited studies showing that people will walk up to a mile
for a commercial errand. This means there is no need for mixed use up to a mile from downtown. This one mile radius
would include most of the older neighborhoods, which would be hurt the worst by mixed use. Beyond the one mile radius
is mostly subdivisions with homeowners associations, which have covenants against commercial uses. So mixed use could
not be imposed in the these residential subdivisions.

At the 8/20/25 meeting, Chairperson Whitney Beckham pointed out that in her years on the board, commercial in
residential areas has come up again and again. Each time when actually faced with commercial in their neighborhood,
residents oppose vigorously.

Also at the 8/20/25 meeting, Jon Heberling presented the argument that allowing commercial in residential areas
presents the problem of a slippery slope. It’s very difficult to define a limit. It is better to prohibit them.

For a look at what the “avenues” area out toward the high school might look like, look at the older houses along
Spokane Avenue, between fourth and sixth streets. Second Street East could become a commercial strip, with fast food
joints out by the high school. Anything goes on any lot, anywhere. For more, see letter to the editor by Jon Heberling
in the Whitefish Pilot 1/21/26 “Radical change may be coming to Whitefish™“.

Mixed use could reasonably be applied in selected areas. Such areas might include by the old hospital, near Wisconsin
Ave, or east of Highway 93. It is said that the Kalispell plan has such satellite commercial areas.
2
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Flathead Families for Responsible Growth, with over 400 members, opposes mixed use in residential areas. Citizens for
a Better Flathead, with over 1500 supporters, opposes mixed growth in residential areas. Homeowners who are residents
in the "avenues" area have been almost unanimous against mixed use. At the 8/20/25 Planning Commission meeting, a
motion to restore neighborhood commercial in residential areas was opposed 5 to 1.

No doubt the Planning Staff will try again for mixed use in all residential areas with the City Council.
5. The planning commission said no to 720 new business client in the next 20 years.

At the 8/20/25 meeting, the Planning Commission voted 4-2 to remove from the Economic Development vision statement the
goal of “a full range of goods (and) services.“ At first glance, a “full range“ of goods and services may seem like a
good thing. But it has nasty consequences. The foundation for a "full range"“ is in the economic consultant's report at
table 5. There we find that Whitefish lacks 720 business kinds. This is hard to believe, but there it is. The goal of
the planning staff version is a “full range™ of business kinds. This means 100% of the 720 new business kinds by 2045.
In just 20 years! According to one estimate, adding all 720 would result in doubling the size of Whitefish, to a total
population of about 20,000. This would require rapid growth.

Rapid change is mentioned in the growth policy on at least two pages. In the visioning sessions, over 250 participants
were asked: “What is the biggest threat to Whitefish?“. The staff presented results by relative font size, showing
“affordability™ as first, “traffic” as second, and “growth™ as third. See engagewhitefish.com documents/visioning. But
if two other categories of similar font to “growth“: “Development"“ and “sprawl"“ are added to “growth"“, perhaps growth
turns out to be the greatest concern of all. No numbers are given. It does seem clear that the growth rate is among the
greatest concerns of the participants. The expressions by participants probably mean that each participant's perceived
growth rate was greater than each participant would prefer.

Based on the PowerPoint presentation at the 1/19/26 City Council meeting, the planning staff is persisting in its
effort to add in a “full range of goods and services,“ to the goals of the economic development chapter.

6. The Planning Commission on 8/20/25 added “moderate” to the economic development goal.

Based on the above discussion, the visioning participants were quite solidly opposed to the rate of growth in recent
years. The Planning Commission added in “moderate growth™ on a 4-2 vote. The goal should be clear and say “growth not
rapid growth."“™ Could one find a majority of voters in Whitefish who want rapid growth? I doubt it. There is no
indication that the voters want rapid growth.

The Planning Commission's actions taken on 8/20/25 are quite consistent with the interests of the over 250 participants

at the visioning sessions.

Sent from my iPhone
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January 14, 2026

Whitefish City Council
City of Whitefish

418 E. 2™ Street
Whitefish, Montana 59937

Re: Vision Whitefish 2045 Community Plan Land Use, Economic Development, and Housing Elements

Commissioners,

Crandall Arambula, representing The Heart of Whitefish respectfully submits our issues, concerns, and proposed changes to
the Vision Whitefish 2045 Community Plan. We request that the Economic Development, Land Use, and Housing Elements do
not include Mixed Use or Neighborhood Center policies promoting retail use, nor zoning updates that include permitted or
conditional retail use outside the Downtown Business District or other town areas where retail is currently permitted by
right or conditionally.

ISSUES AND CONCERNS.

The need for more neighborhood housing is well supported by state mandated MLUPA policies and housing needs
assessment data, however no growth policy rationale nor data has been provided to justify the need for retail use in
neighborhoods. The proposed Vision Whitefish 2045 scenarios propose polycentric, mixed-use neighborhoods without assessing
Whitefish's long-term supply and demand for retail, nor the impacts on struggling downtown retail businesses if neighborhood
retail is permitted.

Permitting additional neighborhood retail businesses will exacerbate the downtown vacancy condition, weakening the
Downtown Business District as a destination for local and tourist shoppers, and in turn reducing resort tax revenues. Our
initial analysis indicates that there is not sufficient latent demand to justify expanding current retail supply outside the Downtown
Business District. Currently there are 89,750 square feet of storefront parcel vacancies and retail sites available downtown
(Attachment A). Moreover, based on our assessment of the Vision Whitefish 2045 growth scenario housing development areas,
there are 3 areas where neighborhood retail use could be technically viable, resulting in up to 90,000 square feet of competing
entitled retail use (Attachment B).

Neighborhood mixed use retail is difficult to finance and will tamper affordable housing developer interest. Rather than
providing developers with predictability and certainty that building workforce housing will be financially feasible, including retail
use as a component of neighborhood housing place types adds unnecessary financial and design barriers to existing hard to
develop affordable housing sites. Adding well-intended but poorly conceived policy and zoning to sites where retail is not viable
will result in little or no housing development and in turn, Whitefish's non-compliance with state mandated 2045 housing targets.
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Attachment A

Downtown Business District Vacant Land and Storefront Vacancies. In December 2025, the Heart of Whitefish prepared a
Downtown Business District assessment of vacant storefront and undeveloped retail sites within the Downton Business District.

A total of 89,750 square feet of storefronts and vacant parcels are currently available.
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Attachment B

For the analysis of Mixed-Use Center proposals, Crandall Arambula has prepared a Main Street Retail Development assessment to
determine the viability of retail, based on the firm's experience developing downtown and neighborhood plans over the last twenty-
eight years. We offer the assessment as a tool to inform Vision Whitefish 2045 Place Type decisions.

The assessment indicates:

Punitive Development Policy. Seven of the proposed areas identified (including areas within the current city limits and
outside the city limits) will not meet drive-by traffic or population performance standards (See Attachment C) for
neighborhood retail success. Any policy allowing retail by right in Mixed Neighborhood or Neighborhood Center Place
Types policies will cannibalize existing downtown retail, therefore Crandall Arambula recommends that all neighborhood
retail policy be removed from 2045 growth scenarios. Instead, we suggest a new ‘Mixed Income” housing-only place
type(s) that fosters a range of ‘missing middle’ unit types— townhome, duplex, tri-plex, small lot detached housing.
Moreover, to provide essential walking and biking access between residential neighborhoods and retail goods and
services in the downtown, we recommend robust pedestrian and bicycle network improvement policies and regulations
as described in the Connect Whitefish Pedestrian and Bicycle Master Plan (gray lines).

Unwarranted and Unnecessary Retail Destinations. Areas C, H, | lack nearby existing households nor sufficient
developable land area to support a neighborhood main street retail destination. However, areas C, H, and | front busy
highways, and as result can meet minimum drive-by traffic performance standards. Combined, these three areas
represent up to 90,000 square feet of potential entitled new retail uses that would pose significant Downtown Business
District competition. As such, without a market analysis indicating demand for additional retail use, we recommend that
these areas designated as Mixed Income moderate density or other place types.
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Attachment C
The following pages include information concerning retail land use, including:

e Brick and Mortar Retail Trends

o Where People Shop

e Types of Retail Shopping

e Main Street Retail Performance Standards

e  Main Street Design Standards and Guidelines
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October 15, 2025

To: Whitefish Community Housing Committee
Whitefish Planning Commission, City Planning Staff, Land Use Plan Consultants
Whitefish City Council and Mayor John Mubhlfeld

From: Whitefish Climate Action Plan Standing Committee

Climate Action Plan Committee Recommendations on the Vision Whitefish
2045 Land Use Element

Global temperatures continue to break records, with 2024 marking the first year the
average temperature clearly exceeded the 1.5°C threshold set by the Paris Agreement.
In response to this, the Climate Action Plan Committee is providing comments on the
upcoming Land Use (and by extension, Housing) Element of the Vision Whitefish
2045 plan for consideration by the Community Housing Committee, Planning
Commission, City Council, and relevant city planning staff and consultants as they
prepare these elements.

Land use is a key tool for the City of Whitefish to address climate change, and is
perhaps the tool that is most within the city’s direct control. By promoting compact
development, infill, and mixed-use neighborhoods, we can significantly reduce vehicle
miles traveled and move closer to achieving the goals outlined in the 2018 Whitefish
Climate Action Plan. We urge the City to align the new Land Use Plan and Future
Land Use Map with these climate objectives. Fortunately, many land use strategies that
are good for the climate? are also good for the affordability of homes?®, making alignment
with the Climate Action Plan beneficial on multiple fronts.

The Montana Land Use Planning Act (MLUPA) offers a framework to manage our
community’s growth and presents a significant opportunity to address climate
challenges. The 2018 Whitefish Climate Action Plan contains numerous strategies for
mitigating climate change through thoughtful land use, specifically in its transportation
and land use section, which contains the most strategies of any section in the plan. The
following twelve strategies in the plan are particularly relevant to the city’s land use
patterns:

TL-2.1, TL-2.2, TL-3.1, TL-5.1, TL-5.2, TL5.3,
TL-5.4, TL-5.5, TL-6.1, FW-2.2, CFW-4.2, and SD-3.1

While MLUPA provides minimum standards for accommodating growth by updating
zoning, we believe the City of Whitefish can go further to achieve the ambitious goals of
the Climate Action Plan. Since many climate-friendly land use practices also help
increase the housing supply and make homes more affordable, we can build a more

" https://climate.copernicus.eu/global-climate-highlights-2024
2 https://ternercenter.berkeley.edu/research-and-policy/role-of-new-housing-in-reducing-climate-pollution/
3 https://housingmatters.urban.org/articles/how-cities-can-tackle-both-affordable-housing-and-climate-crises
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resilient, sustainable, and vibrant community by exceeding the state’s minimum zoning
standards.

For example, MLUPA requires cities to adopt at least 5 of 14 listed zoning strategies to
improve housing affordability*. We recommend the city adopt as many of these
strategies as feasible to meet both our housing and climate goals, and to consider
additional strategies beyond those listed. When presented with the option to “eliminate
OR reduce,” we strongly encourage the City to choose eliminate to best achieve these
goals.

In conclusion, we urge the City to integrate the ambitious goals of the Whitefish Climate
Action Plan directly into the Vision Whitefish 2045 Land Use and Housing Elements. By
leveraging the framework of MLUPA to go beyond minimum requirements and adopt
comprehensive, climate-friendly land use practices, we can create a more affordable,
resilient, sustainable, and prosperous Whitefish for future generations. Thank you for
your careful consideration of these recommendations and we look forward to future
collaboration on specific recommendations when the time comes.

Sincerely,

Members of the Whitefish Climate Action Plan Committee

4 76-25-302, MCA
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How to grow with as much care put into collaboration of non-human life with resort ecotourism vision is a challenge and we need to take the time it takes to
explore it.

We are unique because we are also growing just as fast throughout the entire valley. The infrastructure is coming along quickly yet, is it going to be enough if we
continue to develop as rapidly as we are?

How dd the process go in Park City for the one way in one way out. This is helpful info for the growth on the north side of the tracks. In the mid- 80’s there was a
small grocery store on Big Mountain in the Alpnesnack building for a couple of winter seasons. It was well received and easy to manage.

We seem to be a combination of all the major resort/tourism towns that became cities yet are trying to remain town friendly. This is a huge challenge and |
would like to explore all the details before committing to business as usual.

Thank you for the consideration of expanding our perspective and standing unique for the crown of the continent,

Diane

The content of this email is confidential and intended for the recipient specified in message only. It is strictly forbidden to share any part of this message with any
third party, without a written consent of the sender. If you received this message by mistake, please reply to this message and follow with its deletion, so that we
can ensure such a mistake does not occur in the future.

2
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February 9, 2026
Whitefish City Council

418 E. 2" Street
Whitefish, Montana 59937

Re: Vision Whitefish 2045 Community Plan Land Use, Housing, Economic Development, and Transportation Elements

Mayor Muhlfield and Whitefish City Council Members,

Crandall Arambula, on the behalf of the Heart of Whitefish respectfully submits the following Vision Whitefish 2045 fundamental
retail requirements, issues, and concerns, and requested actions expressed in the attached pdf. In addition, we implore the Council
to consider the following additional points:

1.

Whitefish is a small town. Again, and again the community has voiced this concise, inspirational declaration. All
policies must reinforce this statement vision as a "North Star" for defining future growth. The Vision Whitefish 2045
Growth Policy Update long-term goals, guiding its strategic direction, future aspirations, and desired impact over the
next 20 years must ensure that the very essence of the community is strengthened and protected. Economic
development, transportation, housing, and land use policies that promote excessive housing targets, incompatible
neighborhood mid-rise housing form and massing, and mixed-use retail sprawl development better suited for big cities is
not appropriate, is inconsistent with the community’s 2045 vision for Whitefish and should not be adopted.

Survey results are inconclusive and staff land use recommendations do not represent a mandate. As stated by staff
and the consultant team, public participation should be the foundation of Vision Whitefish 2045. The Growth Policy will
succeed when it reflects the voices and priorities of the people who live and work here. Full online survey results are not
available for public review and assessment. As a result, the reported engagement results that are driving land use
policy do not provide necessary, high confidence levels required for radical change to the town’s retail framework.
Because most open house engagement has been driven by advocacy groups and their supporters exclusively, we believe
that the results include bias and lack proper sample size and broad community representation typical of a statistically
valid survey. Simply stated, we do not believe that decisions concerning growth strategies accurately represent a larger
Whitefish population, which would enable reliable conclusions, and actionable insights. Lacking is meaningful
stakeholder input from those the decisions will impact most, such as downtown retail business owners, employees,
property owners and location A, B, and C property owners and neighbors where the burden of retail sprawl land use
changes may not have been fully vetted.

Reject retail land use over-reach. The Montana Land Use Planning Act (MLUPA, Senate Bill 382) asks communities to
choose a minimum of 5 from a menu of 14 housing strategies. None of these strategies require retail land use policy. The
draft Vision Whitefish 2045 document includes unnecessary, discretionary, retail mixed use place types authored by
staff and the consultant team using their independent judgement rather than following strict, predetermined rules of SB
382. Because retail uses are not necessary to meet MLUPA minimum requirements, policy that promotes new mixed-use
retail should be omitted from all Community Plan elements. Nevertheless, should Council believe voluntary inclusion of
retail is desirable, we request additional assessment, planning and design, and decisions made during a robust
stakeholder and community engagement process after the May 17 deadline. Any changes to adopted policy could be
included in an update to the Community Plan in three years.

2805 SW HILLSBORO STREET | PORTLAND, OR | 97339
www.ca-city.com
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REQUESTED ACTIONS

Finally, Crandall Arambula, on the behalf of the Heart of Whitefish proposes the following actions:

Remove all references to retail in the Vision Whitefish 2045 Economic Development, Land Use , and Housing
elements’ policy text and graphics. Mixed Neighborhood and Neighborhood Center place types are removed and
replaced with an alternative residential ‘Mixed Income’ place type(s) or other place type(s) determined by the
community.

Provide Downtown Retail Preservation Policy and Regulations. Preserve and strengthen downtown as the sole focus
for retail shopping in Whitefish by including policies and regulations that will direct planning, design, and funding of new
downtown supportive projects identified in the Downtown Business District Master Plan such as the 2" and Spokane
parking structure, and prohibition of any changes to the character and function of Central Avenue such as removal of
existing motor vehicle roadway access and parking.

Add Transportation Element policy that directs the buildout of a robust town-wide active transportation network
by 2045. Complete and supplement Connect Whitefish Pedestrian and Bicycle Master Plan network connections to the
downtown to ensure all neighborhoods have equitable, safe, direct, and convenient access to the Downtown Business
District goods and services.

Thank you,

Don Arambula

Principal

Crandall Arambula PC
darambula@ca-city.com
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DOWNTOWN BUSINESS DISTRICT MASTER PLANS

ADOPTED 2005 UPDATE ADOPTED 2015



ADDITIONAL DOWNTOWN BUSINESS DISTRICT PLANNING

CITY HALL/PARKING STRUCTURE & WHITEFI
CENTRAL AVENUE STREETSCAPE 2\ & SPOKANE PARKING STRUCTURE BAKER UNI
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WHITEFISH DOWNTOWN BUSINESS DISTRICT
BEFORE- 2004

Images: Crandall Arambula 2004, 2012
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WHITEFISH DOWNTOWN BUSINESS DISTRICT
AFTER - 2025

Images: Google Earth Sep 2025




CRANDALL ARAMBULA
RETAIL FUNDAMENTAL




RETAIL LAND USE FUNDAMENTALS

Hardest land use to ¢
* Formulaic- a science, r

* Requires strict adhere
disciplined retail formi

Albany, Oregon
Crandall Arambula

‘Main Street’ Retail




RETAIL LAND USE FUNDAMENTALS
RETAIL DESIGN

DOWNTOWN MAIN STREET

Critical Mass — Floor Ar
(100,000 - 150,/

NEIGHBORHOOD DESTINATION

Critical Mass — Floor Ar
Image: Orenco Stat ion Crandall Arambula (20,000 = 30,0‘




RETAIL LAND USE FUNDAMENTALS
RETAIL DEFINITI

Businesses that engag

» Sale of merchandise:
footwear, sporting g
shops, art galleries,
grocery stores, efc.

 Eating, drinking & en
establishments— res
bakeries, nightclubs,

* Personal Services su
salons

Crandall Arambula

18-Hour' Active Uses




RETAIL LAND USE FUNDAMENTALS
NATIONAL RETAIL “BRICK & MORTAR" TRENDS < cov
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RETAIL LAND USE FUNDAMENTALS
RETAIL TRENDS

Issues:
 Reduced Need — Shiff

e Current Conditions —
reduce tax base, crea
aaaaaaaaaaaaaaaa illicit activity

aaaaaaaaaaaaaaaa  Likely Future Scenarit
Retail Parcels to Mult
Housing.




RETAIL LAND USE FUNDAMENTALS
TYPES OF RETAIL

‘Transactional’ Retai

» (Goods and services pt
& weekly basis.

* Cost of goods and ran
key considerations.

Include National Brand Retailers




RETAIL LAND USE FUNDAMENTALS
RETAIL TRENDS

‘Experiential’ Retail

e Retail environment is ¢
the purchase.

Central Avenue Whitefish, Montana

* Foster local and regior

aaaaaaaaaaaaaaaaaaaaaaaaaaaaaaaa

Unique, Authentic Environment
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RETAIL LAND USE FUNDAMENTALS
WHERE PEOPLE SHOP (2024) ..........
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RETAIL LAND USE FUNDAMENTALS
WHERE PEOPLE SHOP (2024) ...........

Big Box, Mall,
Shopping Center, &
Internet Shopping
Transactional
Shopping
88%
Experiential
Shopping
12%
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RETAIL LAND USE FUNDAMENTALS
WHERE PEOPLE SHOP (2024) ..........

Big Box, Mall,
Shopping Center, &
Internet Shopping
Transactional
Shopping
88%

~ . Experiential

12% _
| Downt




Minimum Housing Units

RETAIL LAND USE FUNDAMENTALS

10000

8000

RETAIL NEEDS FORMULA < curstsomes

Downtown Retail — Main Street
/ (8,000 Minimum Housing Units to Support 100,000 SF Retail)

6000

4000

y-{e]o]o

Neighborhood Center Retail — One Block
(2,000 Minimum Housing Units to Support 20,000 SF Retail)

/
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RETAIL LAND USE FUNDAMENTALS
RETAIL NEEDS FORMULA .ccussene

10000
Downtown Retail — Main Street
/ (8,000 Minimum Housing Units to Support 110,000 SF Retail)

8000

@ < Projected VW 2045 Housing Units: 7,77

(Exist. Units + MT. Dept. of Commerce Projected 2,076 Ui

6000 L . .

@ < Existing 2025 Housing Units: 5,700

(City of Whitefish Planning Department Estimate)

4000 Neighborhood Center Retail — One Block
(2,000 Minimum Housing Units to Support 20,000 SF Retail)

Minimum Housing Units

2000
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RETAIL LAND USE FUNDAMENTALS
RETAIL NEEDS FORMULA ..cunscne

10000
v 8000
B
c
= <— Downtown Main Street —
E 6000 Retail Requirement
L (100,000 - 150,000 SF)
T
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= 2000 (20,000 - 30,000 SF)
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RETAIL LAND USE FUNDAMENTALS
RETAIL NEEDS FORMULA ..o

10000
Downtown Retail — Main Street
/ (8,000 Minimum Housing Units to Support 100,000 SF Retail)
.ﬂ 8000
= © < Projected VW 2045 Housing Units: 7,77
> (Exist. Units + MT. Dept. of Commerce Projected 2,076 Ui
o
LS 6000 L ; .
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o (City of Whitefish Planning Department Estimate)
XL
£ 4000 Neighborhood Center Retail — One Block
:E, (2,000 Minimum Housing Units to Support 20,000 SF Retail)
e |/
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Retail ‘Sweet Spot’
Min. Housing + 0 5000 10000 15000
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RETAIL LAND USE FUNDAMENTALS
Whitefsh RETAIL NEEDS

Primary Trade Area

(20 Minute drive) Trade Area Issues:

e Local Customers — Whitefish’s I
(8,422) is inadequate to suppor
businesses.

* Visitors — provide limited, seast
only.

* Regional Customers — retailers

» Primary Trade Area: 50-80% of sh
are from a <20-minute driving radi

Whitefish » Secondary Trade Area: 15-20% of :

Secondary Trade Area are from a 20-25-minute driving r:

(25 Minute drive) « Tertiary: Specialty uses such as clt
significantly larger capture area.

Crandall Arambula Conceptual lllustration Only. To be confirmed through detailed Retail Market Analysis

City Council Packet, February 17, 2026 Page 218 of 492




RETAIL LAND USE FUNDAMENTALS

STORE VISIBILITY
T00 MUCH HWY 93 & 15™H ST.- Out-of-Town shopper§ fil
TRAFFIC 19,680 ADT gap that local Whitefish

cannot meet alone.

15,000 ADT Requirements:

 Busy Street adjacency
TRAFFIC CENTRAL AVE. & 2NP ST. - « Traffic volumes must
JUST RIGHT 8,356 ADT drive-by exposure ‘G
5 000 ADT Average Daily Trips (,
I. 5,000 ADT Minimun
TOO LITTLE HWY 93 & KARROW ST. - ji. 15,000 ADT Maximu

TRAFFIC 3195 ADT

Traffic Data Source: B €ioe

el Traffic Count (TCD

Images: Google Earth
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERN:




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

Inappropriate: Big City Growth Strategy

ISSUES AND CONCERNS.

The Vision Whitefish 2045 Mixed Use Center-
(Polycentric) Growth Strategy is inappropria
town Whitefish.

* As described by the American Planning As
polycentric mixed use center growth strat
appropriate for communities with populat
than 400,000 residents.

» Sub-centers typically have a population o




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

Inappropriate Uses, Form, & Massing

ISSUES AND CONCERNS.
NEIGHBORHOOD CENTER PLACE TYPE.

Housing types with neighborhood-serving retail, restaurant
rise two to four stories with active ground floors, intersecti
intended to absorb a meaningful share of new growth while |
scale.

Land Use-

» Primary: commercial, mixed use, office, multi-family, civi

» Secondary : schools, hotels, parks, trails

Buildings-

 Height: 4 story/60 ft.

Future State-

 Future changes encouraging taller buildings at key nodes
corners to introduce mixed use.
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

Inappropriate Uses, Form, & Massing

ISSUES AND CONCERNS.
MIXED NEIGHBORHOOD PLACE TYPE.

Mixed neighborhoods feature a diverse blend of housing typ.
neighborhood-serving commercial uses such as a coffee sho
similar that provide daily needs close to home.

TYPICAL DEFINING FEATURES

Land Use-

Primary: single unit, duplex, triplex, quadplex, multi-family |
Secondary : accessory dwelling units, schools, small neighbc
Buildings-

Height 3 story/60 ft.

Future State-

Future changes should prioritize context-sensitive infill (e.g
housing above shops.
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

Downtown Business District I SS U ES A N D co N C E R N S.

(Master Plan Boundary)
Permitted Retail Area:

62 acres Retail Sprawl. New Mixed Neighborhood, Neighl
T —————— and Corridor Commercial Place Types will perm
i el total area of parcels where new retail will be pe

Permitted Retail Area:

e percent greater in area than the existing Busin

PERMITTED RETAIL SUMMARY

Place Type Area (acres)
Existing Downtown Business District 62
Existing Commercial Corridor (WB-2) 303
Retail Sprawl - Planned Mixed Use Area' 152
Total 517

!Includes proposed Community Corridor areas outside existing WB-2 zoning district
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

The need for more neighborhood housing is w
supported by MLUPA state mandated policies
housing needs assessment data, however no
policy rationale nor data has been provided t
need for retail use in neighborhoods.

Lacks Sufficient Retail Economic Analysis




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

The need for more neighborhood housing is w
MLUPA state mandated policies and housing |
assessment data, however no growth policy r
has been provided to justify the need for ret:
neighborhoods.

The proposed Vision Whitefish 2045 growth scenarios
mixed-use neighborhoods without assessing:

» Whitefish's long-term retail supply, demand, and at
best-practice community plan requirement.

Typical Community Plan Retail Market Analysis

Image: City of Sandy, Oregon
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

The need for more neighborhood housing is w
MLUPA state mandated policies and housing |
assessment data, however no growth policy r
has been provided to justify the need for ret:
neighborhoods.

The proposed Vision Whitefish 2045 growth scenarios
mixed-use neighborhoods without assessing:

» Whitefish's long-term retail supply, demand, and at

 The impacts on struggling downtown retail busines:
Vacant Downtown Storefronts & Lots permitted in Mixed Neighborhoods & Neighborhood

City Council Packet, February 17, 2026 Page 227 of 492




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

Permitting additional neighborhood retail bu:
weaken the Downtown Business District as a
local and tourist shoppers, and in turn reduc
revenues.

by HEIDI DESCH

Daily Inter Lake | August 19, 2024, 12:00 AM

Due to increased personnel costs and a decrease in resort tax collections,
Whitefish property owners can expect a bump in their city tax bill.

Whitefish City Council on Monday is expected to approve the final budget for
fiscal year 2025 totaling $53.5 million. This represents an increase in
expenditures of about $3.1 million over the prior fiscal year.

Potential Property Tax Increases
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

Permitting additional neighborhood retail businesses
Downtown Business District as a destination for local
shoppers, and in turn reduce resort tax revenues.

There is not latent demand to justify expanding currel
outside the Downtown Business District. Analysis indi

* Currently there are 89,750 square feet of vacant s
retail sites available downtown

Heart of Whitefish Downtown Business District Inventory: December 2024
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

Permitting additional neighborhood retail businesses !
Downtown Business District as a destination for local
shoppers, and in turn reduce resort tax revenues.

There is not latent demand to justify expanding current |
outside the Downtown Business District. Analysis indicat

 Currently there are 89,750 square feet of vacant stor
sites available downtown

« Vision Whitefish 2045 growth scenarios include nei
and mixed neighborhood place types will permit co
destinations that will ‘cannibalize’ retail from the

Heart of Whitefish Downtown Business District Inventory: December 2024
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

Neighborhood mixed use retail is difficult to
find tenants and will tamper affordable housi
interest.

Unnecessary Financial Constraints




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

ISSUES AND CONCERNS.

Minneapolis developers are agitating against the

e D ool o s ey ] Neighborhood mixed use retail is difficult to

these days.

tamper affordable housing developer interes

* Including retail use as a component of neighborhoa
types adds unnecessary financial and design barrie
to develop affordable housing sites.

Unnecessary Development Barriers




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

Housing advocates and developers have long argued that
mandatory ground-story retail is an impediment to housing

development, since retail space often remains vacant; that
vacant space costs money to build and maintain but
provides no revenue and can be detrimental to
neighborhoods.

Seattle's zoning generally allows housing in neighborhood
commercial areas, so that part of the bill wouldn't require
huge changes here. But the bill would impact Seattle in a
different (and, many urbanists would argue, long-overdue)
way: It would also prohibit cities from requiring ground-floor
retail spaces as part of new mixed-use housing
developments.

Pending Washington State Housing Legislation

ISSUES AND CONCERNS.

Neighborhood mixed use retail is difficult to finance a
affordable housing developer interest.

* Including retail use as a component of neighborhoa
types adds unnecessary financial and design barrie
to develop affordable housing sites.

 Polices and requlations should make it easier, not |
housing. Whitefish is in a housing crisis. Added ‘red
regulations, will discourage developer interest and
no housing development and in turn, threaten Whit
with state mandated 2045 housing targets
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VISION WHITEFISH 2045 GROWTH POLICY UPDAT

REQUESTED ACTIONS




VISION WHITEFISH 2045 GROWTH POLICY UPDAT

REQUESTED ACTIONS.

Focus 2045 Growth Policy on areas within a 1-mile r.
Downtown. Ensure that the Vision Whitefish 2045
Development, Land Use, and Housing element g
the downtown and surrounding neighborhoods
neighborhoodes.

* Economic Development Policy: Continue to provi
Downtown Master Plan projects such as the 2 ¢
Structure.

* Housing Policy: Target 1,635 Units within a mile |

» Transportation Policy. Build out all Connect Whit
Bicycle Plan improvements within a minimum of
Downtown by 2045.
Vision Whitefish 2045 Downtown Focus
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MOBILITY-ORIENTED DOWNTOWN (MOD) GROWTH STR

INFILL “MISSING MIDDLE’

MOBILITY ORIENTED MIXED INCOME HOUSING

(RETA?I(.WDIEST?IVlﬂTION) (1/4 Mile-1 Mile Radius)
PROTECTED BIKE
LANE NETWORK
— MOD
5 MINUTE
5 MINUTE WALK "~ BICYCLE RIDE
(1/4 MILE) RADIUS (1 MILE) RADIUS
MIXED INCOME | — ) COMMUNITY CORRIDOR
NEIGHBORHOOD ) PLACE TYPE
PLACE TYPE
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1,635 Units.

Mixed income ht
'missing middle'
duplexes, tri-ple
condominiums,

* Pipeline Unif
715 Units

o MOD Infill He
325 Units

 MOD Housin
235 Units

e AreasA&C
360 Units

 Downtown R
100,000- 15!



VISION WHITEFISH 2045 GROWTH POLICY UPDAT

REQUESTED ACTIONS.

Remove all references to new retail permitted use in t
Whitefish 2045 Economic Development, Land Use, Tral
Housing elements’ policy text and graphics.

Place Type Requested Changes:

« A & B Locations = Change to new ‘Mixed Income’ place ty
‘missing middle’ (15 DU/ac maximum) small single unit ¢
that provide home ownership opportunities.

» CLocation = Change to Community Corridor Place Type.
WB-2 zoning that permits retail and multi-unit housing. |
Mountain Mall from location area.

City Council Packet, February 17, 2026 Page 237 of 492




MIXED INCOME NEIGHBORHOOD PLACE TYPE

Existing WB-2 Con
— | permits mixec

-y
-~ s

l,,’ ~\\\
4 \ . |
/ \ Locations
Locations A & B /i_. i Parcels currently
Proposed Mixed \ \l; distance of WB
Income Place Type N s reta

5 Minute Walking
Distance Radius




MIXED INCOME NEIGHBORHOOD PLACE TYPE

Land Use

A mix of affordable housir
residential units throughc

 Range of housing types al

* Parks, trails and open spa
SSSSSSSS into neighborhood

aaaaaaaaaaaaaaaa

‘Missing Middle' Housing




MIXED INCOME NEIGHBORHOOD HOUSING PLACE T
COMMUNITY CORRIDOR (EXISTING WB-2 REGULATIONS)

Existing City Code Zoning Regulation permit retail within walking distance of
proposed A & B growth locations.

11-2K-1: INTENT AND PURPOSE:

The WB-2 District is intended to provide for those retail sales and services the operations of which are typic
characterized by the need for large display or parking areas, large storage areas and by outdoor commercial
recreational activities. Mixed-use and multi-family development is also appropriate. This district depends oi
highways or arterial streets and may be located in business corridors or islands. (Ord. 19-11, 6-3-2019)

11-2K-2 PERMITTED NEIGHBORHOOD DESTINATION USES
* Multi-family dwelling units above ground floor commercial as mixed-use

 Entertainment

» Grocery Stores
 Restaurants, non-formula.
« Theaters

* Vendors (e.g., mobile food vendors) Extracted Text: City Code of
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MIXED INCOME NEIGHBORHOOD HOUSING PLACE T
COMMUNITY CORRIDOR (EXISTING WB-2 REGULATIONS)

Existing City Code Zoning Regulation permit retail within walking distance of
proposed A & B growth locations.

1-3-43: MIXED-USE AND NON-RESIDENTIAL BUILDING DEVELOPMENT STANDA

Building Orientation And Multi-Building Sites:

1. Orientation: Buildings must be oriented towards the primary street fron
and/or sidewalks. Buildings on corner lots should be oriented towards tt
intersection.

b. Buildings must be arranged on the site so that their orientation fre
otherwise gives prominence to a pedestrian corridor, an outdoor g:
outdoor seating, a ""'main street" pedestrian or vehicle access corr
the corners of street intersections or entry points into the develo

c. Buildings on corner lots should be oriented toward the primary int
primary and secondary street frontages, while parking and auto ac
away from the primary intersection corners.
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Alan Tiefenbach

From: Michelle Howke

Sent: Monday, February 9, 2026 10:46 AM

To: Mallory Phillips

Cc: Alan Tiefenbach

Subject: RE: Land Use Chapter: Missing Middle Housing
Attachments: AARP-Missing-Middle-Housing-singles-10202023 (1).pdf
Hi Alan,

Can you forward this to the Planning Commission prior to the meeting on Wednesday? | will distribute copies to the Council for their consideration.

Thank you, Mallory, for forwarding this to us.

Michelle Howke

Administrative Services Director/City Clerk
PO Box 158

Whitefish, MT 59937

(406)863-2402
mhowke@cityofwhitefish.gov

Please note, our website has changed to www.cityofwhitefish.gov. Please update if you have the website included in your bookmarks.

From: Mallory Phillips <mphillips@cityofwhitefish.gov>
Sent: Monday, February 9, 2026 10:38 AM

To: Michelle Howke <mhowke@cityofwhitefish.gov>
Subject: Land Use Chapter: Missing Middle Housing

Hey Michelle,
Because | know time will be limited on Wednesday and we won't get to get as deep in the weeds as | would like, could you forward this to
both the whole planning commission and city council?

1
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With the place types suggested in the land use section and suggestions for types of housing that they suggested allowing, | wanted to share
some resources ahead of the meeting so that the public and those making decisions can have an expansive amount of resources to
understand the concept of allowing more housing types in different neighborhoods. | am also sharing this as a response to Daniel Sidder's
comment around the concept that no neighborhood should be exempt from change, and no neighborhood should experience rapid change,
and what kind of housing legalization could help us work towards this idea of incremental neighborhood change.

1. Missing Middle Housing
a. From AARP on Missing Middle Housing:

i.  A90-page document on what missing middle housingis and reforms that can be taken at a local to enact the kind of
change to get the types of housing choices that people want to see: https://www.aarp.org/content/dam/aarp/livable-
communities/housing/2024/Expanding%20Middle%20Housing%200ption-
A%20Guide%20t0%20Local%20Middle%20Housing%20Regulations.pdf

ii.  Avideo on Missing Middle housing

1. https://www.aarp.org/livable-communities/housing/info-2022/2022-missing-middle-housing-colorado-
video.html
iii.  General Missing Middle info from AARP

1. https://www.aarp.org/livable-communities/housing/info-2020/missing-middle-housing.html

i.  Livability and Missing Middle

1. https://www.aarp.org/livable-communities/housing/info-2019/missing-middle-housing-webinar.html
ii.  Generalresource on housing and AARP

1. https://www.aarp.org/livable-communities/archives/housing/

b. From Missing Middle from the author Daniel Parolekof "Missing Middle Housing" "“Missing middle housing types are a
great way to deliver affordable housing choices by design since they’re of a scale that most communities would
support. But they can also hit higher-value niche markets.” — Danijel Parolek. | have copied and pasted a few of the
summary pages, but have also included the entire pdf from this document to make it easier to view the content.
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i Video:
e https://www.youtube.com/watch?v=pMnC4lc78po

i.  Resource onregulations
e https://missingmiddlehousing.com/how-to-regulate/

i.  Types of Missing Middle
e https://missingmiddlehousing.com/the-types/

Thanks,
Mallory

6
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AARP
Discovering and Developing

Missing Middle Housing

« What it is

*» Where it went

* And why it’s a needed
housing option for
people of all ages

TOWNHOUSE

DUPLEX ACCESSORY DWELLING UNIT

MANSION APARTMENT COTTAGE COURT
SEE MORE HOME TYPES INSIDE!

AARP.org/MissingMiddleHousing By AARP and Opticos Design
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http://AARP.org/ADUs

AARP

AARP is the nation’s largest nonprofit, nonpartisan organization dedicated to empowering people 50 or older to choose how
they live as they age. With a nationwide presence, AARP strengthens communities and advocates for what matters most to
the more than 100 million Americans 50-plus and their families: health security, financial stability and personal fulfillment.

AARP, 601 E Street NW, Washington, D.C. 20049

Web: AARP.org

Toll-Free English: 1-888-OUR-AARP (1-888-687-2277)

Toll-Free Spanish: 1-877-342-2277

International Calls: +1-202-434-3525

TTY User Dial 711: English: 1-877-434-7598 | Spanish: 1-866-238-9488

AARP Livable Communities

The AARP Livable Communities initiative supports the efforts of local leaders and residents throughout the nation to make
their communities more livable and age-friendly. Among the initiative’s programs are the AARP Community Challenge, an
annual grant-funding effort to support projects that build momentum for local change, and the AARP Network of Age-
Friendly States and Communities.

Web: AARP.org/Livable
Newsletter: AARP.org/LivableSubscribe
Email: Livable@AARP.org | X: @AARPLivable | Facebook: /AARPLivableCommunities

Opticos Design

Founded in 2000 on the belief that walkable places are critical for healthy, resilient and equitable communities, Opticos
is a team of urban designers, architects and strategists focused on finding new solutions to the most challenging housing
and community issues of our time. Opticos introduced the concept of Missing Middle Housing and is a leader in the
development of form-based coding, a mixed-use and walkability-supportive type of zoning. As a founding B Corporation,
Opticos is committed to operating with a focus on social, environmental and economic responsibility.

Opticos, 2100 Milvia Street, Suite 125, Berkeley, California 94704

Web: OpticosDesign.com

Phone: 1-501-558-6957

Newsletter: OpticosDesign.com/blog

Email: info@opticosdesign.com | X: @OpticosDesign | Facebook: /OpticosDesign

Copyright © 2023, 2022 by AARP | AARP is a registered trademark. All rights reserved. No part of this publication may be reproduced in any form or by any means without the
prior written permission of AARP, except brief quotations in connection with reviews written specifically for inclusion in magazines, newspapers or websites, or limited
excerpts strictly for personal use. Limit of Liability/Disclaimer of Warranty: While AARP has used its best efforts in preparing this publication, it makes no representations or
warranties with respect to the accuracy or completeness of the contents, examples, instructions and/or guidance contained herein. The advice and strategies discussed
may not be suitable for each reader’s or community’s situation. Consultation with local professionals is advised, and compliance with local regulations is required. AARP
shall not be liable for any loss of profit or any other commercial damages, including but not limited to special, incidental, consequential, or other types, nor for any injuries
to persons or property.

Cover photograph locations and credits (clockwise from top left): Austin, Texas (Opticos Design) | Cape May, New Jersey (Melissa Stanton,
AARP) | East Greenwich, Rhode Island (Union Studio, photo by Nat Rea) | Norfolk, Virginia (Opticos Design) | Phoenix, Arizona (Opticos Design) 102023
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What Is Missing Middle Housing
— and Where Did It Go?

Across the United States, there is
a mismatch between the available
housing stock and what the
market wants and needs.

As a nation, we need a shift in how
homes are designed and developed.
So-called Missing Middle Housing
is a critical part of the solution.

Architect and urban designer
Daniel Parolek is the founder of
Opticos Design and a frequent
contributor to AARP. He coined
the term “Missing Middle” to
describe a set of residential
building types that exist in the
middle of the continuum between
detached single-family houses
and large apartment buildings.

Such midsized, often moderately
priced homes are referred to as

CONTENTS

missing because very few have
been built in the U.S. since the
early 1940s. The shortage is
largely due to zoning constraints,
the shift to car-centric patterns of
development, and the challenges
of financing multiunit dwellings.

That’s a problem, because the
benefits of this largely missing
housing type abound:

® Missing Middle homes provide
the size and affordability
options that people of all ages
— including older adults — very
much need but often can’t find.

¢ Since Missing Middle dwellings
are house-scale, the design and
size of the buildings fit
comfortably among detached
single-family houses.
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® When a classic but too-large
historic home is converted into
a multiunit Missing Middle-style
residence, the housing type can
help preserve existing houses as
well as an area’s look and feel.

® The housing type can enable
family members to live with or
near one another while having
their own space or residence.
(Find more benefits on page 4.)

Discovering and Developing
Missing Middle Housing provides
local leaders, building and
planning professionals, and
involved community members
with information about what
Missing Middle Housing is — and
why it’s time to return this
versatile residence type to
America’s housing portfolio. m

Missing Middle

Housing Types

« The Cottage Court 6
« The Accessory Dwelling Unit 7
» The Duplex 10
» The Fourplex 11
« The Mansion Apartment 14
» The Townhouse 15
» The Live/Work Property 18
« The Courtyard Building 19

» The Multigenerational House 22

V Turn the page to learn about this
Missing Middle streetscape.



The Characteristics
of Missing Middle Housing

ecause Missing Middle homes are house-scale,

they typically look like and are the size of a
single-family dwelling. But inside, the house
contains multiple homes. Among the Missing Middle
home type’s other characteristics and qualities:

® The buildings fit seamlessly into neighborhoods,
either because similar housing types already exist
in the community or because the homes are
designed and constructed to preserve or complement
the streetscape’s appearance and character.

® The house-sized, multiunit structures can provide
a neighborhood or community with a wider range
of housing options, at various price points.

® The housing types fit within — and help to
generate — walkable, place-based neighborhoods
with community amenities that become an
extension of people’s homes and serve as shared
spaces where neighbors can safely get out and
about and gather.

® The homes can accommodate people of all ages,
physical abilities and life stages.

The AARP Home and Community Survey consistently
finds that most Americans, including older adults,
prefer to live in neighborhoods that offer a mix of
housing and transportation options and are close to jobs,
schools, shopping, entertainment and green spaces.

These preferences — coupled with the rapid

aging of the U.S. population overall, the decrease in
households with children and the national housing
shortage — will likely boost the demand for smaller
homes and affordable, quality rental housing in
amenity-rich locations.

A neighborhood that includes Missing Middle
Housing is well-positioned to respond. m

An important point: Walkability is key to the benefits provided by Missing Middle Housing. With stores,
services and eateries within walking distance of where people live, local businesses can thrive and car
ownership by residents can be optional, thus reducing the need for a community or developer to provide
parking. That, in turn, helps reduce the costs for all involved. (Learn more on pages 4 and 26.)

A Missing Middle Housing Sampler

1. COTTAGE COURT 2. SIDE-BY-SIDE DUPLEX

2 | Discovering and Developing Missing Middle Housing | éARP nd O,

3. STACKED DUPLEX 4. FOURPLEX 5. SIXPLEX
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PHOTOS: OPTICOS DESIGN (2)

< Residential
development since
the mid-20th
century has focused
on the creation of
detached single-
family homes or
large apartment
buildings. The hard-
to-find housing
optionsin between
are the “Missing

Middle.”
A Up until the 1940s, small, multiunit buildings (such as the A Historic Missing Middle Housing examples (like this side-by-
Alameda, California, fourplex pictured here) were commonly side duplex home in New Orleans, Louisiana) often have the
built on standard lots within neighborhoods to provide housing  same level of architectural refinement as single-family houses
for moderate-income individuals and families. from the same era.
&
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6. EIGHTPLEX 7. COURTYARD 8. TOWNHOUSE 9. LIVE/WORK
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Benefits of Missing Middle Housing

he word “middle” as used in the term “Missing

Middle Housing” principally refers to the
midsized housing types that exist between single-
family homes and large (often high-rise) apartment
or condominium buildings. But “middle” also relates
to the home type’s level of affordability.

Because Missing Middle residences have historically
delivered attainable housing choices for people
earning 60 percent or more of an area’s median
income, they are a practical and needed middle
income and workforce housing option. The size and
cost of Missing Middle units also benefit older adults,
including empty nesters looking to downsize.

A caveat: The affordability or even attainability of
Missing Middle Housing — for developers and buyers
— is only possible where land and real estate prices
haven’t become so inflated that building or
purchasing a home is financially prohibitive.

BENEFIT: Affordability by Design

Missing Middle Housing increases supply and
supports walkable living by using land efficiently;
providing small yet spacious residences; employing
simple, lower-cost-but-still-quality construction

methods; reducing the reliance on car ownership;
and, often, providing income opportunities for owners.

All these factors result in a housing choice that is
more attainable for buyers and renters than most
detached single-family houses.

BENEFIT: Reduced Transportation Costs
Parking is expensive.

“It costs thousands of dollars per stall to build. It
occupies valuable real estate. It is ubiquitous,
accompanying nearly every building built across the
United States,” says ReinventingParking.org. “Yet at
nearly every destination, drivers don’t directly pay
for the parking they use. Instead, the cost is hidden,
bundled into the grocery bill, benefits package, and
rent of every shopper, employee, and tenant.”

For an apartment dweller, a parking spot adds an
average cost of $225 per month.? According to
HomeAdVvisor.com, the cost to pave a parking lot can
range from $10,000 for a 10-car space to $700,000
for a 300-car area.*The cost to build a parking
garage ranges from $7 million to $12 million,
reports Fixr.com.*

A Original Missing Middle-style homes from the mid-20th century and earlier still exist in older cities and
towns. The quality runs the gamut from historically rich and renovated residences to those in need of repair
and modernization. In existing walkable neighborhoods there are opportunities to convert single-family
homes into multiple units. In this case, a house in Portland, Oregon, was refurbished and converted into a
stacked fourplex. While the pictured project was financed with private funding, affordable housing subsidies
and historic preservation funds can be available for these types of projects.
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I live alone. | feel safe in my neighbor-
hood, which is active and walkable. I'm
close to my gym, a small grocery store and
a great coffee shop. My office is an easy bike
ride away. My studio apartment is perfect
for me and lets me save for my future.

7

We’re a couple. We share
a one-bedroom apartment

in a lively neighborhood
where we can walk to shops,
restaurants and even our jobs!

We are retirees.
\ We’re so glad we can
remain in our longtime
neighborhood after
downsizing from the

large home where we
raised our children.

7

I’m a single father.
| appreciate living in a

neighborhood where my child
canplay atalocal park —and |
don’t need to care for a big house
and yard on top of solo parenting.

Added to the costs shouldered by residents is the
expense of owning and operating a car in the
United States, which according to AAA is nearly
$10,000 a year.® Since Missing Middle Housing is
inextricably tied to walkable places — and, often,
public transit options — the need for a car and
parking can be reduced or outright eliminated.
(See page 26 for more.)

BENEFIT: Shared Land Costs

When a multiunit residence or development is
placed on the same-sized lot as a single-family
home, land costs can be divided among multiple
households. As a result, it’s often less expensive to
purchase the individual unit than a single-family home
of the same overall size and quality of construction.

BENEFIT: Smart Land Use

Since Missing Middle homes vary in size and can be
quite small, they are able to fit on small plots of land
and can more easily work around a location’s trees
and natural topography. The home type is especially
useful for infill lots, which are undeveloped or now-

vacant plots of land in otherwise developed locations.

Filling infill and other small lots with Missing Middle
Housing achieves big change through small
contributions. The incremental creation of such

City Council Packet, February 1?,

homes can add significant numbers of affordable,
locally owned housing units. Because small
residential lots can provide business opportunities
for local, smaller-scale builders and developers,
they empower residents and small businesses to
build equity and benefit from improvements to a
neighborhood and the broader community.

BENEFIT: Income, Equity and Empowerment

High housing costs and decades of discriminatory
practices (such as restrictive ordinances and
mortgage redlining against minority groups) have
denied home ownership to many Americans.

Because the entry-level purchase cost is less than a
single-family home, Missing Middle Housing types can
provide people of various incomes and experiences
the opportunity to live in quality housing and build
equity while doing so.

Since federal home loans can be used to finance
buildings with up to four units, buyers can qualify to
purchase a Missing Middle building that contains
their own unit and up to three other apartments.
The rental income can help pay the loan and the
owners’ own housing costs. Alternatively, a smaller
residence can enable an individual or family to buy a
starter unit, build equity, and then potentially sell
the property to purchase a larger home. m
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Missing Middle Housing Types

Single-unit, cottage court houses are
typically 1 to 12 stories tall and are
oriented around a courtyard that
serves as an outdoor community
space in lieu of rear yards.

Cottage (or bungalow) communities
typically have shared parking areas.
Many include a common building
that can be used for community
gatherings or reserved for private
parties. Since the homes are small,
the developments sometimes offer
shared laundry facilities, storage
spaces and secondary housing units

that can accommodate guests.
A In 2017, the city of Ashland, Oregon, approved an ordinance to allow

s . . . developments with a minimum of three and a maximum of 12 cottages. Most of the
This M ISSINg M Iddl? home—type 1S homes must be 800 square-feet or smaller. Allowing one cottage per 2,500

very compatible with houses in square-feet of lot area, the overall lot size is, at its largest, about one-third of an
single—family zones. m acre. At least 20 percent of the land must be preserved as common open space.

A Located on a 1.37-acre lot in Healdsburg, California, eight detached, two-bedroom homes surround a shared community space.
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MELISSA STANTON, AARP (4)

A An attached, side-yard ADU (left, with the red door) and an attached rear-yard ADU (above) in historic Cape May, New Jersey.

A An above-garage, backyard ADU in Brevard, North Carolina.
The ACCESSORY DWELLING UNIT

As small houses or apartments on the same
property as a single-family residence, accessory
dwelling units — commonly referred to as ADUs —
play a major role in addressing the national need for
smaller homes and affordable, quality rental
housing. A traditional home type, ADUs are
reemerging as an affordable and flexible housing
option that meets the needs of older adults and
young families alike.

An ADU can occupy space within the main residence
or be built as an addition or freestanding structure.
A garage with an ADU is often known as a carriage
house, a term once used for a building that housed
horse-drawn carriages and stable hands at grander
homes. Other names for an ADU include “guest
house,” “in-law suite” or “backyard bungalow.”
Unlike the cottage or bungalow court (opposite
page), or the other housing types in this publication,
an ADU cannot be independently bought or sold.
The unit is always part of the property it’s on.
However, the accessory (or secondary) dwelling can
be used as a separate living space for relatives,
guests or rent-paying tenants.

City Council Packet, February 1?,

A A combination garage-and-interior ADU in Portland, Oregon.

Since ADUs make use of the existing infrastructure
and already-developed land, their environmental
impact is low. Since they are created out of existing
housing, they easily fit a neighborhood’s look.

Many states and local jurisdictions have amended
their zoning codes to allow ADUs. Doing so helps
increase the supply and diversity of housing in
neighborhoods with larger lots. Another benefit of
ADUs is that they provide a softer introduction to
Missing Middle Housing in areas that have been
resistant to anything but single-family homes. m

See page 10 for more Missing Middle Housing types.

— AARP.org/ADUs

The ABCs of ADUs

Aguide to
Accessory Dwelling Units
and how they expand housing options
for people of all ages

Find articles and
resources about ADUs,
including model
legislation, a design
guide and The ABCs

of ADUs, a free, photo-
filled, 24-page primer
that’s available in
print and as a PDF
download.

:ic(%grﬁwaqg grgjs%egf[ggéng Missing Middle Housing | AARP and Opticos Design | 7
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Missing Middle Housing and Thriving,
Walkable Neighborhoods

key attraction of Missing Middle

Housing is that the properties
incorporate features that draw
people to neighborhoods with
detached single-family homes.

Due to their limited height and small
footprint — and the fact that they
are usually mixed among a variety of
other building types — Missing
Middle Housing residences challenge
the image normally associated with
multifamily housing.

Debunking Density

Conversations can quickly go sour
when a discussion turns to the topic
of increasing an area’s density.

This response is partly due to
associating the term “high density”
with large buildings that house
dozens, hundreds or even thousands
of people. Yet zoning that has a
low-density goal is not immune to
negative results.

In planning and zoning, the term
“density” defines only the number of
units, not their size. As a result,
low-density zoning often leads
developers to build the largest
houses the market will tolerate in
order to maximize their gains. Put
another way, there’s more profit in
building and selling an oversized $1
million house than a two-bedroom
bungalow.

Regulating by density ignores the
fact that many single-family homes
are so large that it’s easy to fill the
same-sized building with multiple
residences that are small, affordable
and useful. Another benefit is that,

8 | Discovering and Developing Missing Middle Housing | éﬂ?%r{ﬂl gﬁtffac ets?gbruary 17,2026 Page 257 of 492

A The diagram shows how a differing number of housing units can fit within a
residential building without changing the dwelling’s overall size or placement on a

6,250-square-foot lot.

when more people are housed, a
community’s tax base expands,
which helps fund public services
(parks, police, libraries, schools).
The residents also add to the
customer base needed to
support the types of thriving,
commercially successful Main
Streets and downtowns that

0s De

< In this site plan,
five cottage-style
homes (of about 650
square-feet each) fit
on a 14,976-square-
foot (or .34 acre) lot.

people of all ages, life stages and
income levels desire.

Enabling housing that modestly
increases density, rather than
regulating or restricting higher
density, is essential to meeting
the pent-up desire for safe and
economical walkable living.

(2) N9ISIA SOD1LO
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Rethinking Zoning

Many of the neighborhoods that are
home to Missing Middle Housing types
were built prior to the advent of zoning
in the early 1900s. The creation of new
Missing Middle residences largely
ended in the 1940s.

“Euclidean” zoning, the most common
type in the United States, was
designed to separate different land
uses and housing types, such as
single-family and multifamily homes.

American cities also tend to regulate
land use by residential density, which
results in communities where
residents can’t walk to stores and
where people can’t downsize or even
upsize into another home without
leaving the community.

Zoning regulations and specifics vary
by state and municipality, but few
zoning codes effectively enable
Missing Middle Housing.

Many state and local legislators have
been pursuing much-needed changes
to remove the planning and zoning
barriers that prevent the creation of
Missing Middle Housing.

The cities of Memphis, Tennessee, and
Minneapolis, Minnesota — and the
states of Nebraska, California and
Oregon — are among the places that
have adopted regulations more
favorable to Missing Middle Housing,
such as allowing three to four units on
any lot, including those zoned for
single-family.

(See page 21 for more about the
Nebraska efforts. See page 33 to learn
about the AARP guide Re-Legalizing
Middle Housing: A Model Act and Guide
to Statewide Legislation.) m

< Townhouses, duplexes
and apartments are
effectively banned in
many neighborhoods.
Most U.S. cities have
zoned 70 percent or more
of their residential land
exclusively for detached
single-family houses.
Thisimage shows that 94
percent of the residential
land in San Jose, California,
is zoned for detached
single-family housing.

Barriers for MMH in Greenville County

Max. Density

Allowed: Too Low e 0 - 4

Tootigh ® 6 6 06 o o

:\gmi;zzes ® 2 2 2 2 2

ooy @ @ @ O O @
Key: @ -orvier ?  Unclear @ ot aBarier

A Unless planning efforts are undertaken with Missing Middle Housing in
mind, the building types can be hindered by standards that make more
sense for car-centric suburban apartment complexes than for walkable
neighborhoods. The chart depicts an assessment of several small area plans
in Greenville, South Carolina.

-AARP | A Handbook AARP.org/Zoning
enaviing | fOr Improved
sace: | Neighborhoods

Order or download Enabling
Better Places: A Handbook for
Improved Communities, by AARP
and the Congress for New
Urbanism, to learn how small

and incremental zoning and land
use code changes can help achieve
community-desired results.
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Missing Middle Housing Types

A duplex residence consists of two units within a
building that is of similar size and scale to a
single-family house. In some duplexes, the units
are side-by-side, sharing a common wall down
the middle; in others, one unit is stacked atop the
other. In either case, the entries to both units face
the street.

Duplex homes benefit from many of the same
advantages as single-family residences do, such
as favorable financing options and zoning codes.

Since the cost of building or purchasing a duplex
is on par with that of a similarly sized single-
family house, while being divided among two
households instead of one, the housing type
offers genuine affordability advantages. m

A Aduplex (such as this one in Detroit, Michigan) can be so similar
in form to a single-family house that sometimes the only clue is the
presence of two entrances.

An Accessible Answer

< Few older homes meet
accepted accessibility
standards. In fact, historic
examples of Missing Middle
Housing frequently feature a
raised first floor. This
5,000-square-foot building in
Saratoga Springs, New York,
with a zero-step entrance is
an exception. Builtin 1930 as
office space for Skidmore
College, the property is now
a five-unit residence with
three apartments
downstairs and two up top,
including two studios, two
one-bedroom units and one
two-bedroom unit.

Contemporary Missing Middle
Housing equivalents can be
built with inclusive design (also
called “universal design” or
UD) features that help make a
home safe and livable for
residents of all ages and
abilities. Unlike many home-

10 | Discovering and Developing Missing Middle Housingd

safety products or add-ons of
the past, such design elements
are useful, unassuming and
attractive. These caninclude a
zero-step entry (pictured),
assist or grab barsin
bathrooms, and handrails on
both sides of a staircase. Given

AR QR 98 R ary 17, 2026 Page 259 of 492

the rapid aging of the U.S.
population, and the number of
people who have mobility
impairments on either a
permanent or temporary basis,
housing with well-designed
accessibility features are a
present and future must-have. m
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OPTICOS DESIGN

The FOURPLEX

The classic version of this housing type consists of
two side-by-side units on the ground floor, with two
more units stacked directly above.

Although the structure itself could otherwise be
classified as a small multiplex, the fourplex
residence occupies a special place in the discussion
of Missing Middle Housing.

® At two stories in height and 40 to 50 feet in
width, a fourplex’s dimensions are comparable to
those of single-family homes in countless
neighborhoods across the United States.

¢ The ground-floor, single-story apartments
contained inside offer living options for older
adults or people with mobility challenges who
need housing without stairs.

® Financing is relatively easy, as a conventional
mortgage can be used for a building containing up
to four units.

® The fourplex can fit on a smaller lot, including on
infill lots (described on page 5) which often exist in
locations that are supported by transit and locally
serving businesses.

City Council Packet, February Pﬁ?ﬂﬁg'fga‘é’é

<4 Aclose look at
the three front
doors on this home
reveals four unit
numbers. (The
center door leads
to the two upstairs
apartments.)

V Parking for fourplexes must be strategically handled. Ideally,
no more than one off-street parking space per unit is required.
This housing type works well on lots with a rear alley, which can
provide direct access to side-by-side residences at the back of
the parcel. Corner lots, which offer a greater supply of potential
on-street parking, are also good candidates.

Yet very few fourplexes have been built in recent
decades. Contemporary zoning and building codes
can be obstacles to the classic fourplex type.
As a result, developers favor building multistory
townhouses. (Learn more on page 15.) m

See page 14 for more Missing Middle Housing types.
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Finding Missing Middle Housing

ost U.S. cities with pre-World War Il housing have plentiful examples of
Missing Middle Housing types in their historic neighborhoods. Surviving
examples of Missing Middle Housing usually date to the 1940s or earlier.

Before the widespread use of automobiles, many of these neighborhoods
were within walking distance of the urban core or were served by streetcar
networks linking housing to jobs, shops and services.

Because contemporary zoning codes usually do not allow for the creation
of any (or just a few) Missing Middle Housing types in lower density zones,
motivated planners and developers are forced to pursue alternative
approaches, such as seeking a variance or participating in a demonstration
project in order to test the building type in single-family residential areas. m

A In the early to mid-1900s, Sears, Roebuck and Co., sold house plans and home-building kits,
some of which were Missing Middle Housing types. Home No. C247 (above left) was a four-family
“apartment house” featuring five rooms plus a bathroom and porch for each family. The house

could be built on a 40-foot wide lot. The slightly larger house No. C154, a 14 room “double
house” (or side-by-side duplex), needed a 50-foot lot.

Looking Locally

Because Missing Middle
Housing types typically
have a footprint no larger
than a large, detached
house, itis easy to
integrate them into
existing neighborhoods
— and sometimes hard to
find them!

® Online tools such as
Google Maps can be
useful for locating
neighborhoods with
Missing Middle Housing
types. (See page 29 to
learn about using online
mapping and data
resources.)

® Compact street
networks with house-
like buildings, possibly
near historic centers or
neighborhood Main
Streets, are good places
to look — as are
locations where a
neighborhood is
transitioning to a
higher-density, more
walkable context.

® Signs of multiple units
within a building include
multiple front doors or
pathways to doors or
more than one mailbox,
doorbell, gas meter or
address number.

Because Missing Middle Housing can integrate
with and complement single-family zoning,
the two housing types are easily able to coexist.

12 | Discovering and Developing Missing Middle Housin%/{? and
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There are several ways to place Missing Middle-style homes

Distributed Throughout a Block

Missing Middle Housing types

can exist along a street, standing

side by side and intermingling

with detached single-family homes.

The blended pattern of detached single-family
residences and Missing Middle Housing works well
because these types are comparable in form and scale.

On the End of a Block

The streets that intersect the end of a

block is often a busier corridor than

the streets occupied by detached

single-family homes. Placing

Missing Middle Housing types on the

“end grain” of a block allows for the use of

slightly larger buildings because the structure isn’t

sitting directly next to detached single-family homes. In this

placement type, the alley to the rear of the Missing Middle structure also
allows for a good transition in scale to the single-family lots.

As a Commercial Corridor Transition

When a Missing Middle residence is

located in an area that’s adjacent

to a neighborhood Main Street,

the building itself provides a

gradual transition point between residential

and commercial or mixed-used properties. The

nearness of residents provides a customer base for local

businesses and services. By serving as a type of buffer, a Missing

Middle-type structure can actually keep a single-family home in a walkable

area from being located directly next to, say, a restaurant or bar (or a store or office
building) and the parking lots needed by the businesses’ customers and employees.

As a Transition to Higher-Density Housing

Another transition benefit of

Missing Middle Housing is

achieved by placing small to

midsized multiunit housing on a

few of the lots that transition from a

residential side street to a more populated

corridor, thus providing a transition in scale

to the larger buildings on the end grain of the block along the
primary street.
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Missing Middle Housing Types

The MANSION APARTMENT

Missing Middle Housing types are, by definition,
house scale. But all houses are not the same size.

In locations with historic mansions or large manor
houses, it can be very easy to adapt existing,
oversized single-family houses or create new

A From the outside, these houses appear to be mansions. A
closer look reveals that each house actually contains several
residences. The Norfolk, Virginia, examples (top and bottom)
contain apartments. The Baltimore, Maryland, property (center)
hosts five townhouse-like side-by-side units.

14 | Discovering and Developing Missing Middle Housingd/tl? and

1

multiunit buildings that will seamlessly blend within
the context of the street or neighborhood.

A mansion apartment maintains the form and scale
of a large estate house, while accommodating
multiple units, typically exceeding the quantity
found in fourplexes. (Such a building might also be
referred to as a sixplex, eightplex, and so on.)

These buildings tend to be much larger than other
Missing Middle Housing types and are composed of
sunlight-filled wings rather than being deep
buildings with internal corridors, as in a traditional
high-rise apartment building or a dormitory or hotel.

The mansion or estate appearance is reinforced
through a single, architecturally celebrated main
entrance that faces the street and may be shared
among several units.

Because numerous historic mansions in desirable
neighborhoods have already been divided into
multiple units, it can sometimes be difficult to tell
where the conversions exist. A key to discovering
them is to pay close attention to mailboxes, address
signage and other exterior features. (See page 29 for
more about these clues.) If the house contains
multiples of any — such as several doorbells rather
than one — the home has likely been converted into
apartments.

Unlike a multiplex residential building, however, a
mansion apartment building requires that the owner
or developer be mindful of the structure’s
architectural features and possibly older mechanical
systems and construction methods and materials.
Details matter, especially as applied to the main
entrance, windows, siding and roof.

A mansion conversion is not a utilitarian building.
Many of these buildings are not wheelchair
accessible, at least not without significant
renovations and the installation of an elevator.

But when the subdivisions and renovations are done
well, former mansions provide a generous (and grand!)
living experience. m
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The TOWNHOUSE

Townhouses — sometimes called townhomes,
rowhouses or rowhomes — can be found throughout
the world and make up an important part of the
original urban fabric in historic East Coast cities as
well as in locations such as Chicago, Illinois;
Cincinnati, Ohio; and San Francisco, California.

Townhouses represent a fast growing percentage of
new housing, in fact the fastest from 2011 to 2017, far
outpacing other Missing Middle types. This is largely
because townhouses can be sold as “fee simple”
units — meaning that, unlike ownership in an
apartment building, the buyer owns both the building
and the land beneath it. That makes the construction,
sale and maintenance of the property less complex
than it would be for a building of stacked units.

In contrast to freestanding detached houses,
townhouses are connected to adjacent buildings on
one or two sides via shared walls. Each townhouse
has an entry that faces a street or courtyard. The
homes typically include a small rear yard.

Because of their small footprints and shared walls,
townhouses make efficient use of land, which means
they can be constructed and sold at a lower price
than a new detached house. Since townhouses are
not stacked, it alleviates the concerns by some
residents about noise from upstairs neighbors. A
downside is that townhouses don’t typically offer
the same diversity of unit mix (such as one- or two-
bedroom units) or an option for one-story living.

The overall dimensions and unit makeup of
townhouses vary. In neighborhoods of detached,

City Council Packet, February ?Jf,cf(‘ﬁ'g’igag

<V Townhouses are acommon
residence type throughout the United
States that can adapt to a wide range
of contexts. However, when such
developments are oversized and
disconnected from needed shops and
services, they contribute to sprawl
and the need for more or expanded
roadways and parking lots. Missing
Middle Housing-type townhouses
(pictured in Wheeling Heights, West
Virginia, left, and Longmont
Colorado, below) are efficient and
attractive options for infill lots in new
and existing walkable locations.

house-scale buildings, each run of townhouses
might be limited to two or three units, with their
height not exceeding two stories. In a more urban
environment, a row of townhouses can occupy an
entire block. In historic areas of Boston,
Massachusetts, and the borough of Brooklyn in New
York City, three- and four-story townhouses have
been converted into apartments (and back again) as
the housing market has shifted over time.

The way townhouses handle parking can make or
break them in terms of their contribution to a
walkable streetscape. Walking along a street lined
by townhouses can be a delightful experience — but
if the front setbacks are merely driveways and the
ground floor facades are dominated by garage
doors, the experience is much less inviting. In the
best examples, parking is accessed at the rear and
does not (as shown on page 26) occupy the majority
of the ground floor. m

See page 18 for more Missing Middle Housing types.
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Developing Missing Middle Housing

As noted on page 9, several local governments and states are adjusting zoning codes and other
regulations to allow for Missing Middle neighborhoods and residences. Here are a few examples.

A Lincoln Street in Prairie Queen, a Missing Middle neighborhood in Papillion, Nebraska, features live/work-style dwellings where
the upper floors are residential and the street-level units are “flex” spaces that can be used as housing or for a business.

With older adults retiring and downsizing their
homes, and a high percentage of adults living alone
or as couples without children, Nebraska — like
many other states — is experiencing an acute lack of
housing choice and affordability.

In an effort to address both, in 2020 the state
enacted the Municipal Density and Missing Middle
Housing Act. The law requires Nebraska’s 11 largest
cities to assess and report on the existing zoning and
housing stock and then develop an action plan for
implementing solutions, including Missing Middle
Housing.

For cities that fail to adopt a housing action plan, the

16 | Discovering and Developing Missing Middle Housingé

AARP and
ity

law requires Missing Middle Housing to be allowed in
any area zoned for single-family housing.

AARP Nebraska worked with the targeted
communities to provide information about Missing
Middle Housing. Opticos founder Daniel Parolek,
who was raised in Nebraska, shared a Nebraska-
focused Missing Middle Housing presentation for
local leaders and residents.

To provide Nebraskans with local examples of
Missing Middle-style housing, the Opticos team
created two self-guided walking tours: one in the
historic Dundee neighborhood in Omaha (see page
28), the other in Papillion, in a new development
called Prairie Queen (see page 21).m
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<lowa City, lowa, has a
long history of limiting
sprawling development at
its edges. In a recent
comprehensive plan, the
city identified 900 acres at
its southern border, which
it calls the South District,
and created an area of
targeted growth to deliver
a range of Missing Middle
Housing choicesin a
compact, walkable
neighborhood. m

<1n 2020, the city of Memphis,
Tennessee, began implementing
its Memphis 3.0 Comprehensive
Plan by creating seven small area
plans for priority neighborhoods,
including Hollywood-Hyde Park,
Highland Heights, Klondike and
South City. Each plan has a strong
Missing Middle Housing
component featuring a range of
Missing Middle types on typically
sized existing lots. m

“Housing stock known as
middle housing, while
prominent in the early
1900s, has been largely
missing in the construction
of new housing in the United
States since the mid-
1940s.... Examining and
updating municipal zoning
codes and ordinances to
permit varied types of
housing stock will provide
greater availability of
affordable housing, increase
residential density, promote
more efficient and effective
land use, and create
conditions for successful
mass transit, bikeability,
walkability, and
affordability in residential
neighborhoods.”

— Nebraska State Legislature, LB866

A As an area dominated by pricey vacation homes opportunity to add much-needed attainable (or
and ski season rentals, housing options in Teton “workforce”) housing. Opticos was hired in 2020 to
County and the town of Jackson, Wyoming, are engage the community, propose solutions, create a
beyond the reach of low- and moderate-income detailed vision plan, and write a set of development
households. Because of that, workers in the standards to help create a mix of 1,200 for-sale and
tourism-rich region endure long, costly commutes. rental units of Missing Middle Housing in a new

A 225-acre site that abuts the town provides an walkable neighborhood. m

City Council Packet, February P’}fcf(ﬁgrfga%
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Missing Middle Housing Types

< A Live/work buildings (like those

in Norfolk, Virginia’s East Beach, left,
and the mixed-use Serenbe
development in Chattahoochee Hills,
Georgia, above) help make a town or
neighborhood a vibrant and
interesting place to live, work and visit.

The LIVE/WORK PROPERTY

A live/work building combines a conventional
dwelling unit, usually located upstairs, with a
ground-floor flex space that can accommodate a
range of nonresidential uses. This apartment-
style Missing Middle Housing type is well suited
for a street-level retail shop, office or business.

Live/work buildings are typically clustered
together, on or near a neighborhood Main Street.
They work best as a transition type between
residences and commercial locations and are
rarely successful when located within a strictly
residential block.

A Live/work units in Orlando, Florida’s Baldwin Park

The work portion of the live/work property has its
own frontage and street-facing entrance — often
expressed as a storefront — but it also includes
direct interior access to the residential portion
that’s located on the same floor or directly above
on the second and sometimes third floor.

The ground floor ceilings of the live/work space

are usually at least 10 feet high, which can

properly serve nonresidential uses. While building

codes generally specify the requirements for

different uses, live/work units are often A The top two floors of this live/work building in Buena Vista,
addressed as a special case in order to align with Colorado, contain a 1,400-square-foot residence. The ground
the housing styles nearby. m floor can house a shop, office or apartment.
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The COURTYARD BUILDING

A courtyard building is a medium-sized structure
that consists of multiple side-by-side and/or stacked
dwelling units oriented around a courtyard or series
of courtyards. Often, each unit has its own exterior
entrance, although up to four units may share a
common stoop, staircase or entryway.

The courtyard-accessed entries — and the views into
the courtyard from upper-story living spaces — are
important because the shared open space is key to
delivering the quality of life and sense of community
that are the housing type’s signature benefits. (A
similarly sized building with apartments accessed
from a common internal corridor does not meet the
intent of this type.)

The building itself is composed of wings that define
the courtyard. Because the wings are no deeper than
anindividual house, a courtyard building can appear
to be house-scale despite typically occupying a larger
lot than what’s needed for a single-family home.

The wings surrounding the courtyard (or courtyards)
can take various configurations: L-shaped, C-shaped,
and O-shaped courtyard buildings are all common.
Open-air passages through the wings can provide
access into the courtyard or between courtyards.

The courtyard dimensions vary by climate but are
typically about 20 to 30 feet across. Narrow
courtyards are favored in hot climates for shading,
while larger courtyards are suited to cooler or
temperate climates to allow for both sun and shade.
The height can vary in different parts of the building. m

City Council Packet, February Pl}fcf(lﬁgrfgag

< Many courtyard buildings are inspired by the Spanish
tradition, which features the type prominently.

A The courtyard is an ideal environment for landscaping to
complement the adjacent homes.

A Direct access to the courtyard from the surrounding units is a
key feature of this building type.

A The layout of courtyard housing can help build connections
among neighbors.

See page 22 for more Missing Middle Housing types.
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A Little Bit of Land Can Host a Lot of
Missing Middle Housing

lots of land from two to five acres are a sweet

spot for smaller-scale developers constructing
Missing Middle Housing. Lots within that range allow
for a variety of housing types and building layouts
without the need to design an entire neighborhood,
which can have significant (and costly) implications
for public infrastructure.

When working with a small plot of land, the
challenge can be to create a strong sense of place
while also generating value for home sales or
rentals. This is particularly important if the site is in
a context that would not otherwise generate strong
interest. Good site planning is key to achieving
Missing Middle objectives.

Hamilton Square: Novato, California | 2.7 acres

Located across the street from an elementary school, and a five-minute
walk to a commuter train, Hamilton Square is a mix of for-sale and rental
units, as well as fee simple (see page 15) versus stacked units. Proposed
designs inspired community discussions about the amount of open space
to provide; the ratio of and relationship between the sale and rental
options; the viability of live/work units; and the trade-offs between the
number of units and the desire for shared spaces and amenities. m
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Housing Units: 41
Housing Units Per Acre: 15
Parking Spaces: 81
Mansion Apartments and Live/Work Units A

Mol G g

Housing Units: 31

Housing Units Per Acre: 11.5

Parking Spaces: 79

Tuck-under Townhouses (Option A) A
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V Developed on the site of a former gas
station, Hamilton Square is

an example of how contaminated land
can be remediated (by removing
polluted soil), restored (with clean soil)
and revitalized for a new use. The site
plans show different ways the space
could be developed.

Housing Units: 58

Housing Units Per Acre: 22

Parking Spaces: 110

Courtyard Housing and Live/Work Units A

Housing Units: 31
Housing Units Per Acre: 11.5
Parking Spaces: 83

Tuck-under Townhouses (Option B) A
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Prairie Queen: Papillion, Nebraska | 40 acres

After acquiring an undeveloped site in Papillion, Urban Village Development, a company that successfully
renovated a collection of small, historic, multiunit brick buildings in Midtown Omaha, approached Opticos
to design a neighborhood-scale apartment community of Missing Middle Housing.

Unlike a conventional suburban
apartment project, the site plan
features a series of blocks and
tree-lined streets framed by diverse
building types that will ultimately
accommodate 500 to 600 units.

As of August 2023, 268 units were
completed and leased. Monthly
rents range from $1,000 for a
one-bedroom apartment to
$3,000 for a three-bedroom
townhouse. Despite their differing
prices, the units are all within the
same block, which is a rarity for

A Although this photo shows a clear weather day, freezing temperatures and snow are
common in Papillion, Nebraska, where Prairie Queen, a walkable, suburban

development is located. The residents are fine about having just one off-street parking
space per unit and first-come, first-served guest and overflow parking along the streets.

TOM KESSLER PHOTOGRAPHY

an apartment community. The
arrangement provides economic
diversity and mobility within the
neighborhood.

A budget-saving innovation is that
there are no large parking lots.
Rather, each unit has one off-
street parking space, eitherin a
garage or off a rear alley. On-
street parking is available for
guests as well as residents who
have more than one car.

Prairie Queen includes a mix of
Missing Middle Housing types,
from duplexes to mansion
apartments. The architecture
reflects styles drawn from
Omaha’s historic neighborhoods,
but done in a simplified way that
is economically feasible.

At its entrance, the neighborhood
incorporates one block of live/
work units. (See the photo on
page 16.) The properties
contribute to the area’s walkability
by housing the types of amenities
that residents seek, such as a

coffee shop and a shared
coworking space. If commerecial
uses do not materialize, the flex
spaces can be rented as one-
bedroom apartments. A greenway
connects the site to a lake,
capturing valuable views and
enabling residents to interact as
they walk to and from the water.

To launch the project, Urban
Village employed a mixed-use
development agreement that
challenged many city standards,
including for alley design, utility
hookups, parking minimums and
minimum street widths.

AV Although many of the buildings
look like single-family homes, they are
in fact multiplex structures containing
two to eight residential units. Visit
opticosdesign.com (and search for
“Prairie Queen”) to watch a video and
learn more about the community.

The city of Papillion considers the
Prairie Queen development to be
a success. In fact, the mayor was
so pleased with the project that it
is used as a case study for city
departments, encouraging them
to reconsider engineering
standards and development
regulations so Missing Middle-
style developments can can be
built more easily in the future. m
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Missing Middle Housing Types

The MULTIGENERATIONAL HOUSE

[l too often, buildings are treated as static
objects. Yet the people inhabiting and using
them are anything but static.

What if homes were designed to accommodate the
full life cycle of the people living in them? The
multigenerational house is an example of a home in
which different types of units serve the needs of
people at different ages and life stages. Missing

Middle Housing has the added benefit of allowing
incremental development and rental income
opportunities, which can make it easier to finance
and more affordable to build over time.

The following scenario describes just one possibility,
but it illustrates a broader concept that can be
tailored to the unique circumstances of individual
households.

PHASE 1: The Single-Family
House

The story begins with an ordinary
house on an ordinary lot. A couple
with young children move into a
new home that has downstairs
living spaces and bedrooms
upstairs with one or more full
bathrooms.

“Grandfamily-ing,”

family caregiving for older
relatives, and adult
children living at home are
significant trends.

— AARP Home and Community Survey

PHASE 2: The ‘Wing Unit’
Addition

The owners add a first-floor suite
featuring a bedroom, living area,
kitchenette and a full bathroom
so a pair of grandparents can
move in to help with the children
while also receiving help with
their own needs.

The property now contains two
dwellings. A door between the
two can remain open or closed
and locked as needed. (A laundry
room can be shared, or each unit
can have its own.)

Because the wing unitis all on one
level and has been designed to be
fully accessible, it’s suitable for
agingin place.

22 | Discovering and Developing Missing Middle Housingdllt\é and
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PHASE 3: The ADU
Addition

As time goes on, the homeowners
move into the wing unit so an
adult child with a family can
reside in the main house.

As the property owners reach
retirement, they build a new
garage (or update an existing one)
to include a second-story living
space.

This “carriage house” style
accessory dwelling unit is rented
out to pay down the construction
costs and provide retirement
income. The apartment can
someday house an adult
grandchild who needs a place to
live while building savings, or to
enable a hired caregiver to reside
on-site.m
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Front Porch

< In this photo, the main house is on the
right. The carriage house (or above-
garage accessory dwelling unit) is at left.

We are a multigenerational household.

We have room for three generations to live together. Our
children are growing up with their grandparents —who
have moved into the attached, single-story apartment
— while we live in the main house with the kids.

See page 1 for a list of all the Missing Middle Housing types featured in this guide.
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Understanding the Barriers to
Missing Middle Housing

s noted on page 9, the majority of the residential
land in just about every community in the
United States is mapped for single-family zoning.
As a result, the current codes in very few places
effectively enable Missing Middle Housing.

In fact, in many cities, zoning designations jump
directly from single-family (which may allow
duplexes) to those permitting buildings much taller
and larger than Missing Middle Housing. Few allow

o

S5

RM-2 Zone, 40' x 120’ Lot Size
Max. Envelope per Existing Standards

Building Form

Lot Area of Tested Lot 4,800 sf
Min. Required Lot Area none
Max. Height 40'

Max. Lot Coverage 40%

Min. Parking Spaces 2 per unit for single
family; 1.5 per unit

for multifamily

Density

Max. Allowed Density 20 du/ acre

24| Discovering and Developing Missing Middle Housingdﬁl?igo%%% ﬁ&;écc

big lots.

Required Setbacks

e Front = 20’

G Side =5' (min. 15' for
multifamily)

6 Rear =15'

A A Missing Middle assessment
for the city and county of
Greenville, South Carolina,
revealed that the deep setbacks
required for multifamily
buildings were a major obstacle
to building Missing Middle homes
on infill lots.
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multifamily or medium-density zones that can
deliver small-scale buildings with multiple units on
small-to-medium-sized lots. As explained earilier,
“multiunit” does not need to mean big buildings on

The dominance of single-family zoning isn’t the only
obstacle to Missing Middle Housing. Following are
some others, including (on the next spread) the
perceptions and realities about parking.

* Developer Fees and

Incentives: Local governments
charge real estate developers
impact fees to cover the cost of
new or expanded public
facilities and services. The fee
charged per unit is typically the
same regardless of the
structure’s size. That means it
can be more affordable,
impact-fee-wise, for a
developer to build one large,
single-family residence rather
than a similarly sized or smaller
building that includes multiple
dwelling units.

Lack of Missing Middle
Housing Builders: There are
currently (as of 2022) few or no
mass-production large-scale
residential builders focused on
delivering Missing Middle
Housing. This is likely because
it’s been decades since Missing
Middle residences were allowed
under most community zoning
codes. Building professionals
and industry organizations will
need to adapt to focus on
Missing Middle Housing and
deliver more efficiencies at this
scale, much as they did for
vertical mixed-use projects in
the early 2000s.
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A Few, if any, residential builders are currently set up to produce Missing Middle Housing at the same scale as they are for

neighborhoods of single-family houses.

¢ Larger Buildings Have Cost
Efficiencies: Constructing
larger buildings, such as a 125-
to 150-unit apartment or
condominium development,
provides easier-to-identify and
often larger cost efficiencies
(translating to a higher return
on investment) than a three-,
four-, eight- or even 16-unit
building or series of them.

® Code Standards: The
International Building Code
(IBC), which applies to any
residence with more than two
units, makes it challenging and
more costly to build small
multifamily homes as the code
also applies to very large
residential buildings. Most
single-family and townhouse
home builders are not
accustomed to using the IBC.
Several cities and even states
are pursuing the idea of having

the less restrictive International

Residential Code (IRC) apply to
buildings with up to six units.

City Council Packet, February ?J}s,cffﬁ'gqga%%

® Change Is Challenging:

Current residents often don't
welcome an increase in housing
units. The concerns can range
from fears that, with a rental,
an absentee landlord won't
maintain the property, to a
belief that the added or smaller
housing will negatively impact
real estate values. Even the
threat of community opposition
can keep developers and public
officials from considering
multiunit buildings in places
where the local code requires a
public meeting or negotiated
process for a use permit or a
rezoning variance. Discussions
and policies that recognize the
interests of all stakeholders can
help address or calm concerns.
(See page 33 for information
about the AARP publication
Re-Legalizing Middle Housing:

A Model Act and Guide to
Statewide Legislation, which
provides policy and regulation
recommendations.)

¢ Minimum Parking

Requirements: Mandates for
providing one, two or more
off-street parking spots are
often unattainable or
unnecessary in urban settings,
where the space just might not
exist or where creating them
wastes valuable space that
could be used for housing.
(Turn the page for more about
parking.) m

Because housing and
parking are frequently
debated topics, local
leaders often have to
weigh whether it’s
worse to have an actual
affordable housing
problem or a perceived
parking problem.
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Proposing Less Parking

Placing Parking

ince the mid-20th century, communities nationwide have done a 1. Parking should not

better job of delivering parking than housing.The result is that, in
many places, parking is now so oversupplied that people can’t even
fathom having to pay for it. Meanwhile, the scarcity of housing has led
to an affordability crisis that becomes worse with each passing year.

When shops, schools, services
and other community amenities
have enough people within a safe
walking and cycling distance to
support their operations, fewer
off-street parking spaces are
needed for businesses and homes.

In the tug-of-war between parking
and housing, parking has been
winning. A better balance can
ensure that both needs are met. m

dominate or obscure the
property’s main entrance.
When possible, it’s best to
locate parking behind the
residence.

2. When parking is in the
front, placing cars parallel
to the residence helps the
location feel more like a
street than a parking lot.
(Such parallel parking also
prevents headlights from
shining into homes.)

3. If parking is perpendicular
to a residential building, a
hedge or low wall can help
obscure the headlights.

A Accommodating cars by adding a garage often lifts a building an additional story,
which precludes having active, community-focused spaces on the ground floor.

Removing the Barrier of Parking Minimums

In most places, reductions in parking requirements are necessary to enable Missing Middle Housing. Such proposals
often run into opposition. Below are some of the common concerns and potential responses to them.

“People in my community don’t want to live without
a car. | don't want to live without a car.”

Reducing parking mandates is about providing more
housing and lifestyle choices, not forcing anyone to
live without a car. But according to the 2019 AARP
Home and Communities Survey:

® About6in 10 adults ages 18 to 49, and 4 in 10
adults age 50 or older, walk or cycle to get where
they need or want to go.

® More than9in 10 adults say it is important for
their community’s streets to be safe for all users,
including pedestrians, bicyclists and motorists.

® Atleast 3in 4 adults say it’s important for a
community to have affordable public transit
options and special transportation services for
older adults and those with disabilities.

26 | Discovering and Developing Missing Middle Housingd/t\? and
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Developers will still provide parking, but the
elimination or reduction of residential parking
requirements can enable the creation of housing that’s
more affordable for all residents, including the growing
number of households that don’t drive, want to live
“car-light,” or don’t want to or can’t take on the
expense of owning a car.

“We don’t have public transit in my community, so
we can’t reduce parking. Also how is parking
reduction even possible in communities without safe
and reliable public transit?”

Eliminating or reducing parking requirements does
not mean that everyone is going to have to live
without a car or need access to public transit. For
instance, the Prairie Queen developmentin
Nebraska (page 21) is functioning very well with
one off-street parking space per unit for Missing
Middle homes.
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OPTICOS DESIGN

b Off-street parking takes
up a lot of space, which
makes many housing types
inherently impossible to
design and build on small
lots. In the image, a 40-foot
by 60-foot fourplex is
feasible, assuming a
parking standard of one
space per unit (as seen in
the near-right site plan,
with each triangle
indicating a covered
parking spot). If the parking
isincreased to two spaces
per unit, as shown on the
far right, the lot would need
to be significantly larger
(9,750 versus 7,800 square
feet) to accommodate eight
parking spots for the same
sized building.

The land and construction costs for parking increase
the price tag of development. These costs are typically

passed along to renters and homebuyers.

In addition to there already being a lot of parking in

most parts of the nation, demographic changes make

it possible to alter the parking formulas that have
been used by municipalities for decades. For
instance:

® Approximately 1 in 3 households in the United
States consists of a single adult, meaning that
roughly 30 percent of the nation’s housing units
only need parking for one car.

® More people, and especially young people, are
choosing not to drive. According to the U.S.
Department of Transportation, as of 2020, only
about 80 percent of Americans age 20 to 24 had a
driver’s license. That figure is down from 87
percentin 1995.

® When streets have proper sidewalks and
crosswalks, and needed shops and services

nearby, people can safely walk to where they need

and want to go.

® The nation’s population is rapidly aging, and many

older adults no longer can, or choose not to, drive.

City Council Packet, February Pﬁcf(‘ﬁgriga‘é’é

Prioritizing Housing
Over Parking

The wait list for a senior housing
unit to open up in Cutler Bay,
Florida, is about three years.

To incentivize developers to create
affordable, accessible housing for
older adults, in 2019 the town
council reduced from two to one the
number of required parking spaces
per unit when building senior
housing. The town had noticed that
many older residents owned only
one car or used public transit.

“Since a single parking space can
cost as much as $20,000 to acquire
and build, we’ve reduced the cost of
the project for developers,” the
town manager told AARP.

By 2030, 1 out of every 5 people in the United
States will be age 65 or older. By 2050, that
number will increase to 1 out of every 4 people.
Many older people will need smaller homes and
alternative mobility choices.

People in most parts of the country have more
mobility alternatives at their fingertips than ever
before. These include ride share services such as
Uber and Lyft, car-sharing programs, and on-
demand bicycle and scooter share services.

Where dedicated bike lanes and other safe cycling
pathways exist, bike riding can be easier for people
of all ages and levels of athleticism by use of
motorized, electric-assist “e-bikes,” which help
riders travel longer distances, even across hilly
terrains.

In many communities, shuttle vans and on-
demand ride services are available for little or no
cost to older residents and people with disabilities
or mobility differences. m

Visit the Parking Reform Network at ParkingReform.org for a map
of where parking mandates have been reduced or eliminated.
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The Missing Middle Housing
Walking Tour

An effective way for local leaders and interested people on an in-person or virtual tour through a
community members to advocate for Missing vibrant neighborhood can demonstrate the range of
Middle Housing is to show neighbors, business Missing Middle Housing types that already exist. The
owners, real estate professionals and other participants might just become informed advocates
influencers what Missing Middle Housing is. Taking for (and resources about) Missing Middle Housing.

< In Saratoga
Springs, New York,
the mailboxes at the
entrance of a 19th
century mansion are a
clue that the
residence now
contains multiple
apartments. Missing
Middle-applicable
fact: Aplaque on the
historic home
explains that its
original owner, a
merchant and
entrepreneur named
John Benedict,
“assisted many
mechanics and
laboring men to
‘obtain homes for
themselves on easy
terms, payablein
work.”

A Opticos founder Daniel Parolek (far
left) leading a Missing Mlddle Housing
tourin Portland, Oregon.

A A walking tour map created for an outing hosted by AARP and Opticos.
<4 The presence of multiple utility meters is an indication of multiple apartments.
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How to Find and Identify Missing Middle Housing

Neighborhoods that are likely to Look for the following clues:

include Missing Middle Housing

planning department website and
may include information about lot

OPTICOS DESIGN (5)

are usually historic areas with
homes built before World War 1.

Local planning departments and

historical societies may be able to

suggest suitable neighborhoods.
State or local chapters of the
American Institute of Architects
(AlA.org) might also be able to
assist.

Geographic Information System

Mapping data, also known as GIS,

is often publicly accessible
through the local government’s

sizes and number of units.

If GIS information is not available,

an urban plannerin the
community may have access to
Urban Footprint, which is a
software program and technical
tool used by planners. And, yes,
Google Maps can also be a good
tool for this research.

Well-designed Missing Middle
Housing can require a little
sleuthing to identify, as the
buildings are often so similar to
single-family homes.

Picture This

Multiple mailboxes and
addresses on a building

Multiple entries
Multiple utility meters

Multiple trash and recycling
receptacles

Multiple parking spots, likely
behind the building, possibly
with numbers indicating which
spot can be used by which unit

Continued on page 30 P

When photographing Missing Middle Housing types, showing a
structure from several perspectives can help explain the buildings’

usefulness and attractiveness.

1. Take front (also called facade or elevation) photos to show how tall

and wide the building is.

2. Take 45-degree angle photos to show how deep the building is.

3. Take photos that include the neighboring buildings to show how
the Missing Middle home fits into the streetscape.

4. Take photos of the streetscape to show how the building (and its
front yard, entry and outdoor spaces) relates to the street. If
doable without trespassing, take photos of the building’s sides

and rear exterior.

5. Take photos of the surrounding neighborhood, including any
special or desirable features, such as shared green spaces, street
trees, landscaping, lighting and outdoor furnishings.
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Plan, Prep and Lead a Walking Tour

If examples of Missing Middle
Housing do exist in or near the
community, a field trip is the best
way to make the case.

Suggested steps and to-dos:

1. Based on the locations and
building types found,
determine a walking route. A
one- to two-mile tour takes
about 90 minutes to two
hours. The tour need not
stop and start in the same
location, but consider
people’s transportation needs
at the end.

2. Considerincluding both good
and bad examples of multiunit
buildings so participants can
learn by contrasting the two.

3. Trytobuildinareststopora

tour conclusion location at a
nearby coffee shop. This will
give people a chanceto graba
snack or drink, use the
restroom and/or discuss what
they’ve observed. Stopping at
alocal eatery also demonstrates
Missing Middle Housing’s
walkability to shops and
services.

Determine a tour date
(and perhaps a bad
weather date).

Decide how the tour will be
promoted, by whom and to
whom. For instance, will a
website page be created so
people can learn more and
register? Will the tour be an
invitation-only event?

Even if the tour will be open to
the general public, send
invitations to the people you
or your organization would
most like to join the walk.
Such “influencers” can
include:

® Local officials (from the
mayor or city manager’s
office; city, town or county
council members; planning
and zoning review board
commissioners)

¢ Neighborhood groups
® Housing advocates

® Architects, developers and
builders

® Local historians

® |nvolved residents

A Examples of Missing Middle Housing discovered while walking in (clockwise from top) Habersham, South Carolina; Annapolis,
Maryland; Hudson, New York (where a house built in 1898 is now a fourplex next to a restaurant and hotel) and Providence, Rhode
Island (where a Missing Middle-style apartment building stands next to, and is just a smidge taller than, a single-family home).
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MELISSA STANTON, AARP (4)

Look and Learn

During a Missing Middle
walking tour (or an online or
meeting room presentation)
ask questions of the
participants.

When viewing a Missing Middle
example, ask them to identify,
among other features:

6.

8.

The building type (duplex,
fourplex, etc.)

Characteristics that help
the multifamily property
blend in with the surrounding
single-family homes

Number of floors and entries
Parking locations

Shared spaces

Setback distances

Lot sizes

The frontage type (porch,
stoop, zero-step entry, etc.)

If promoting the tour to the
public, create and distribute
outreach materials, such as
printed flyers, news releases
and social media posts.

Prepare a walking tour
schedule and handout with a
map that shows the route.
The handout can include
pages for notes or sketches, as
well as information and links.

As participants RSVP, send
them a confirmation and
information such as contact
numbers for the organizer(s); a
list of what to bring (and not
bring); instructions for where
and when to meet; how to get
to the meeting spot and
where to park, etc.

A Missing Middle-type residences in (clockwise from top) Charlotte, North Carolina;
Pittsburgh, Pennsylvania; Providence, Rhode Island; and Saratoga Springs, New York

9.

10.

If the response to the
invitation or promotional
efforts is large, organize the
attendees into walking tour
teams, with 5to 15
participants per tour guide.
(If needed, recruit additional
guides or helpers.)

Before setting out on the tour,
inform the participants about
the safety protocols and
etiquette. Encourage people
to ask questions during the
tour, share their observations
and take photographs — but
remind them that the homes
on the tour are occupied, so
any pictures taken and shared
should not invade the
residents’ privacy.

11.

12.

As a tour guide or organizer,
be attentive to the audience.
Go slowly and take breaks as
needed.

At or after the tour’s
conclusion, ask the
participants to complete a
survey about the experience
and Missing Middle Housing.
Ask whether they would like
to help the community
generate more housing
options and encourage
walkability.

If an area has more Missing Middle
Housing examples than can be
seen during one outing, plan
additional walks! m

Turn the page for more ways to take action. »

City Council Packet, February Pﬁcggsgrigatérédz%%vgltoggbg Missing Middle Housing | AARP and Opticos Design | 31



Take Action

Encourage the Creation of Missing Middle Housing

Local leaders, community members and housing advocates can help spread the word about what
Missing Middle Housing is — and why it’s so important for people of all ages, life stages and incomes

A To maximize the presence of natural light on two deep, oddly-sized lots in South Jordan, Utah, the conventional townhouse is
flipped on its side by orienting the longer facade along the walkway. Each two-story “mews home” (a mews is a rambling,
pedestrian-only path) has its owns outdoor space and direct access parking.

¢ Organize a ‘Missing Middle Walking Tour’

The value of such an in-person or online show-and-
tell is discussed on page 28. Such an activity can be
planned and led by an individual or a group, with

each member taking on a different task for the event.

¢ [dentify Community Partners

Missing Middle Housing benefits many stakeholders,
from renters to homebuyers to landowners to
builders. Community groups, professional
associations and nonprofit organizations
representing different populations can work
together for the benefit of all involved.

¢ Seek a Change to the Zoning Code

Members of a city or county council, a planning
board, or even a state legislature can be asked to
pursue this option — and to do so by making
specific, incremental changes rather than taking on
a revamp of an entire zoning code. Learn more by
reading the AARP guide Re-Legalizing Middle Housing
(opposite), so named because although this
“middle” housing type is now largely missing, it once
existed and can be a common housing option again.

32 | Discovering and Developing Missing Middle Housingd

AARP and
ity

* Promote Pilot Projects

City-, county- or town-owned parcels, particularly in
older neighborhoods, can be ideal sites to test, or
pilot, Missing Middle Housing development. The
results of these studies can inform needed changes
to development standards and encourage private
developers and lenders to pursue similar projects.

¢ Talk About the Need for Housing Options

As a smaller-scale home type, Missing Middle
Housing is one of many housing options needed by
communities and people of all ages. Point out how
Missing Middle homes are especially useful for young
adults entering the housing market, as well as single
adults, empty nesters and retirees who don’t need
the space provided by (or the upkeep responsibilities
of) a large single-family home.

¢ Spread the Word

Share this guide and other Missing Middle Housing
resources (see opposite page) with local influencers,
such as elected officials and real estate professionals.
If you share materials via social media, please use
the hashtag #MissingMiddleHousing.
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Learn More

WEBSITE: MissingMiddleHousing.com

Information and resources, including Missing Middle
Housing: Thinking Big and Building Small to Respond to
Today’s Housing Crisis, a book by Opticos founder Daniel
Parolek, published by Island Press.

WEBSITE: AARP.org/MissingMiddleHousing

Information and resources, including, Re-Legalizing
Middle Housing: A Model Act and Guide to Statewide
Legislation, a free, downloadable resource from
AARP Government Affairs.

FREE HOUSING AND ZONING PUBLICATIONS FROM AARP: AARP.org/LivableLibrary

The ABCs of ADUs:
A Guide to Accessory Dwelling Units and How They Expand
Housing Options for People of All Ages

A primer for elected officials, policymakers, local leaders,
homeowners, consumers and others, The ABCs of ADUs is an
award-winning, 24-page introductory and best-practices
guide for how towns, cities, counties and states can include
ADUs in their mix of housing options.

Accessory Dwelling Units:
A Step-by-Step Guide to Design and Development

Featuring ADU policies and projects from Austin, Texas;
Denver, Colorado; Oakland, California; and Washington,
D.C., this 113-page design catalog contains information
about financing and budgeting for an ADU project as well as
visuals that show how ADUs can be easily designed to serve
people of differing ages and abilities.

Accessory Dwelling Units:

Model State Act and Local Ordinance

This 56-page downloadable guide can be used by state and
local elected officials in support of policies and legislation
to allow ADUs.

Enabling Better Places:
A Handbook for Improved Neighborhoods

Small-scale land use and zoning changes can help
communities revitalize and thrive. Learn how in this
24-page publication (created by AARP with the Congress
for the New Urbanism) for local leaders and community
advocates.

AARP HomeFit Guide

Learn how to make a house or apartment safe,
comfortable and a great fit — for people of all ages. The
36-page publication and its downloadable worksheets are
available in English, Spanish, Chinese, Korean and
Vietnamese.

Making Room: Housing for a Changing America

Filled with infographics, ideas, solutions, photographs
and floor plans from the National Building Museum
exhibition of the same name, this 88-page publicationis a
rallying cry for a wider menu of housing options.

Discovering and Developing Missing Middle Housing

EDITOR: Melissa Stanton, AARP Livable Communities

CONTENT DEVELOPMENT:

Roger Foreman, Opticos Design
Alexandra Vondeling, Opticos Design
Joseph Abbamonte, Opticos Design

ART DIRECTOR: Mimi Park, Design Park, Inc.
COPY EDITOR: Don Armstrong
ART PRODUCTION: Steve Walkowiak

PROJECT ADVISERS:
Daniel Parolek, Founder, Opticos Design
Mike Watson, Director, AARP Livable Communities

And colleagues from AARP Government Affairs,
AARP Livable Communities, AARP Public Policy Institute,
AARP State Offices, and Opticos Design.

ENDNOTES: 1. https://www.reinventingparking.org | 2. https://www.reinventingparking.org/2015/06/how-much-does-one-parking-spot-add-to.html |
3. https://www.homeadvisor.com/cost/outdoor-living/pave-a-parking-lot/| 4. https://www.fixr.com/costs/build-parking-garage | 5. https://www.nerdwallet.com/article/loans/
auto-loans/total-cost-owning-car | 6. https://www.nytimes.com/interactive/2019/06/18/upshot/cities-across-america-question-single-family-zoning.html
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What Is Missing Middle Housing — and Where Did It Go?

Across the United States, thereis a
mismatch between the available housing
stock and what home buyers and renters
want and needs.

The nation is mostly missing (and needs) a
set of residential building types that exist in
the middle of the continuum from detached
single-family houses to large apartment
buildings. So-called Missing Middle Housing
is a critical part of the solution.

Created by AARP Livable Communities and

Opticos Design, Discovering and Developing  FOURPLEX
Missing Middle Housing provides local

leaders, building and planning professionals,

and involved community members with

information about what Missing Middle

Housing is, where it still exists — and why it’s

time for communities nationwide to return

this versatile residence type to America’s

housing portfolio.

COURTYARD BUILDING

Find this publication and more at
AARP.org/MissingMiddleHousing
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See the cover and inside pages for more examples of Missing Middle Housing.
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February 10 2026

Concerning the land use proposal: Lot B is north of my property and this will be the third time
this issue has been brought before City Council. | do not think this land should be developed.
There are two issues with approving this area for development: environment, and accessibility.
The first 13 pages of the land use documents repeatedly talk about preserving wetlands. As my
documentation demonstrates, this area is a wetland. | have included the original fiyover from
2017, a series of drone photographs and two hydrology reports. If this area is infilled and
developed it will entirely flood my pasture land. The setbacks previously discussed in City
Council meetings were insufficient in a heavy precipitation year.

To my knowledge, there is no access to Karrow on the west. There is no 310 permit from the
Flathead Conservation district and no approval from the US Army Corps of Engineers.

Cheryl Watkins
143 Old Morris Trail
Whitefish MT

Public comment regarding wetlands on / near Location B
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Aquatic
Resources
Consulting Inc.

HAILING ADDRESS
PO, Dox 279
Lakeside, MT 59922

PHOME
406.393.2053 Main
406.471.5839  Cellular

EMDIL
cmhrown@arc-inc co,

WER
wwwarc-llc.net

August 3, 2018

City of Whitefish City Council
418 E 2nd Street
Whitefish, MT 53937

RE: FProposed Land Use Action - Whitefish 57 LLC / Eagle Enterprises
Dear Board Members,

Aquatic Resources Consulting Inc. has been asked to review, research, and
comunent on the natural resource issues and concerns related to the proposed
amendment to the City of Whitefish’s Growth Policy. We submitted our
concerns with the original proposal to the City’s Planning Board in a letter dated
February 15, 2018, Since that time, we have continued to review and assess new
proposals as they were developed as well as conduct other research and field work
to assess the proposal in its current form. As a result of our research and review
of pertinent information, we had developed and continue to have serious
concerns about this proposal. Given the potential for significant adverse effects to
our precious natural resources, we continue to believe that the proposed
amendment is not in accord or agreement with the overall goals and objectives of
the City of Whitefish. At a very minimum, there is the potential for significant
impacts to the natural resources that the applicant has failed to consider and
address. We will outline our current concerns below.

Proposal History

This proposed project has changed significantly over the last 6 months. The
developer has taken essentially two different approaches to this issue. The
original proposal, which called for high density residential development on both
sides of the property with impacts to the central wetland/intermittent stream
complex, recetved substantial comment and was ultimately withdrawn. A
“sccond” modified proposal has been submitted for review, During the review
process, several modifications have been submitted to arrive at what is being
currently considered by the City Clouncil. We have attempted to review cach of
the proposals and have done our best to make sure that this correspondence
directly responds to the current proposal. However, the availahility of documents
for review has not been straight forward and we have to acknowledge that some
iterations may have been overlooked. We have specifically tailored our comments
based on the revised proposal called “Whitefish 57/Eagle Enterprises
Subarea Plan- An Ameudment to the Ctty of Whitefish Growth Policy”
which was submitted'in July, 2018 (we are using the revised version dated July 31,
2018) and on the map tidled “Whitefish 57/Eagle Enterprises Sub-Area
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In response to this issue (an implicit verification of the concern), the applicants
have currently responded by modifying their proposal to exclude the wetland
complex and are proposing a change in zoning only for ground east of the
wetland complex (pg 11 & 12). In doing so, they argue and state that this will be
handled by a future developer and application. They assert (directly or indirectly)
that these areas/issues should be left out of the current discussion and proposal
because they will be handled at some later date. The problem with this argument
is relatively straight forward., The review process requires that proposals be
evaluated to see if they are consistent with neighboring property usage. For
example, if you are proposing urban residential developtnent the existence of
other similar development in the immediate vicinity is supportive of further
development. In this case, the approval of the current proposal (east of the
wetland complex) can be used, and it is realistic to predict that it will be used, as
Justification to allow for development west of the wetland complex. Thisisa
classic divid and conquer later tactic. We can’t get what we really want now
{development on both sides of the wetland complex) because of adverse effects so
we’ll propose one half now (the east half) and build it. Then, we’ll come back
and propose the other half (the western half) and argue that it is consistent with
existing usage and it is unreasonable to stop us solely because of some nominal
impacts to a wetland complex that you already allowed us to impact.

Issue #2- Formal Wetland Delineation Report & Mapping

Unless there is a map that we have not seen, the applicant has failed to produce
any map which clearly shows the exact location of the wetland. The City’s
planning staff report also states that “maps are plauning level meaning ficld
verification and additional work is necessary in order to determine the exact
location of environmentally sensitive areas.” In their original submittal, the
applicant recognized that past developments (including Great Northern Fleights
Phases 1 & 2} have increased the water flowing into and the size (acrial extent) of
the wetland complex (reference apphcants second ccological assessment which is
not dated) In their environmental assessment, the applicants make reference to a
previous wetland delineation report done back in the 1990%s. Do they have a
copy of this report and why is it not included and made available to the public?
On page 12 of their proposal (undcr the heading of Wetlands), the applicant
states: “Calypso Ecological Consulting provided a wetland delineation of the
property. ‘There is approximately 14 acres of wetland along the drainage
conveyance in the back third of the property. The wetlands and the associated
buffet/setbacks outlined in the City’s Water Quality Protection Standards are
used to set the land use patterns, particularly the western 35 acres will be left in its
existing land use category.” Where is Calypso’s wetland delineation report and
map for review, verification, and evaluation? How can any reference made by the
applicant be evaluated without this map and information? Since it has been
mentioned that recent development has increased the wetland’s size and the
amount of water it receives, it seems that comparison of these two wetland
delineations would be very important in predicting future changes as a result of
the proposed development.

If the most recent wetland delineation was done in 2010 as the applicant states, a
new wetland delineation could be reasonable. And, it would seem that an
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independent verification of this delineation might be warranted. We do not agree
with the applicant when they assert they are in compliance with the city’s Water
Quality Protection Ordinance and growth policies and setbacks when they have
not shown where exactly the wetland or its boundaries are. How can you possibly
assess whether their proposal is in compliance with the setbacks and protections
demanded by the City’s Water Quality Protection Ordinance when we do not
know where the wetland boundaries are, what the actual proposed setbacks are,
and how these two relate to the proposed “Open Space”?

In response to this issue, the applicants have modified their proposal and are
proposing development to the east of the wetland complex. The fact remains,
however, that they are proposing a substantive change to zoning and to the land
use itnmediately adjacent to this wetland complex, The wetland complex exists
and has value and the City’s own ordnances demand that it be incorporated into
any development and that it be protected {page 3 of applicant’s report). One of
the simplest ways to help resolve this issue is to simply produce a formal wetland
delineation for all to see and review. This would allow for anyone to quickly and
casily determine if the proposed project {in whichever form) is impacting the
wetland and is in actual compliance with the City’s Critical Areas Ordnance.
The fact that the applicant has chosen to modify the project substantively without
making their wetland delineation and mapping available scems highly
questionable.

Issue #3- Increases to water volume and aerial extent

If previous phases of the development in the area including Great Northern
Heights have increased the volume of water delivered to the wetland complex,
what will the effects of this new development be? At a very minimum, the
following questions all seem relevant and reasonable to answer at this stage and to
consider: ' '

« Wil this proposed development also increase the water volume delivered to
the wetland cormnplex?

» Will the current wetland increase in size?

* Since the current proposal does not include the wetland complex, is the
proposed development in accord with the setbacks set forth by the City’s
Critical Area Ordnance?

e Ilow can the Ciiy even make a determination as to whether the proposed
housing and lot developments are in accord with the Ordnance when no
official wetland delineation has been provided.

* Andlastly how can the City assure that this proposal adequately protects
and buffers the wetland complex when no information has been provided to
address if the aerial extent of the wetland complex increases? Remember,
the applicants have already acknowledged that Great Northern Heights is
increasing the amount of water delivered to the complex. It would be very
reasonable to assume that the current proposal will also increase the water
that is conveyed. ‘
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Issue #4- Road Extension and Impacts

There is discord within the current proposal and accompanying documents as to
the planned roadways and these could have significant impacts on the wetlands.
'This discord must be resolved. The latest version of the applicant’s “Land Use
Map (Exhibit A) clearly shows to large arrows indicating a road. On the map, the
southern large arrow shows the extension of JP Avenue extending westward and
crossing (impacting) the wetland. The northern arrow comes ofl’ an interior road
and is directed at and to the wetland. From this, it is very reasonable to say the
intent is to extend into and across the wetland at either one or both of these
locations (that is exactly what the map is showing). The map is in discord with
the variable verbiage contained within the current proposal {revised July 31,
2018). On page 4, they say “Development of a connection from JP to Karrow Avenue
would occur in the future with some other plan and developer”  On page 8, the revised
proposal states “In support of the City’s Transportation Plans, the proposed land use map
includes transporiation linkages with the extension of P Road and the extension of Baker
Avenue. The proposed subarea plan proposed expansion westward rather than following the strip
down Highway 93. To accomplish ihis goal, the developers must extend the City’s infrastructure
to the west as called out in the City’s long range planning documents.”>  On page 10, it states
“The long range transportation plan also shows an extension of FP Road west to the interseciion
with Karrow Avenue. However, this road alignment crosses one of the widest sections of
wetland located on the subject property. The WF 57/Eagle Enterprises Plan continues to show
this extension to the west but this 15 not anything that this developer will plan or develop”. On
page 13, they state that “slightly hlgher urban density may be extended to JP
along the Baker Corridor but this use is separated from Great Northern Heights
by the grade changes resulting from JP Road construction.” Then, they assert on
page 14 that “There is concern by the Great Northern Heights ne1ghborh00d
over the use and extension of JP Road. It was pointed out during the
neighborhood meeting that this connection is promoted and required by the
Whitefish Transportation PIa.nmng Documents adopted over the last 20 years,”
There is a very real problem with the macro-scale transportation plan being
applied to justify the micro-scale extension of JP Road. The more general
transportation plan is a “broad brush” planning tool and cannot be simply
applied to a much smaller scale area with site specific consideration of impacts
and resource impacts. Fither the transportation plan failed to look in specific
detail at the natural resource impacts or the City of Whitefish knowingly and
with intent has considered the wetland complex and has intentionally proposed to
adversely impact a large wetland/intermittent stream complex. Given these two
choices, we believe it is much more likely that the transportation document was
developed on a much larger scale that lack consideration of site specific issues and
considerations, Given verbiage that attempts to justify and support the extension
of JP Road and the fact that this extension is shown on the applicants’ map, it
does not seem accurate when they assert that this will be done in the future by
some other landowner/ dLVBlOpBI‘ A cynical interpretation could be that by
including veiled references in the verbiage and maps, the groundwork is being set
to later argue that this westward extension was alreacly examined and approved.
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The following questions arise based on the above issues:

+ Why does the map continue to show the westward extension of JP Road?

« Why does the applicant attempt to justify the westward roadway expansion and
show it on their maps?

« Why does the applicant seek to imply that this westward expansion has already
been approved by the City of Whitefish based on a dated large scale planning
document?

Given the above concerns and questions, the following recommendations are

made:

o If it is not to be considered, then all reference to any westward extension of JP
Road should be removed and stricken from the proposal, supporting
documentation, and maps. And, 1t should be specifically set {forth that no
anthorization for such an extension is being sought, considered, or authorized
by the proposal.

+ Also, any westward extension of the interior (unnamed) road should also be
removed and stricken from the proposal, supporting documentation, and maps.
And, it should be specifically set forth that no authorization for such an
extension is being sought, considered, or authorized by the proposal.

Given that the applicant continues to reference extension of JP Road westward,
the following questions should all be constdered:

¢ What are the impacts of the required roadway?

+ What are the specifics of the roadway (including top width, fill,
com;ibéiﬁon‘, culverts, etc.)?

* What are the impacts of the culver(s on water flow in the main channel?

¢ What efforts have been proposed to maintain unimpeded hydraulic
‘connection through the road fill and what are the potential effects if the
hydraulic connection is impeded or interrupted?

» By severing the wetland into two separate components (north and south),
will the entire area continue to function at the same level and will both the
quantity and existing diversity be maintained? Also, will the southern

~ wetland, which would then be much smaller and separated from the larger
northern wetland, contiuue to function as a wetland and will it maintain its
current biological function?

» Will wildlife continue to utilize the northern wetland at the same level?
Currently, there is wildlife which is proximal to the wetland and will this be
driven cut from the area? Will this wildlife, if driven out, continue to return
to utilize the northern wetland? And, personal testimony suggests that there
is a large hiological component of animals that live predominately to the
south of the wetland complex that currently travel to the wetland, Will this
continue or will the roadwaly act as a barrier?
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Issue #5- Stormwater Conveyance

Very little information is presented on where and how stormwater runoff and
basic drainage will be dealt with. The applicant, on page 12, attempt to address
this entire complex issue in 7 sentences.

Given the fact that there is a known jurisdictional wetland and an intermittent
stream channel in the middle of the proposed area, the following questions
should be addressed:
* Where will stormwater and drainage be collected, how will it be conveyed,
and where will this water be discharged?
s What plan and efforts will be made regarding stormwater runoff for the
proposed interior roads? Will this water be collected and conveyed and, if
50, to where?
o If stormwater is to be discharged into the wetland complex or channel,
what will the effects of this be on the wetland or channel?
* If stormwater is to be discharged into the wetland complex or channel, how
will water quality be maintained? Is the developer willing to treat the
stormwater on-site prior to discharge to the wetland complex/channel?

Issue #6- Re-vegetation and Weed Control

No mention in the proposal is made of any re-vegetation effort within the setback
area or the wetland complex. Nor is there any mention of nor a commitment to
plan for and implement a noxious weed abatement program throughout the site.
Lastly, the current map shows a proposed road literally touching the boundary of
the re-zoned area and is quite close to the wetland complex. Both are valid
concerns that should be addressed. It would be very typical to propose adding a
re-vegetation component to improve the wetland complex by adding more
diverse fauna with appropriate species. At a minimum, the following should be
suggested:

s Given the loss of existing, neighboring open space adjacent to the wetland
complex, a rigorous re-vegetation plan/proposal that would increase
diversity AND provide a vegetative buffer (visual and otherwise) would seem

~ reasonable.

* Ata very minimum, a conscious effort should be made to treat existing
noxious weeds on the site and to prevent the establishment of noxious weeds
on the disturbed areas throughout this project.

Issue #7- Impacts to water quality
Little mformatmn ts known about the proposed development’s impacts to
sediment, turbidity and stormwater runoff. Much more detailed information is
required to adequately assess these impacts and to insure they are minimized or
mitigated. The following are all needed and should be suggested:
» More details are needed to ‘evaluate the effects of the disturbance.
o No real mention is made as to how these unspecified and unknown effects
will be dealt with.
e Given the potentla.[ aerial extent of disturbed ground it would seem prudent
o have much more extensive knowledge of what provisions will be made to
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Plan Land Use Map” which is part of that amended proposal submitted
(marked as Exhibit A).

General Setting

"The basis for our evaluation of this proposal is focused on impacts to natural
resources and the known wetland complex and intermittent drainage in the
subject parcel. The applicant has made repeated references to the wetland
complex in each of its proposals and it is accepted that this is a large jurisdictional
wetland of significant value hydrologically, biclogically, and socially. The

Aqruatl‘c applicant’s own words put this as comprising 14 acres (reference page 12). Given
R@SOUI‘C(’,S the size and value biologically and socially, it is extremely valid for the City of

5 . Whitefish to duly consider any and all adverse impacts to this wetland area and
{JOIISUIUHg II]C. the City’s very own guiding documents and regulations mandate that they protect

these areas and attributes.

We have included photographs of the wetland complex below and on the
following page. These photographs were taken from adjoining properties looking
at the subject property. In each of the photographs, there is a marked change in
the type of vegetation and color of the vegetation which serves as a very good
indicator for the wetland.

Photo Exhibit #1. This photograph wes laken on fune 5, 2018 fom the northwestern corner of the Great Northern Heights
Subdipision looking in a general noruestern direction.  This clearly shows lhe extensive wetland complex (ahparent by the dasker
colored vegelation). Note thai tiis is also the location of the proposed extension of P Road.
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Aquatic
Resources
Consultng Inc.

Photo Exhibit #2. This photograph was tuken on June 18, 2018 fiom the northern boundary of the subject property with a
view directly to the south. This clearly shows the extensive weiland complex (apparent by the darker colored vegetation). Note that this’
photagraph shows the location of the second road location shown on the Land Use Map,

We have also included aerial photographs of the broader wetland/intermittent
stream complex which were taken on June 26, 2018 from a private plane.
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Aquatic
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Consulting Inc.

Photo Exhibit #3. This photograph was
taken ffom the air on the morning of Fune 26,
2018, The central portion of the subject
properly is shown and the extensive wetland/
tniermitient stream complex is clearly seen by the
darker vegetasion, The northwestern portion of
the Great Northern Heighis subdivision and the
Watkins/ Gordon property are seem in the lower
left poriton of the photograph.

Photo Exhibit #4, This pholograph was
tuken from the air on the morning of June 26,
2018, The central portion of the subject
froperty is shown and the extensive wetland/
intermatient siream complex is clearty seen by the
darker vegetation. The narthrestorn portion of
the Greal Norihern Heighis subdivision and the
Gordon/Watkins property are seen in the lower  Z

left portion of the photograph,

Water is contributed fo this wetiond complex
JSFom Great Norihern Heights, the Gordon
Watkins property, and from draingges on the
western portion of the subject froperty.
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General Discussion of Changes to Proposal

The developer has modified their proposed project several times. There is a
known jurisdictional wetland and intermittent drainage that bisects the property
into two distinct parcels. Originally, the developer proposed to change the zoning
and sought approval to have high density residential housing on both the east and
western halves with JP Road being extended through the wetland/intermittent
stream complex to provide access to the western portion of the development.
Facing opposition and reasonable concerns, the original proposal was withdrawn
and a new proposal has been brought forward,

Under the new plan, the developer has modified the proposal and is
concentrating on the eastern half of the property that lies to the east of the
wetland/intermittent stream complex. This revised plan still includes significant
land use changes directly adjacent to this wetland/intermittent stream complex
that could have significant adverse affects.  Also, there seems to still exist
confusion as to what the applicant is actually proposing and what the impacts to
this natural resource area will be. As an exainple, there is the unresolved question
regarding the westward extension of JP Road. At first glance, this appears to
have been dropped in the latest proposal which, in places, says that this will not
be done. Yet, in other locations of the proposal, it says it will be done but by a
different developer at a later date, The latest proposed map shows an arrow
extending JP Road across the wetland along the subject property’s southern
boundary and the possibility of another road crossing the wetland at the norther
portion of the property. If the road and its impacts to this arca have been
abandoned, why is there still verbiage justifying the road still present in the
proposal and why does the map still show these arcas. Another example is
whether the wetland area is actually been set aside and protected. The latcst map
makes no delineation or reference to the wetland and open space, yet verbiage in
the report refers to the project having setbacks from the wetland and this area
being protected.

Following are what we believe are to be the key points of the proposal as they
relate to the natural resource concerns.

Issue #1- Environmental Constrainis require additional study

The applicants state (page 17), that “Areas identified with environmental
constraints require additional study to determine the feasibility and intensity of
future development.” How is it possible to reconcile their statement with the fact
that they acknowledge the presence of environmental constraints {ex.-
jurisdictional wetlands) and yet are proposing to move forward with planning
without the additional study or information they say is recuired? The applicant
may assert that the WGM Group Engineers flying over the drainage and Calypso
Ecological Consulting’s wetland clelineation are all that is required for this level.
However, their counter argument lacks credibility unless they are willing to
provide the complete report and supporting documentation from both WGM
Group and Calypso Ecological Consulting,
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BACKGROUND & CONTEXT

In early 2018 Aquatic Resources Consulting Inc. was specifically asked to review natural resource
related issues and concerns regarding a proposal {from Whitefish 57,LLC for annexation and
development of a property located in Section I, Township 30 North Range 22 W.  We submitted
a letter to the Gity of Whitefish Planning Board on February 15, 2018.

Subsequently, we were asked to study the area (rescarch historic and public information) as well
as develop new information as appropriate to accurately asses the subject property and to
consider potential impacts and areas of concern as they relate to the Whitefish 57 proposal. To
this end, we conducted extensive field work during the spring and summer of 2018 (muliiple site
inspections spanning several months) to document the existing hydrologic conditions in and
around the subject property.

Several different revised proposals have been submitted to the City of Whitefish and the current
proposal was forwarded to the City Council by the Planning Board without a recommendation
{the Planning Board was unable to reach consensus on whether to recommend adoption or
denial). We submitted a letter to the City of Whitefish City Council regarding our assessment
and concerns of the current Whitefish 57/Fagle Enterprises proposal which was dated August 3,
2018. It is assurned we will continue to evaluate any new proposals for the development of the
subject property.

"This report constitutes the informaiion that we have developed to date and could be
supplemented as more information comes to light or additional knowledge is acquired. It should
be specifically pointed out that this report does not constitute a definidve wetland delineation for
or on the subject property (because we had no legal access to the subject property which would
be necessary for a formal wetland delineation), Instead, this report depends on utilizing all
available public information as well as specific field data collection on the properties completely
surrounding the subject property.

£ . A
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GEOGRAPHIC SETTING & LOCATION

"The general subject area is located in the 8 1/2 of Section I, 'Township 30 North Range 22 West
in Flathecad County, Montana. Below is a map showing the general location of the study area
using the US.G.S. 7.5° Topographic Quadrangle Map (Whitefish Quadrangle) as a base. The
topographic base map was published in 1962 with the original topography developed from
photogrammetric methods from aerial photographs taken in 1956 and field checked in 1962
prior to publication. The general location of the study area is shown by the dashed blue circle
and the approximate area of the Whitefish 57 proposal is shown by a solid black line.

City Council Packet, February 17, 2026 Page 297 of 492



We have also shown the general study area on an aerial photographic base map below. The hase
is a 2013 aerial photograph. Similar to the previous topographic map on the preceding page, we
have shown the approximate boundaries of the Whitefish 57 proposal in solid black lines and the
general study area in a blue dashed circle. For reference, the Great Northern Heights subdivision
is seen in the lower right of the air photo, the Whitefish Assembly of God church is in the center

of the photo at the upper boundary, and Highway 93 runs along the right side of the
photograph. '
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HISTORICAL AERIAL PHOTOGRAPHS

During the 20th and 21st century, aerial photographs were taken and can often be an excellent
resource for information to document land use and natural resource attributes. For our study
area, we were able to locate at various local governmental agency offices photographs going back
to the 1930’ at various governmental offices. Scanned copies of these photographs are found
herein. There are also photographs from the 1990's to present that can be found on the Flathead
County GIS database/website and these were also reviewed.

'The following table lists the photographs that we were able to obtain, review, and analyze:

5/21/1938

MI-27K-10 7/26/1955

A40-30028 #174-143 6/14/1974

2004 Aerial Photograph Unavailable

Aerial Photograph (LIDAR) Unavailable

Aerial Photograph (NAIP} Unavailable

Each photograph has its own scale and care must be taken when comparing different photos.
Where appropriate, we have tried to show the approximate location of the Whitefish 57 subject
area. For brevity, we have only presented the aerial photographs that are most illuminating
herein. We have included the 1955 and the 1974 aerial photograph as well as the 2013
photograph (used as the aerial photographic base map throughout this report). Although we only
included the 1955 and 1974 historic aerial photographs in the report, we found no significant
inconsistencies in the other aerial photographs and absolutely nothing is contained in these other
photographs (not included) that is inconsistent with the statements and findings contained within
this report.
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1955 Aerial
Photograph.,
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197% Aerial
Photograph.
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SITE INSPECTIONS, FIELD WORK, AND DATA

As part of our analysis, we conducted field work and multiple site inspections during the months
May through July of 2018. The timing of this field work and site inspections was intentional to
try and document the situation throughout the high groundwater season. We were very specific
in our attempts to document hydrologic inputs to the subject area’s intermittent stream/wetland
complex as well as attempting to document the outflow from the systern. Again, we did not have
access to the site, so we focused our data collection efforts on the adjoining properties.

Primnary Field Site Locations. The above °13 aerial photograph shows the six primary field site locations where data was
collected (Showen by a red star).  The subject property’s approximate boundaries are shoten with a sofid black fine,

“The six primary field location sites are located to the north (2 sites) and south (4 sites) of the
subject property. Of the four sites south of the subject property, three sites were located within

’J-’:Jﬁ@ 7 i)f':EI
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the Great Northern Heights Subdivision (southern, central, and northern) and one site was
located on the Gordon/Watkins property. The remaining two field sites (both north of the
subject property) were located on the Whitefish Assembly of God church property {(southern and
northern). The six primary field locations were each visited on multiple occasions and substantial
data was collected. Other locations were utilized for general information (ex.- Luke property),
but have not be specifically set forth. Additionally, during this season, we also performed an
aerial reconnaissance via private flight over the site and surrounding areas to further document
the situation and more clearly see the system as a whole. Besides the specific aerial photographs
previously discussed, all flight photos were taken by Aquatic Resources Consulting Inc. and can
be found throughout this section and are specifically referred to as flight photographs.

We have referred to this as an intermittent stream channel/wetland complex because that is the
most accurate description of the area. There is a stream that flows through the area with a
defined to semi-defined channel. By definition an intermittent stream does not flow year-round.
In this case, the stream conveys flowing surface water within its channel boundaries for several
months of the year (during the spring runoff and summer runoff months associated with snow-
melt) and during the wetter fall months in direct response o rain/snow events,

The larger area (encompassing the stream channel and the surrounding area) is also saturated
with groundwater during extended periods from early Spring well into the summer/late summer
months, Intuitively, we understand that there is a direct connection and inter-relationship
hetween the shallow groundwater and the surface water contained within the actual stream
channel.

We have tried to characterize the geomorphology, hydrologic inputs and outflows, actual flow
measurements, vegetation, and soils information into this document such that an accurate
representation of the overall area is presented.

Page 8 of 21

City Council Packet, February 17, 2026 Page 303 of 492



Geomorphology

The geomorphology of this area is in a state of transition within the study area. At the upper
portion of the study area, throughout most of the Great Northern Heights Subdivision, the
channel and associated floodplain and riparian corridor is contained in a central section between
two Holocene terraces. The floodplain and riparian corridor is, elevationally, a few feet below
the surrounding terraces and landforms. Being constrained by the terraces, the width of this
floodplain and riparian corridor is fairly uniform and ranges from 90 feet in width to over 160
feet with an average belt width of approximately 130 feet (field verified). The narrowest areas are
located immediately upstream of the eulverted road crossings within Great Northern Heights
subdivision and should be considered potentially altered (non-natural) widths.

As we move northward, the channel and floodplain becomes less entrenched as the terraces
disappear and the system “opens” having access to the entire valley floor. This is occurring at the
far northern corner of the Great Northern Heighis subdivision and onto the Gordon/Watkins
property. Not surprisingly, the belt width of the riparian corridor (as delineated by topography
and wetland vegetation) ranges from 126 feet to 140 feet in this transition area (field verified).

By the time the channel has reached the subject property it is no longer confined by any terraces
and the belt width increases dramatically. Beltwidth measurements of clear wetland vegetation
indicators show widths ranging from 190 feet to 270 feet in width. Also, precise measurements of
the active channel can be taken from the historic aerial photographs vielding widths of 190 feet
for the channel’s beltwidth (not including adjacent wetland areas beyond the active channel’s
migration pattern).

Similar measurements on the Whitefish Assembly of God church property were made and
showed a belt width ranging from 130 feet to 180 feet.

Lastly, there is an anomalous issue that is apparent from a review of the historic aerial
photographs. The active channel is overly straight and does not exhibit the standard plan view
characteristics one would expect in this geomorphic setting. We suspect that sometime prior (o
the first aerial photograph (very early 1900%) the channel was straightened probably for
agricultural reasons including an attempt at draining water [rom the area and increasing the
agrieulturally productive and useable ground. This is past channel siraightening and the
anomalous plan view characteristies is irnportant to note because it would minimize the aerial
extent and width of the channel, riparian corridor, and wetland compiex. Stated differently, if
the channel had been left unaltered or was returned to its natural plan form, the extent of the
belt width of the channel and the associated wetland would actually be larger than what is
currently seen,
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Hydrologic Ihputs

"The most obvious source of water for the intermittent stream/wetland complex on the subject
property is an intermittent stream channel that flows through the Great Northern Heights
subdivision. However, there are multiple sources of water contributors to this intermittent
stream/wetland complex. Using the same ’13 aerial photograph as a base map, we have shown
known hydrologic inputs to the system below.

Hydvologic Inprts. We have used ihe °13 aerial photograph as @ base map to show the known hydrologic inpuls to the system,
The intermittent stream chainel is shown as a blue line (solid lins outside the subject properly and dashed within the subject property).
Wz have also shown by blue arrows known areas of water being delivered fo the system (sources).  These additional reater sources
generally fall into three caiegories: water fiom the Great Northern Heights subidivision (labeled GNIT-E & GNH-W), water from the
Gordon/ Waikins froperty (labeled G/W #1 and G/VW #2), and waler conveyed fo the system on the subject property (labeled
WE57-S and WF57-N), :

We will discuss these water sources in greater detail individually.
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Intermittent Stream Channel

The intermittent stream channel (shown as a blue line on the Hydrologic Inputs map) flows
through the Great Northern Heights subdivision and the northeastern corner of the Gordon/
Watkins property, then enters the subject parcel (southern boundary) and runs in a general
northerly/north-westerly direction to the northern property boundary where it crosses onto and
is conveyed across the Whitefish Assembly of God church property. In some locations, the
channel is extremely well defined and in others it is less defined. lor example, the channel is
relatively well defined in the Great Northern Heights subdivision, in portions of the subject
property, and in portions of the Whitefish Assembly of God church property. In some areas, the
channel is less defined and the stream channel and wetland seem to coalesce and the boundary
between the active channel and the wetland becomes more obscure.

Great Northern Heights Subdivi sion Inputs

Portions of the subdivision are contributing water to the intermittent stream through natural
surface water drainage, stormwater runoff drainage (collected and delivered), as well as
conveyance of natural groundwater. On the map on the previous page, we have shown these
sources with a dashed arrow and labeled them GNH-E & GNH-W. We have shown these as a
dashed line simply because the full nature of these systern inputs has not been fully characterized
and quantified. Flow measurement data clearly shows that the stream channel conveys more
water at the northern (downstream end) than enters at the southern (upstream end) of Great
Northern Heights subdivision. As such, we can infer that this is a gaining stream reach with net
system input of water from some combination of natural surface drainage, stormwater runoft
drainage (human caused), and groundwater discharge to the system.

Gordon/Watkins Water Inputs
During the late spring and early summer months (April through July), water (both surface and

groundwater) drains off the Gordon/Watkins property and is contributed to the systemn generally
from the southwest to northeast direction or flow path. This surface water contribution is largely
sheet flow across the land{orm and 1s not actively conveyed in a known channel. Instead, it lows
across the surface topography and utilizes natural swales and depressions as it flows to the
stream/wetland complex. Besides the surface water, shallow subsurlace groundwater is also
being contributed to the system flowing from the southwest to northeast (same general flow path
as the surface water sheet flow). Groundwater input to the system from the Gordon/Watkins
parcel is slightly delayed after the surface water flow; initiation of groundwater input probably
lags behind surface water input by approximately 2-4 wecks, but continues long after surface
water contribution has ceased. But, during the peak season (May and June), the entire area is
completed saturated with shallow groundwater as well as flowing surface water all of which is
delivered and conveyed to the intermittent stream and wetland complex.

A portion of this input water’s flow is contained wholly on the Gordon/Watkins property and is
contributed to the system as the stream channel/wetland complex crosses their property (this is
labeled as G/W #1). Additionally, some of this water leaves the Gordon/Watkins property and
flows across the Whitefish 57 property before entering the stream channel/wetland complex (this
is labeled as G/W #2). We have tried to show this water input in the photographs on the
following page. Note that these photographs were taken in early May near the onset and are not
representative of the maximum flows or contributions (the photos are very conservative),

53] ” T Y
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Photographs of G/W #2 Input. The photographs were laken on 57272018, The photograpk on the left shows surface water
Sotwing in @ noriheasterly direction from the Gordon/Watkins property towards the subject properly and the complex. The photograph on the
right is taken at the property line with a view fowards the wetland cornplex in the general divestion of the flow path. Note that the flow on the
subject parcel is beginning to coalesce nto distinct conveyance channels.

/ o ot
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Whitefish 57 Water Inputs
There are at least two additional inputs to this hydrologic system which occur on the subject

parcel which we have labeled on the Hydrologic Inputs map as WF57-3 and WI'57-N. Aquatic
Resources Consulting Inc. did not have legal access to the subject parcel, but we have attempted
to show these in the photographs below.

Flight Photograph of WF57 Inputs. This photograph was laken from the air on July 26, 2018, We have
labeled the lww tribularies as WF7-N and WE7-S. The dasker vegelation clearly shows the wetland vegetation
exlended in “fingers” westevard. from the wetland complex wphill and suggests these are two areas where surface and
groundroater are collecting/conlescing and flowing loward and into the wetland complox. We have shown portions of the
subect property’s boundaries with « dashed line because they are approximately located (for illustration purposes only).
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We suspect the WF57 inputs are similar to the Gordon/Watkins input and include both surface
and groundwater flow. However, the clear vegetative pattern seen in the flight photographs could
indicate that the WF57 flows are even more concentrated and coalesced into recognizable and
defined channels and drainages. It should be noted that the upper limits of the drainage area for
these flows lies on the eastern portion of the Luke property which is saturated with groundwater
during the spring and summer months and has extensive, established surface water channels,

Hydrologic Output

Water leaves the intermittent stream/wetland complex at the northern property boundary and
enters the property owned by the Whitefish Assembly of God church (which is shown as a red
star and labeled Whitefish Assembly of God-southern on the previous Iield Locations map). It
travels in a northward, northwestward, and then northward direction and flows through a culvert
under the church’s access road (shown as a red star and labeled Whitefish Assembly of God-
northern on the previous Field Locations map).

Whitefish Assembly of God-southern Bowndary. This photograph was taken on 5/18/2018 at the property
boundary with a view to the south fowards the subject property. Clearly cvident is an active conveyanse channel which can be seen_from
the foreground back up to the conter portion of the photograph (near the central portion of the subject property). Watland sedges and
rushes (darker colored vegelation) can be scen encroaching into the charmel in the forsground. Looking to the south, the luteral extent of
complete inundation of the area is marked by the wetland vegetation on both sides of the open water channel (denoted by the darker
vegetation) and can be construed as the absolute minimum exient of the wetland.
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photograph was taken on
571872018 between the
two field sites with a view
northwestward. The
channel 15 less defined but
the wetland is sill
obrious and its lateral
extent is significant
ranging from 130 feet to
over 180 feel in wdih.

Whitefish dssembly of God-novthern.. Tlhis photograph was taken on 675718 adjacent to the
cluirch’s access road with @ vier to the south/southeast looking back at the channel/complex. The channel and
adjoining welland complex is clearly dofined by the change in vegelation (darksr solor). The channel is more
defined in the lower povtion of this photograph probably as a resull of active manipulation to promote
comveyance through a single culvert under the roadway.
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Flow Measurements

We collected flow data on multiples dates at several locations in order to better understand the
hydrology in the area, We measured the flow of water both upgradient (south) and
downgradient (north) of the subject property. Specifically, we collected flow data at the following
three locations: Great Northern Heights Subdivision (southern), Great Northern Heights
Subdivision (central), and Whitefish Assembly of God {all shown as red stars on the previous
Primary Field Site Locations Map). Each of these locations are where the flow is restricted
and forced into and conveyed by culverts to allow for road construction. These locations were
chosen because they are easily accessible, offer accurate measurement sites, and they afford the
best characterization of the flow because of the flow concentration (being forced into the culvert).
Each site was visited on several occasions to provide a range of flows that we believe is
representative of the flows throughout the high water season. Standard hydrologic techniques
were employed to determine the flow that included characterization of the culverts (size,
material, and slope), surveying the water surface clevation and depth at both the inlet and outlet
of the culvert, measuring the velocity profile of the water at the culvert inlet, outlet and within
the culvert, and noting any other limiting factors (ex.- vegetative flow restrictions, channel
constrictions, or other flow irregularities),

We have summarized the flow information in the following table:

0.18 cfs 0.15 cfs

0.60 cfs Not flowing

0.65 cfs
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Vegetation_and Soils Assessments

We know that there is wetland vegetation associated with this intermittent stream corridor/
wetland complex throughout the study area including the subject parcel (Whitefish 57 parcel) as
well as upgradient {to the south) on the Gordon/Watkins property and throughout Great
Northern Heights subdivision and downgradient {to the north) of the subject parcel on the
Whitefish Assembly of God Church property.

" Great Northern Heights Subdivision. 7This pholograph was takem on May 18, 2018 and shows the channel and riparian
carridor/wetland complex immediaiely upstream of lhe (southern) first culverted voad crossing As can be seen the pholo shows thick
wetland and riparian grasscs including sedges as well ay a thick brush undersiory comprised of riparian shrubs.

Throughout the Great Northern Heights subdivision, the channel is constrained within a
narrower corridor (between two terraces) but is marked by a defined channel and a floodplain
with riparian/wetland grasses and shrubs.

As you move northward through the Gordon/Watkins property and onto the subject parcel
(Whitefish 57), the terraces recede and there is a change in vegetation. Riparian shrubs diminish
and we transition to a more open wetland complex comprised of wetland grasses including
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several species of sedges and rushes. This vegetative community persists throughout the southern
portion of the Whitefish Assembly of God church’s property. North of the church’s access road,
we again see the emergence of riparian shrubs. '

Soil test pits were dug in locations to the south and north of the subject parcel which all exhibited
the presence of hydric soils. ‘The proposed developers of the Whitefish 57 subject property have
previously acknowledged the presence of a jurisdictional wetland and our field data is concurrent
with this assessment. Although we did not perform a rigorous wetland delineation, it can be
definitively said that there is a jurisdictional wetland area upstream (to the south) of the subject
parcel passing through the Gordon/Watkins property and the Great Northern Heights
subdivision and this area meets the criteria of a jurisidictional wetland by exhibiting the known
and documented presence of water, the known and documented presence of wetland vegetation,
and the presence of hydric soils.

It can be definitively said that there is a jurisdictional wetland area downstream (to the north) of
the subject parcel passing through the Whitefish Assembly of God church property and this area
also meets the criteria of a jurisidictional wetland by exhibiting the known and documented
presence of water, the known and documented presence of wetland vegetation, and the presence
of hydric soils.
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No evidence was seen or discovered throughout our study or fieldwork that would suggest that
the subject parcel (Whitefish 57) is not equally bound by these characteristics and we are
confident in asserting that subject parcel absolutely meets the essential criteria for definition as a
jurisdictional wetland by meeting its three key delineative criteria: presence of water, presence of
wetland vegetation, and the presence of hydric soils. The subject property’s developers have
previously stated that significant portions of their property are jurisdictional wetlands and we
concur. :

SUMMARY DISCUSSION

The developers have acknowledged that there is a wetland on the subject property several times
an in numerous locations within their proposals, However, despite the fact that they assert that
this delineation exists, they have failed and refuse to produce a formal wetland delineation report
and map with supporting documentation for review and consideration by the City of Whitefish
and the public., Tn two previously suhmitted pieces of correspondence, we have addressed our
very specific concerns and issues regarding each of the proposals. We submitted our concerns
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regarding the first or original proposal in correspondence to the City’s Planning Board on
9/15/18 and we submitted our concerns regarding the most recent revised proposal in
correspondence to the City of Whitefish’s City Council on 8/3/18. Both were intended to
respond directly to the developer’s proposal and set forth our specific concerns regarding the
proposals. They were not necessarily intended to provide new data and information.

This document is intended to provide supplemental and to shed light on the broader picture by
providing information and to characterize the natural resources in our study area and the subject
property. We have reviewed and analyzed as much information as possible that is available to the
public as well as developed additional information and performed field work and site specific field
verification and characterization. Admittedly, we were unable to access the subject property (the
Whitefish 57 parcel) but were able to access adjoining parcels and remotely view the subject
parcel. All of this was done to give a clear picture of the setting and natural resource attributes
that will be impacted by the proposed development.

Clearly, there are important natural resource attributes that are present in the study area
including an intermittent stream/wetland complex. There are hydrologic inputs and water
sources that have not been set forth in any of the developer’s prior submitials. In fact, it is
difficult to believe that these have been duly considered or even recognized. It is obvious that
there is a valuable natural resource on the subject property that needs to be protected. In fact,
the City of Whitefish’s own planning documents and guidelines demands that these very
resources be valued, considered, and protected. The developer has failed to give these due
consideration and has not presented sufficient information to assuage concerns or guarantee that
these natural resource qualities will be protected.

Ultimately, it is the City of Whitefish’s responsibility to protect these valuable natural resources.
We hope that this document sets forth the site and site conditions and more clearly characterizes
the intermittent stream/wetland complex in both its size, scope, and value to such an extent that
the City or the Courts can more clearly make a determination on this matter. We encourage the
City to reject the current proposal outright as not being in the City’s best interest and we hope

* that you will protect this valuable natural resource.
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po
WATERSHED

CONSUNG TS

July 11,2023

Ms. Cheryl Watkins
143 Old Morris Trail
Whitefish, MT 59937

SUBJECT:  Watkins Delincation of Waters of the United Staies and Wetlands, Flathead County,
Montana

Dear Ms. Watkins,

Watershed Consulting conducted a routine delineation (“wetland delineation™) of waters of the United
States, including wetlands (WUS) within the 15.4-acre portion of your property (Survey Area) that lies
south of, and adjacent fo, a neighboring property that may be developed in the future. The purpose of this
wetland delineation is to determine if WUS oceur on your property, map the current boundary of any WUS,
and offer an “over the fence” opinion as to whether these wetlands likely occur on the adjacent land north
of your property boundary.

The wetland delineation adheres to the methodology prescribed in the U.S. Army Corps of Engineers
(USACE) Wetland Delineation Manual (Environmental Laboratory 1987), and the Regional Supplement
to the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast Region
(Version 2.0) (U.S. Army Corps of Engineers 2010). As such, the boundaries of WUS are mapped where
all three wetland indicators (hydrophytic vegetation, hydric soils, and wetland hydrology) are present. The
field delineation was conducted on June 25, 2023 by Julian Colescott (SWS Professional Wetland Scientist
No. 1920).

The following are attached to this delineation report:
* Attachment A, Figures

e Attachment B, Custom Soii Resource Report for Upper Flathead Valley Area, Montana, Watkins
Wetland Delineation

s Atfachment C, Routine 3-Parameter Dataforms
® Attachment D, Representative Photographs of the Survey Area

The Survey Area is located on the south side of Whitefish, Flathead County, Montana. This location
corresponds to 48.3845° north latitude by -114.3425° west longitude (WS84 projection from Google
Earth), and the northeast quarter of the northwest quarter of Section 12 in Township 30 North, Range 22
West, Montana Meridian (Attachment A, Figure i)

Environmental Sctting
In 2002, maps and descriptions of the Ecoregions of Montana were prepared based on vegetation

composition, soils, landforms, moisture and precipitation, and other characieristics {Woods et. al, 20072).
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Watkins Wetland Delineation July 114, 2023

The Survey Area is in the Stillwater Swan Wooded Valley sub-ecoregion which lies within the Northern
Rockies ecoregion (Woods et. al. 2002). This mountainous and rupged area hosts tree species that are
influenced by the Pacific maritime weather, The maritime climate typically provides ample moisture (rain
and snow} that runs off the adjacent mountains and collects in ponds, low-gradient streams, and wetlands.
Douglas fir (Pseudotsuga menziesii), Engelmann spruce (Picea engelmoannii), western larch (Larix
occidentalis), lodgepole pine (Pinus contorta), and ponderosa pine (Pinus ponderosa) are dominant.
Wetlands consist of sedges (Carex spp.), rushes (Juncus spp.) and various grasses under overstory shrubs
of thin-leaved alder (A/nus incana), water birch (Betula occidentalis), and willow (Salix spp.).

The Survey Area boundary was developed to include the meadow portion of your property where wetlands
were most likely to occur, Based on review of aerial photography, an apparent wetland swale runs from
southeast to northwest across the northeastern-most corner of yout land; this swale is néar the source of an
unnamed siream that is a tributary of the Whitefish River. Site topography consists of a gently sloped
meadow sutrounded by moderately rising forested uplands. The elevation of the Survey Area is
approximately 3,085 feet above sea level. Weather in the upper Whitefish Valley is relatively wet, with
approximately 22 inches of precipitation falling annually as summer rain and winter snow {Western
Regional Climate Center 2022).

The hydrology on the site is provided by precipitation (rainfall and snowmelt) and (likely) springs that
originate offsite and flow into the site via the above-mentioned wetland swale. The exact source of the
swale was underdetermined as it is outside the limits of your property. From review of aerial imagery, the
source of the swale appears to come from the south, and may start in roadside ditches along US Highway
93. Waters within the swale flow north across the northeast corner of (he Survey Area, across the
neighboring property to the north, through southwestern Whitefish and confluence with the Whitefish River
west of Baker Avenue. The Whitefish River flows south, then west (o the Pacific Ocean via the Stillwaler,
Flathead and Columbia Rivers. The Columbia is the teceiving Traditional Nayi gable Waterway (TNW),

The 2022-2023 winter has offered most of the state of Montana above average precipitation. However,
according to the U.S. Drought Monitor (2023), Flathead County 1s part of a small area that is currently in a
severe (DZ) drought (U.S. Drought Monitor 2023). Walking the meadow with the you prior to conducting
the field delineation, you exclaimed that it was as dry as you have ever seen it. The dry conditions were
very apparent, especially in the wetland swale where the feature was very dry during what should be a time
(early summer) where a feature with exclusive obligate and facultative wetland plants should be ponded or
at least saturated. According to National Oceanographic and Atm ospheric Administration National Weather
Service data (NOAA 2023) records for Kalispel (nearest reporting station), precipitation has been befow
average since last October (2022), with less than 10 inches of precipitation over that time period (Figure
1).

The soil map upits within the study area are described in the Custom Soil Resources Repaort for Upper
Flathead Valley Area, Montana, Watkins Wetland Delineation (National Resources Conservation Service
2023). The National Resources Conservation Service (NRCS) mapped two soil map units within the Survey
Arca:

e Ra—Radnor silt loam, 0-3 percent slopes
e Wr—Whitefish cobbly silt loam, 0 to 7 percent slopes

The Radnor silt loam is a hydric soil mapped in the extreme northeastern portion of the survey area, This
area corresponds with the wetland swale. The Radnor silt loam soil is a poorly drained soil that occurs in
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Watkins Wetland Delineation July i1, 2023
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Figure 1. National Oceanographic and Atmespheric Administration {NOAA) precipitation totals for Kalispel area, October l,
2022 to lune 29, 2023,

depressions. The depth to the water table is 0 inches, meaning that typically, the soils are saturated to the
soil surface. The Whitefish cobbly silt loam is a well-drained, non-hydric soil that occurs on the gentie
slopes in the majority of the Survey Area including both the forested sections and the non-forested meadows
outside of the swale. The Custom Soii Resource Report is attached fo this wetland delineation as
Attachment B.

Delineation Methods

Prior to conducting fieldwork, National Wetland Inventory (NWI) data, National Hydrology data, and
recent aerial photography were examined to determine potential locations of wetlands or non-wetland wU§
known or suspected to occur within and near the Survey Area. Field investigations were conducted on June
25, 2023 by Julian Colescott (Professional Wetland Scientist, No. 1920).

On-site routine delineation of wetlands was based on field observations of indicators for the three wetland
parameters: hydrophytic vegetation, wetland hydrology, and hydric soils. This methodology is consistent
with the approach outlined in the Corps of Engineers Wetlands Delineation Manual (Environmental
Laboratory 1987), and the Regional Supplement to the Corps of Engineers Weiland Delineation Manual:
Western Mountains, Valleys and Coast Region (Version 2. ) (COE 2010). Observations at representative
Tocations (hereafter “datapoints™) were recorded at locations in the Survey Area that had surface evidence
of potential wetlands (e.g., hydrophytic vegetation, saturated soils) and on routine three-parameter data
forms documenting site conditions in relation to wetland indicators. Each delineated WUS was classified
according to Classification of Wetlands and Decpwaier Habitais of the United States (Cowardin et al.
1979).

Vegetation at potential wetland sites was evaluated by identifying wetland indicator status of dominant
species. Wetland indicator status for plant species observed in or near the datapoinis was confirmed using
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Watkins Wetland Delineation July 11,2023

Western Mountains, Valleys and Coasts 2016 Regional Wetland Plant List (Lichvar et al. 2016), and the
“50/20 Rule” was applied to determine plant dominance (COE 2010). Plant indicator status types from
those most likely to occur in wettands to those not likely to occur in wetland include Obligate {(OBL,),
Facultative Wetland (FACW), Facultative (FAC), Facultative Upland (FACU), Upland (UPL) or Not Listed
(NL), which are considered upland.

Soil pits were dug to a depth sufficient to document the presence or confirm the absence of hydric soil or
primary or secondary wetland hydrology indicators. Posilive indicators of hydric soils were identified in
the field in accordance with the criteria outlined in Field Mdicators of Hydric Soils in the United States
Version 8.2 (USDA-NRCS 2018). Soil colors were determined using a Munsell® soil color chart.

Recorded 3-parameter datapoints were described in pairs (e.,, wetland datapoint and a near-by
corresponding upland datapoint) to contrast conditions found in the wetland to those in the upland, and
thereby document the wetland boundary. Photographs were taken at all wetland and upland datapoints, and
representative photographs were selected for reporting,

Boundaries of delineations, WUS centerlines, and datapoint locations were mapped using a Garmin
GPSMap 64 with approximately 10-feet accuracy. Geographic Information System (GIS) soliware was
used to process GPS data, calculate the extent of WUS in the Survey Area, and overlay {ield data on
topography, and recent aerial imagery to ptepare report maps. All GPS data were archived for future
verification,

The different types of WUS observed were classified using the Cowardin nomenclature for wetland
classification (Cowardin et. al. 1979) which labels wetlands based on the dominant vegetation structre and
hydrology.

Delineation Resulty

A map showing the delineated wetlands is provided in Attachment A. Attachment B contains the Custom
S0il Resources report for the Survey Area in Flathead County. Completed dataforms are in Atfachment C,
and representative photographs of the delineated features are provided in Attachment D. A total of 0,48
acre of WUS occur on the site as shown in Table 2 and in Figure 2 (Attachment 1). Datapoint types and
locations are provided in Table 1, and Delineations size and Lypes are provided in Table 2. Table 2 is also
presented in Figure 2.

Table 1. Datapoint type and location

v s 0 S "UTM Zone 1AN (meters)

- Datapoint ;'f',-'-Del_ineéﬁ"c‘iogﬁ"j"rypé_ L class .'.-_'-Zr ; 'Ea\fSt'i,ngji e Northmg
DPO1 Upland NA 696,746 5,362,475
DPO2 Upland NA 696,788 5,362,455
DP03 Wetland PEME 696,826 5,362,488

Table 2. Delineationtypeand size (ac.) ) L _
_Pelineation | CowardinCode | " """ "0 " Clagsification . - Acres: - |
Palustrine Emergent Seasonally saturated/flooded

1 PEME wetland 0.48

©. Total Waters of the U.S., including Wetlands 048

Page 4

City Council Packet, February 17, 2026 Page 320 of 492




Watkins Wetland Delineation July 11, 2023

The Survey Area was developed to document the current configuration of wetlands on your property. If
changes oceur to these wetlands if or when the parcel to the north is developed, the report and attached map
offer you a record of conditions found as of the date of this report.

One wetland was observed in the Survey Area, the “wetland swale” mentioned above. The wetland is
classified as palustrine emergent (PEM) wetland (Cowardin et. al. 1979). In PEM wetlands, emergent plants
(i.e., erect, rooted, herbaceous hydrophytes, excluding mosses and lichens) are the tallest life form with at
least 30 percent aerial coverage. The palustrine emergent wetlands are further classified based on the length
of time they remain saturated or ponded, which in this case is seasonal ly (FEME).

To document Wetland |, 3-parameter data was collected in two locations that exhibited suspect wetland
conditions. These datapoints (DP 01, DP 02; Attachment C) however, did not meet the wetland criteria.
Datapoint 01 documented the presence of hydrophytic vegetation and wealk indicators of wetland
hydrology, but lacked hydric soils. Datapoint 02 documented hydrophytic vegetation but lacked both
wetland hydrology indicators and hydric soils. Datapoint 03, placed near the upland edge of the wetland
swale, documented the presence of all three wetland parameters. The vegetation in Wetland 1 is dominated
by Baltic rush (Juncus balficus), clustered field sedge (Carex praegracifis), and Bebb’s sedge (Carex
bebbii). Other hydrophytes occur deeper into the swale including mint (Mentha arvensis) and small-fruit
bullrush (Scirpus microcarpus). Hydric soil criteria were met due to the mucky mineral consistency found
within the upper eight inches of the soil profile. Hydrology was met with two secondary indicators of
geomorphic position and Fac-Neutral test. These weak hydrology indicators reflect the current drought
conditions found in the Flathead County.

The boundaries of Wetland 1 may underestimate the size of the weiland associated with the wetland swale.
Under normal climatic conditions, the influence of the stow-moving waters within the swale would likely
spread laterally through the soils to create a wider saturation zone (at least seasonally). Ms. Watkins’
comment about the field normally being saturated or ponded well upsiope from the swale may be accurate
on a seasonal basis, bul no evidence was found in the soils that suggest there is frequent long-duration
saturation anywhere but in the wetland swale (Wetland ). The meadow, except for the area in close
proximity to the wetland swale, slopes gentle which drain the meadow and prevents the long-duration
saturation needed to develop hydric soils,

Looking “over the fence” into the parcel to the north suggests that Wetland | extends into the adjacent
parcel. In fact, the swale appears to widen as it flows north, This is a relatively flat wetland drainage with
(under normal moisture conditions) slow flows that, based on the presence of the small-fruit bullrush on
the adjacent property, spread laterally over a wider area north of the property boundary. Without actually
visiting the neighboring lands, no further speculation about the extent of wetlands on the adjacent parcel
are possible.

Surmmary

Watershed Consulting conducted a routine delineation of waters of the United States including wetlands
within the Survey Area on June 25, 2023. A total of 0.48 acres of wetlands were mapped within the Survey
Area consisting of a single PEME wetland swale. These WUS were mapped following the COE
methodology and are depicted on Figure 2 (Attachment A).
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Watkins Wetland Delineation July 11, 2023

Thank you for providing Watershed Consulting with the opportunity to assist with your project needs. 1f
you have any questions or require additional information, please contact me by telephone at (406) 240-
7120, or by e-mail at julian@watershedconsulting.com.

Sincerely,

WATERSHED CONSULTING.
g8 ‘(gu i W_N
/ ,JL)Z_ ( yf/LM-«
e -
£

Juliin Colescott
SWS Professional Wetland Scientist (PWS No, 1920)

Attachiments:  Attachment A: Figures
Attachment B: Custom Soil Resource Report for Upper Flathead Valley Area, Montana
Watkins Wetland Delineation
Attachment C: Completed Routine Wetland Dataforms
Attachment D: Representative Photographs

£
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Preface

Soil surveys contain information that affects fand use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, deveiopers, builders, and home buyers,
Also, conservationists, teachers, students, and specialists in recreation, wasta
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment,

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatinent. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http:/fwww.nros.usda.goviwps/
portal/nres/mair/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(hitps:fioffices.sc.egov.usda gov/locator/app?agency=nres) of your NRCS State Soil
Scientist (http://iwww.nrcs.usda. goviwps/portal/inres/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Sorme soils are
seascnally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. Ahigh water table makes a soil poorly suited to
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resourcas
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.8. Department of Agriculture (USDA) prohibits disctimination in all its
programs and activities on the basis of race, color, nationat origin, age, disahility,
and where applicable, sex, marital status, familiai status, parental status, religion,
sexual orientation, genetic information, political befiefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, farge print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W, Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.
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How Soil Surveys Are Made

Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock, The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.

Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that

share common characteristics related to physiography, geology, climate, water

resources, soils, biological resources, and land uses (USDA, 2008). Soil survey
areas typically consist of parts of one or more MLRA,

The soils and miscelianeous areas in a survey area occur in an orderly pattern that
is related to the geology, landforms, relief, climate, and natural vegetation of the
area. Each kind of soil and miscellaneous area is associated with a particular kind
of landform or with a segment of the landform. By observing the soils and
miscellaneous areas in the survey area and relating their position to specific
segments of the landform, a soil scientist devetops a concept, or model, of how they
were formed. Thus, during mapping, this model enables the soil scientist to predict
with a considerable degree of accuracy the kind of soil or miscellansous area at a
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented
by an understanding of the soil-vegetation-landscape relationship, are sufficient to
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them
to identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units),
Taxonomic classes are concepts. Each taxonomic class has a set of soil ]
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematicaily. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character
of soil properties and the arrangentent of horizons within the profile. After the soil
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Custom Soil Resource Report

scientists classified and named the soils in the survey area, they compared the
individual soils with similar scils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.

The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that
have similar use and management requirements. Each map unit is defined by a
unique combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components
of the map unit. The presence of minor components in a rnap unit in no way
diminishes the usefulness or accuracy of the data. The delineaticn of such
landforms and landform segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is ptanned, onsite
investigation is needed to define and locate the soils and miscaellaneous areas,

Soil scientists make many field observations in the process of praducing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape,
and experience of the soil scientist. Observations are macde to test and refine the
soil-landscape model and predictions and to verify the classification of the soils at
specific locations, Once the soil-landscape model is refined, a significantly smaller
number of measurements of individual soil properties are made and recorded.
These measurements rnay include field measurements, such as those for color,
depth to bedrock, and texture, and laboratory measurements, such as those for
content of sand, silt, clay, salt, and other cornponents. Properties of each soil
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.

While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists
interpret the data from these analyses and tests as well as the field-observed
characteristics and the soil properties to determine the expected behavior of the
soils under different uses. Interpretations for all of the soils are field tested through
observation of the soils in different uses and under different levels of management.
Some interpretations are modified to fit local conditions, and some new
interpretations are developed to meet local needs. Data are assembled from other
sources, such as research information, production records, and field experience of
specialists. For example, data on crop yields under defined levels of management
are assembled from farm records and from field or plot experiments on the same
kinds of soil.

Predictions about soit behavior are based not enly on soil properties but also on
such variables as climate and biological activity. Soil conditions are predictable over
long periods of time, but they are not predictable from year to year. For example,
soil scientists can predict with a fairly high degree of accuracy that a given soil will
hava a high water table within certain depths in most years, but they cannot predict
that a high water table will aiways be at a specific levet in the soit on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the
survay area, they drew the boundaries of these bodies on aerial photographs and
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Custom Soil Resource Report

identified each as a specific map unit. Aeriat photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map

The soil map section includes the soil map for the defined area of interest, a list of
soil map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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Custem Soii Resource Report

MAP LEGEND
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Perennial YWater
Rock Qutcrop

Saline Spot

Sandy Spot

Severely Eroded Spot
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Sodie Spot
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% Stony Spot

MAP INFORMATION

The soil surveys that comorise your ACI were mapped at
1:20,005.

T t
umf Very Stony Spot
M@. Wet Spot
& Cther
P Special Line Features

Water Features

Warning: Soil Map may not be velid at this scale.

Eniargement of maps beyond the scafe of mapping can cauge
misundarstanding of the detall of mapping and accuracy of scil
line placement. The maps do noi show the email areas of
contrasting soiis that could have been shown at a more detasied
scale.
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F ) Rafls

o Interstate Highways

P 3 Routas
Ryt Major Roads

Lecal Roads

Background
Aerial Photography

Please rely on the bar scale on each map shaet for map
measuremenis.

Source of Map:  Nafural Resources Conservation Service
Web Soll Survey URL;
Coordinate System:  Web Mercator (EPSG:3857)

Maps from the Web Soii Survey are based on the Web Mercator
projecticn, which preserves direclion zng shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-arez conic projection, shouid be used i mare
accurate calcutations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date{s} listed below.

Soil Survey Area:  Upper Flathead Vailiey Area, Montana
Survey Area Data:  Version 18, Aug 29, 2022

Soit map units are Iabsled (as space allows} for map scales
1:50,000 or iarger.

Date{s) aerial images were photographed: Aug 31, 2021—Cct
12, 2021

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
fmagery dispiayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident,
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Custom Scil Resource Report

Map Unit Legend

Map _ - QL ALK, :
Radnor sift foam, 0 to 3 percent 0.0: 0.1%
slopes ;
Wi Whitefish cobbly silt loam, © to 15.2 99.9% |
I 7 percent slopes : |
Totals for Area of Interest | 152" 100.0% -

Map Unit Descriptions

The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Gonsequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components, They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They
generally are in small areas and could not be mapped separately because of the
scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a
given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not
mentioned in the descriptions, especially where the pattern was so complex that it
was impractical to make enough ohservations to identify all the soils and
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use @ind management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
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Custom Soil Resource Report

onsite investigation is needed to defing and locate the soils and miscellaneous
areas,

An identifying symbol precedes the map unit name in the map unit descriptions.
Each description includes general facts about the unit and gives important soil
properties and qualities.

Soils that have profiles that are almost alike make up a sofl series. Except for
differences in texture of the surface layer, all the soils of a series have major
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness,

_ salinity, degree of erosion, and other characteristics that affect their use. On the
basis of such differences, a soil series is divided into soil phases. Most of the areas
shown on the detailed soil maps are phases of soil series. The narme of a soil phase
commonly indicates a feature that affects use or managernent. For example, Alpha
silt loam, O to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associaticns, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps.
The pattern and proportion of the scils or miscellaneous areas are somewhat similar
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present
or anticipated uses of the map units in the survey area, it was not considered
practical or necessary to map the soils or miscellaneous areas separalely. The
pattern and relative proportion of the soils or miscellaneous areas are somewhat
similar, Alpha-Bsta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or moie sails or miscellanecus areas
that could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion
of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include misceffaneous areas. Such areas have little or ho soil
material and suppart little or no vegetation. Rock outcrop is an example.
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Custom Soil Resource Report

Upper Flathead Valley Area, Montana

Ra—Radnor silt loam, { to 3 percent slopes

NMap Unit Seiting
National map unit syrnbol: 4vs7
Elevation: 2,980 to 3,260 feet
Mean annual precipitation: 15 to 19 inches
Mean annual ajr temperature: 39 to 45 degrees F
Frost-free period: 105 to 125 days
Farmiand classification: Not prime farmiand

Map Unit Composition
Radnor and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Radnor

Setting
Landform: Depressions
Down-slope shape: |inear
Across-slope shape: Linear
Farent matenal: Glaciolacustrine deposits

Typical profile
A - 0fo 5inches. silt loam
E - 5to 14 inches: silty clay loam
Blg - 14 to 30 inches: silty clay loam
Cg - 30 to 60 inches:. stratified silt loam to silty clay loam

Properties and qualities
Slope: 0 to 3 percent
Depth to resirictive fealure: More than 80 inches
Drainage class: Poorly drained
Capacity of the most limiting layer fo transmit water (Ksat): Moderately iow to
moderately high (0.06 to 0.20 in/hr)
Depth to water table: About 0 inches
Frequency of flooding: None
Frequency of ponding: Frequent
Calcium carbonate, maximum content. 5 percent
Available water supply, 0 to 60 inches: High (about 10.5 inches)

Interpretive groups
Land capability classificalion (irmgated): None specified
Land capability cfassification (nonirrigated}: 5
Hydrologic Soil Group: C/D i
Ecological site: R043APB07MT - Subirrigated Grassland Group
Hydric soil rating: Yes

Minor Componenis

Nonhydric
Fercent of map unit: 10 percent
Hydric soil rating: No
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Custom Soil Resource Report

Wr—Whitefish cobbily silt loam, 0 to 7 percent slopes

Map Unit Setting
Naliorral map unit symbol: 4vth
Elevation: 2,900 to 3,330 feet
Mean annual precipitation; 15 to 24 inches
Mean annual air femperature. 37 fo 43 degrees F
Frost-free period: 90 to 130 days
Farmiand classificalion: Farmland of statewide importance

Map Unit Composition
Whitefish and similar soiis: 90 parcent
Minor components: 10 percent
Eslimates are based on observations, descriptions, and transects of the mapunit.

Description of Whitefish

Setting
Landform. Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Parent matenal: Glacial till

Typical profile
Qi - 0to 1 inches: slightly decomposed plant material
E - 1to 9inches: cobbly siit loam
E/Bt - 9 to 14 inches: gravelly silt loam
Bt - 14 to 20 inches: gravelly clay loam
Bk - 20 fo 33 inches. gravelly silt loam
C - 33 to 60 inches: gravelly silt loam

Properties and qualities
Slope: 0 to 7 percent
Depth lo restrictive feature: More than B0 inches
Drainage class: Well drained
Capacity of the most limiting layer fo transmit water {Ksat). Moderately high (0.20
to 0.57 in/hr)
Depth to waler table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calgium carbonafe, maximum content: 15 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/ecm)
Available water supply, 0 to 60 inches: Moderate (about 8.3 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3e
Hydrologic Soif Group: C
Ecological site: FO43AP09MT - Upland Cool Woodfand Group
Hydric soil rating: No
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Watkins Wetland Delineation July 11,2023

Representative Photographs Taken June 25, 2023

Datapoint 1 (shovel) documents that a portion of the meadbw exhibiting a mix of hydrophytic and non-
hydrophytic vegetation does not meet wetland criteria.
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Watkins Wetland Delineation July 11,2023

Datapoint 2 (shovel) similarly documems a su<;pect arca ]uqt west of the wetland swale (visible beyond
the fenceline) does not meet wetland criteria.
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Watkins Wetland Delineation July 11, 2023

Datapoints 3 (shovel) documents the wetland swale (Wetland 1) in the northeast corner of the Survey
Area. Cowardin classification PEME, '
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Watkins Wetland Delineation July 11, 2023

Looking south across the welland swale at depomt 3 (shovel) provides another view of the wetland
swale, Cowardin classification PEME.
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Watkins Wetland Delineation July 11,2023

Looking across your fenceline at the neighboring property to the north shows the same vegetation
occurring in a wider swath across your neighbor’s land. It is likely that the same conditions which meet
the wetland criteria on your land also occur on the lands to the north.
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Photographs taken in 2022 and 2023 by Omnivista Productions of Property of Carter Unger on
behalf of Honor Bound LLC and Property of Cheryl Watkins and Richard Gordon.

Color photos available upon request
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CITY COUNCIL REGULAR MEETING AGENDA

The Following is a summary of the items to come before the City Council at
its regular session to be held on Tuesday, February 17, 2026, at 7:10 p.m. at
City Hall 418 East Second Street, 2" Floor

Hybrid (In-person and/or Remotely via Zoom)

To attend the meeting via Zoom and provide live comment attendees should go to the web link below. Raise your virtual
hand to indicate you want to provide comment. Due to occasional technical difficulties, the most reliable way to
participate is through in-person attendance. Electronic/virtual means are not guaranteed.

Meeting Link: Zoom Link Meeting Number: 849 2808 8413 Password: 59937
NOTICE!: Effective September 15, 2025, live streaming of meetings on YouTube will no longer be available. To
watch meetings live, please use the Zoom Link provided above. A recording of the meeting will be uploaded to the
City of Whitefish YouTube channel the following day.

e  We encourage individuals to provide written public comment; to the City Clerk, Michelle Howke at
mhowke(@cityofwhitefish.org or deliver by 4:00 p.m. Tuesday, February 17, 2026, to City Hall. Written comments
should include name, address, should be short and concise, courteous, and polite. All written comments received by
4:00 p.m. will be provided to the City Council and appended to the packet following the meeting.

e Public comment by those attending the meeting "live" via Zoom or in-person will be limited to three minutes per
individual.

Ordinance numbers start with 26-02. Resolution numbers start with 26-03
1) CALL TO ORDER

2) PLEDGE OF ALLEGIANCE

3) PROCLAMATION

a) A Proclamation Supporting Solidarity With The City And Citizens Of Minneapolis, Minnesota, And
Reaffirming Support Of A Just, Equal And Welcoming Community (p.381)

4) COMMUNICATIONS FROM THE PUBLIC- (This time is set aside for the public to comment on items that are

either on the agenda, but not a public hearing or on items not on the agenda. City officials do not respond during these
comments but may respond or follow up later on the agenda or at another time. The mayor has the option of limiting such
communications to three minutes depending on the number of citizens who want to comment and the length of the meeting
agenda)

5) COMMUNICATIONS FROM VOLUNTEER BOARDS
a) Ordinance No. 26-__; An ordinance amending Whitefish City Code Title 2, Chapter 12, regarding
membership qualifications for the Convention and Visitor Bureau Committee (First Reading) (p.383)

6) CONSENT AGENDA (The consent agenda is a means of expediting routine matters that require the Council’s action.
Debate does not typically occur on consent agenda items. Any member of the Council may remove any item for debate. Such
items will typically be debated and acted upon prior to proceeding to the rest of the agenda.)

a) Minutes from January 20, 2026, Regular Meeting (p.398)

b) Ordinance No. 26-01; An Ordinance to repeal Title 2, Chapter 10, Architectural Review Committee
of the Whitefish City Code (Second Reading) (p.404)

c) Consideration to modify side yard setback to conform to WR-1 zoning, located at 364 Shady River
Lane (Lot 10) (p.405)

7) PUBLIC HEARINGS (Items will be considered for action after public hearings) (Resolution No. 07-33 establishes a 30-
minute time limit for applicant’s land use presentations.)
a) Resolution No. 26-__; A Resolution to establish an increase in the public usage fee the Whitefish City
Beach boat launch (p.415)
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https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQD2hkbtbPBtRZnfH43DzY77AfJWQVbyI7_F6hl5O09qyqM?e=yVIMRn
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQAaOfYUJSsjTK_Djdf_xFoKAWOsL5xUCQ7NTGjvr3GLFGk?e=BYMCVu
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQDToNaHKackR73CzrpmgMjFAXz6sL_bZ-0Wl-Wdm4IVoyA?e=X8olZu
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQCXmJDN3nK2RocvZzCXGb3xAQNqOR3_xvDSTzI1XIeelts?e=ebHvQf
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQAGJtlMdzIZSp1uUSqS2LLIAYN7HzO_zmexg8NrYQYN-_Q?e=gUeB3x
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQAg0QLpNFUMTLd_bqh8Zq1vAXB5_BSZmpNy8zxDWPRTYgw?e=MkjgFo
https://us06web.zoom.us/j/84928088413?pwd=SPGp8b5ZnKQohY7aQnKv7QlPIWZRIF.1
mailto:mhowke@cityofwhitefish.org

b) Resolution No. 26- _; A Resolution approving an Amendment to the Lease Agreement and to Glacier
Twins Long-term Lease of Stadium Land at Memorial Park (p.429)

8) COMMUNICATION FROM PARKS AND RECREATION DIRECTOR

a) Consideration to approve Urban Forestry educational banners to be placed on light poles in the
downtown district (p.447)

b) Consideration authorizing staff to proceed with bidding Armory Park Parking Lot and Open Space
(p.449)

9) COMMUNICATIONS FROM PUBLIC WORKS DIRECTOR

a) Consideration to approve conceptual design for Armory Road and authorize staff to proceed with
final design and bidding for construction (p.469)

10) COMMUNICATIONS FROM CITY MANAGER

a) Written report enclosed with the packet. Questions from Mayor and Council? (p.481)
b) Other items arising between February 11th through February 17th

11) COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS
a) Consideration of approving the tentative FY27 Budget calendar (p.488)
b) Letter from Tara Zimmerman requesting additional Deer Crossing signs on Wisconsin Avenue
(p-489)
c) Letter from Toby Scott — Action items for City to undertake (p.490)
d) Letter from Karin Hilding asking Council to support the vulnerable in our community (p.491)

12) ADJOURNMENT (Resolution 08-10 establishes 11:00 p.m. as end of meeting unless extended to 11:30 by majority)
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https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQByuotIn5QKTYabEAwiAZOUASJ2H-lC2fBglhlS53ITVqE?e=LbqOff
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQAGuO9ay7IaRJ785bL-2joBAdtolqen9jL-mMZi9g6OCHI?e=D6aiUj
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQAgalrU9wSMSr2swQ3Togl_AewxJ7IkTL0Ma3xHdEkDktg?e=6pWZn7
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQCFTR9Jw2DFTYNZoolh5toBAR6zNcRY5mlzldjEUjfiAqo?e=TxmQzk
https://cityofwhitefishmt.sharepoint.com/:b:/g/documents/IQDZ9EPDV79ZT6whRJNaIY7GAdMMMePSeJKbsgW3DY66B2E?e=91vDum

The following Principles for Civil Dialogue are adopted on 2/20/2007
for use by the City Council and by all boards, committees and
personnel of the City of Whitefish:

o We provide a safe environment where individual
perspectives are  respected, heard, and
acknowledged.

o We are responsible for respectful and courteous
dialogue and patrticipation.

o We respect diverse opinions as a means to find
solutions based on common ground.

o We encourage and value broad community
participation.

o We encourage creative approaches to engage
public participation.

o We value informed decision-making and take
personal responsibility to educate and be educated.

o We believe that respectful public dialogue fosters
healthy community relationships, understanding,
and problem-solving.

) We acknowledge, consider and respect the natural
tensions created by collaboration, change and
transition.

. We follow the rules and guidelines established for
each meeting.

Adopted by Resolution 07-09
February 20, 2007
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February 11, 2026

The Honorable Mayor Muhlfeld and City Councilors
City of Whitefish
Whitefish, Montana

Mayor Muhlfeld and City Councilors:

Tuesday, February 17, 2026 City Council Agenda Report

There will be a work session at 5:30 p.m. to review the Land Use/Zoning and Subdivision Element of the
Vision Whitefish 2045 Growth Policy. Food will be provided.

The regular Council meeting will begin at 7:10 p.m.

COMMUNICATIONS FROM VOLUNTEER BOARDS

a)

Ordinance No. 26-__; An ordinance amending Whitefish City Code Title 2, Chapter 12, regarding
membership qualifications for the Convention and Visitor Bureau Committee (First Reading) (p.381)

A letter from Zak Anderson, Executive Director of Whitefish Convention and Visitors Bureau is
provided in the packet.

RECOMMENDATION: Staff respectfully recommends the City Council adopt Ordinance No. 26-
__; An ordinance amending Whitefish City Code Title 2, Chapter 12, regarding membership
qualifications for the Convention and Visitor Bureau Committee (First Reading).

This item is a legislative matter.

CONSENT AGENDA (The consent agenda is a means of expediting routine matters that require the Council’s action.
Debate does not typically occur on consent agenda items. Any member of the Council may remove any item for debate. Such
items will typically be debated and acted upon prior to proceeding to the rest of the agenda.)

a)

Minutes from January 20, 2026, Regular Meeting (p.396)

b) Ordinance No. 26-01; An Ordinance to repeal Title 2, Chapter 10, Architectural Review Committee

c)

of the Whitefish City Code (Second Reading) (p.402)
Consideration to modify side yard setback to conform to WR-1 zoning, located at 364 Shady River
Lane (Lot 10) (p.403)

RECOMMENDATION: Staff respectfully recommends the City Council approve the Consent
Agenda.

Item “a” is an administrative matter; Item “b” is a legislative matter; Item “c” is a quasi-
judicial matter.

PUBLIC HEARINGS (Items will be considered for action after public hearings) (Resolution No. 07-33 establishes a 30-
minute time limit for applicant’s land use presentations.)

a)

Resolution No. 26- ; A Resolution to establish an increase in the public usage fee the Whitefish City
Beach boat launch (p.413)
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From Director of Parks, Recreation, and Community Services, Maria Butts staff report.

Introduction/History

In 2016, City Council approved a boat launch fee increase from $5 to $10 for a day pass and $40 to
$50 for a season pass. When Council approved the fee increases, they asked staff to monitor rates to
make sure they adequately pay for the city’s aquatic invasive species program.

Staff have been monitoring the efficacy of those rates and have determined it is now time to propose
an increase to the Whitefish City Beach boat launch fees. Proposed fee increases include both
privately and commercially launched watercraft. Funds will be used to support the aquatic invasive
species program including inspections at City Beach and Whitefish Lake State Park. Watercraft
decontamination will continue to be free. Funds will also support boat ramp maintenance and
staffing.

Current Report

The Cost of Managing AIS

The need for fee increases was assessed by evaluating the cost of City Beach boat launch personnel
and supplies versus the revenues received in past years. Staff evaluated the percentage of boat
launches that were single launches versus season pass launches and those that were Montana
residents versus those that were non-resident launches. Additionally, staff researched fees from
similar boat launches to come up with proposed fee increases.

The cost to fund seasonal staff who perform inspections, decontaminations, and facility
maintenance averages $119,000 annually. Whitefish Lake Institute contributes $17,500 annually to
the cost of running the decontamination station. Total income from boat launch passes and
commercial permits in 2025 was $32,590. Boat ramp and drive lane improvements were completed
in fall of 2025 at a total cost of $235,000. Increasing boat launch fees and commercial permits will
help to better support the city’s efforts to have a safe place to launch while protecting Whitefish
Lake through a vigorous AIS prevention program.

Of special note is Whitefish Lake State Park. Although residents of Montana can launch for free,
commercial use is permitted with a range of fees. Due to commercial permit fees and limited
parking, we have seen use grow at Whitefish City Beach for both private launching and commercial
use (see figure 1 of the full staff report provided in the packet).

2025 Public Boat Launch Fee Data

In 2025, City Beach sold 1,099 day passes at $10 per launch for a total of $10,990. Additionally, 22
punch cards were sold at $50 each for a total of $1,100 (commercial permit holders only). A total of
350 season passes were sold at $50 each for a total of $17,500. Total day use and season pass sales
for 2025 was $29,590. Day and season pass fees have not increased since 2017.

History of Commercial Boat Launch Fees

The Commercial Boat Launch Permit program was first established in 2017 with 9 permits issued
that year. In 2025, there were a total of 24 permits issued. Permit holders pay a $125 flat fee
upfront, which includes one season pass or one punch card. Revenue from commercial permits was
$3,000 for the 2025 season. Fees have not increased since 2017.

Commercial permit holders use the launch heavily. In the spring and fall, boat delivery and pick up
dominate the launch. During the summer, motorized watercraft rentals and guided trips are the
primary commercial users of the launch. Not only does this add to the busyness of the launch during
peak public use, but it also adds to the demand for parking by commercial clients.

In 2021, the Park Board established limits on the types of Commercial Use Permits issued for
Whitefish City Beach: up to six permits for businesses providing guiding services and up to four
permits for motorized rental delivery businesses. There are no limits on boat storage/delivery,
marine service/sales, and dock service permits. Non-motorized rental delivery is not permitted at the

beach but is allowed at riverggr&to R@Hlﬁgclygé eb?'ueluiyr]?% S ag\ye%t%roctr‘?ggt per day.



The rental permit quota has been filled every year since limits were imposed. In 2025, there were 4
businesses on the waiting list. Staff have also identified other individuals renting personally owned
boats on websites such as Boatsetter and GetMyBoat. Additionally, the rental of e-motorized hand
launch watercraft, a relatively new form of recreation, is a potential commercial use that needs to be
evaluated in the permitting process.

2025 Commercial Boat Launch Fee Data

Total revenues generated by the City Beach Boat Ramp in 2025 were $32,590, which only covers
about 27% of the costs to run the ramp and perform inspections and decontaminations at City Beach
and Whitefish Lake State Park. Recently the city has made financial investments in infrastructure
improvements that were not supported by revenues generated from boat ramp use. By increasing
user fees directly tied to boat ramp use, the cost to operate the boat launch is passed on to both
private and commercial users who utilize the amenity the most.

History of Proposed Fee Schedule

The proposed fee schedule was presented to the Park Board January 13, 2026, at their regularly
scheduled meeting. The board voted unanimously to approve the fee schedule as proposed.
However, there was also consensus that the board would be supportive of increased fees for non-
residents and asked staff to bring data back to the board at the end of the season to evaluate the
effectiveness of the fee changes.

The fee schedule was then presented to the City Council during a work session on January 20, 2026.
After receiving public comments, the Council directed staff to revise the fee schedule to better
cover costs associated with the management of the boat ramp, AIS inspections, and
decontaminations through further increases to commercial and non-resident fees.

Current Proposed Fee Schedule

Staff revised the fee schedule based on the feedback received from the Council Work Session. The
non-resident day launch fee increased from $30 to $50 and the non-resident seasonal pass fee from
$200 to $250. Additionally, staff removed the inclusion of a punch card with the commercial base
fee. Instead, commercial users will be required to pay the resident day launch fee for each launch.

This method naturally requires commercial users to pay for the level of impact their business has at
the boat launch instead of staff estimating tiered levels of use. This method will also allow staff to
gather better data on the number of commercial launches at City Beach each year.

Proposed City Beach Boat Launch Fee Schedule

Category Current Fee Proposed 2026 Fee
Day Launch Resident* $10.00 $15.00

Day Launch Non-Resident n/a $50.00

Season Pass Launch $50.00 $100.00

Resident*

Season Pass Launch Non- n/a $250.00

Resident

*Resident — Watercraft is registered in Montana.
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b)

Proposed Commercial Boat Launch Permit Fee Schedule

Type of Commercial Current Fee Proposed 2026 Fee Permit
Launch Permit Quota
Watercraft Delivery, Dock | $125 (includes one season | $500 plus $15 per launch | No limit
Services, Sales, and pass/punch card) *
Marina Launching
Motorized Rentals $125 (includes one season | $500 plus $15 per launch | 6 permits
(including e-motors) pass/punch card) * motorized, or $5 per hand
launch e-motor
Guiding $125 (includes one season | $500 plus $15 per launch | 3 permits
pass/punch card) *
River Non-motorized $125 $250 N/A
E-motor (use of motorized | N/A $5 per watercraft See
mooring area on beach) rental/guiding
permits
Commercial Motorized $50 (5 launches) $75 (5 launches) N/A
Punch Card

* Also paid for additional boat launch fees — single launch ($10) or season pass ($50).

These proposed increases will bring revenues closer in line with associated expenditures. Increasing
non-resident boater fees, increasing commercial permit fees, and adding a per-launch fee structure
instead of a flat annual fee for commercial rentals will all contribute to an increase in the boat ramp
revenue of 60%. Fees will cover 80% of the cost to perform Aquatic Invasive Species inspections
and decontaminations by city staff. Cost analysis sheets are provided in the packet for your
reference.

These fees would take effect March 1, 2026, when commercial registration opens for the summer of
2026.

Financial Considerations

The implementation of the proposed fees will increase City Beach boat launch revenues to better
cover associated costs of managing the boat ramp, AIS inspections, and the decontamination
station.

RECOMMENDATION: Staff respectfully recommends the City Council adopt Resolution No.
26- ; A Resolution to establish an increase in the public usage fee the Whitefish City Beach boat
launch.

This item is an administrative matter.

Resolution No. 26-; A Resolution approving an Amendment to the Lease Agreement and to Glacier
Twins Long-term Lease of Stadium Land at Memorial Park (p.427)

From City Attorney Angela Jacobs staff report.

Introduction/History

Since 1936, a community baseball stadium has existed on the northeast corner of City-owned
Memorial Park. Over the past sixty years, the Glacier Twins have completed several capital
improvement projects on the property for the purpose of holding American Legion baseball practice
and games. Though the Glacier Twins had leased the land from the City in years past, in October of
2002, the City and the Glacier Twins entered into a long-term lease and an agreement permitting the
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construction of a new stadium grandstand. The base term for the lease was twenty-five years, giving
the Glacier Twins the option to automatically renew it for two consecutive terms of fifteen years each.

In addition to the long-term lease with the City, the Glacier Twins entered into a Memorandum of
Understanding with the Park Board of Commissioners on August 29, 2014, to address the construction
of a Verizon cellphone tower within the leased area and the distribution of the funds received by
Verizon. The MOU was last amended in 2022. Pursuant to the amendment, the Glacier Twins receive
78% of the Verizon funds received by the City for five years.

In December of 2025, the City and Verizon entered into a Second Amendment to License Agreement.
The amendment extended the license granted to Verizon for the cellphone tower for five years
beginning February 1, 2025, and set new annual rent of $26,664.40.

Current Report

In the past year, members of the public have raised concerns regarding the long-term lease and the
use of Memorial Field. Concerns included: (1) allegations that the Glacier Twins were
misappropriating the Verizon funds dispersed by the City; (2) the school district not being allowed to
utilize Memorial Field for its high school baseball and football teams; (3) the length of the lease term;
(4) characterization of Memorial Field as a “private playground” for the Glacier Twins; and (5) the
possibility that the Glacier Twins would continue to hold the property even if they didn’t have enough
players to field a team.

City staff met several times with the Glacier Twins to discuss amendments to the MOU and the long-
term lease agreement in an effort to address concerns raised by the public. One meeting, at which
staff examined the last two years of the Glacier Twins’ financials, was attended by the president of
JCCS as well as by City Manager Meeker who holds a CPA license. No evidence of misappropriation
was found. Staff also met with representatives of the school district who informed us the school
district does not desire to utilize Memorial Field at this time as they are utilizing Smith Fields.

The amendment to the MOU, which was approved by Park Board at its meeting held February 10,
2026:

e Aligns the term of the MOU with the term of the Second Amendment to License Agreement

e Creates transparency by allowing the City to hold the Verizon funds in the Memorial Park
Account and to distribute the funds to the Glacier Twins upon written requests accompanied by
invoices

e Obligates the Glacier Twins to provide a copy of its tax returns to the City each year

The proposed amendment to the long-term lease agreement:

e Updates the term of the lease to provide it renews only upon the written approval of both the City
and the Glacier Twins

e Provides the City can terminate the lease if the Glacier Twins fail to utilize the property for
baseball or related programs for more than one year

e Removes the requirement that the City inspect the property for maintenance and safety
considerations on a regular basis

e Provides transparency with respect to use of the property, clarifying the Glacier Twins have
priority, then the school district, then the general public with the caveat that the Twins are not
required to sub-lease the property to any entity or entity with employees/contractors directly
competing with its program
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e Caps the amount the Glacier Twins may charge to sub-lease the property to the school district at
a fee that recuperates the cost of utilities, maintenance required to be performed by the Glacier
Twins during the sub-lease term, and any repairs needed for damage caused

e Requires the Glacier Twins to establish a schedule of rates charged for use of the property that is
equitable and fair for similar types of uses

The Park Board also considered the proposed amendment to the long-term lease agreement. It
recommended that the City Council approve it with one change to the language in paragraph 7 of
Section 10, Use, redlined below:

The TWINS may limit use of the STADIUM and STADIUM Land if field-conditions—present-the
activity poses an unreasonable threat to the facility.threat-ef-exeessive-damage-to-the factlities due-te
weatherconditions: The TWINS may not unreasonably deny Whitefish School District access to the
STADIUM and STADIUM LAND.

Financial Requirements/Impacts
There are no financial requirements/impacts associated with approving the Amendment to Lease
Agreement and Amendment to Glacier Twins Long-term Lease of Stadium Land at Memorial Park.

RECOMMENDATION: Staff respectfully recommends the City Council adopt Resolution No. 26-
__; A Resolution approving an Amendment to the Lease Agreement and to Glacier Twins Long-term
Lease of Stadium Land at Memorial Park

This item is an administrative matter.

COMMUNICATION FROM PARKS AND RECREATION DIRECTOR
a) Consideration to approve Urban Forestry educational banners to be placed on light poles in the
downtown district (p.445)

From Park, Recreation, and Community Services Director staff memo.

The Parks and Recreation Department has submitted an application for the DNRC’s Urban and
Community Forestry Program Development Grant. The theme of the grant this year is “Longevity
and Readiness — Planning, Risk Mitigation & Tree Health.” One of the key concepts of the grant is
homeowner education on general tree care and maintenance. To achieve this, staff would like to
place approximately twelve educational banners on the light posts in the downtown district on
existing infrastructure. These educational banners will help educate the public on the importance of
watering, preventing invasive pests by not relocating firewood, and the importance of gleaning fruit
trees in the fall.

Included in your packet is an example of a banner we would like to hang. All banners will be
consistent with our existing sign plan, reflecting city branding through approved colors, artwork,
and fonts. They will include phrases such as water young trees near the root ball, water mature
trees at the outer edge of the branches, keep mulch away from tree trunks, harvest fruit promptly,
and pick up fallen fruit daily.

An additional part of our educational campaign will entail partnering with the students from

Whitefish High School to create educational videos. Our goals are to teach the public how to
properly mulch, water, and prune small trees.
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b)

The total anticipated cost of the educational component of the grant is $2,070 and the city is
requesting $1,158 in grant funding. The match is 3:1, and we are contributing $912 of staff and
volunteer time. Staff and high school volunteers will contribute in-kind time as well.

I am seeking Council’s approval to permit staff to install tree care educational banners on light
poles in the downtown district.

RECOMMENDATION: Staff respectfully recommends City Council approve the installation of
banners in the downtown district to promote tree care.

This item is an administrative matter.

Consideration to authorize staff to proceed with bidding Armory Park Parking Lot and Open Space
Project (p.44)

From Director of Parks, Recreation, and Community Services, Maria Butts staff report.

Introduction/History

Armory Park is the City’s largest park, spanning 30 acres. In 2019 the Park Board updated the Armory
Park Master Plan to identify the next phases of the plan, Phase I1I and Phase IV. With the updated
plan, staff applied for and received a Land Water Conservation grant to complete Phase III of the
plan, which was completed in 2023. Upon completion, the Parks and Recreation Department
continued work with RPA for the design engineering of Phase I'V.

Staff, RPA, and the Park Board have identified the prioritization of Phase IV projects through
community-wide surveys, collaboration with the WAG Board, and various public meetings. In
October of 2024, the Park Board gave final approval of a five-year prioritization of Armory Park
improvements.

Current Report

Through the design process the consultant and staff identified the primary components of Phase IV.
The next two projects slated to be completed are the parking lot and open space. Staff plans to
publicly bid construction of the parking lot and open space in March 2026.

Assuming staff is authorized to proceed with bidding, the following schedule is proposed for the
construction of the improvements:

March 15 & March 22 - Advertisement Dates
March 31 - Open Bids

April 20 - Council Award

May 8 - Construction Window Begins
October 30 — Substantial Completion

Financial Requirement
The current preliminary construction cost estimate is $493,734.00

The FY26 CIP has identified $792,000 of Resort Tax dollars for Armory Park Phase IV and $500,000
in FY27.
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RECOMMENDATION: Staff respectfully request the City Council authorize to proceed with the
bidding of the Armory Park Master Plan as presented and as approved by the Park Board of
Commissioners.

This is an administrative matter.

COMMUNICATIONS FROM PUBLIC WORKS DIRECTOR
a) Consideration to approve final design for Armory Road and authorize staff to proceed with final
design and bidding for construction (p.467)

From Public Works Director Craig Workman’s staff report.

Introduction/History

Armory Road has been selected as the next project on the Resort Tax priority list. The road has
surface concerns, lacks bicycle and pedestrian amenities, and has significant influences from school
traffic. Council directed staff to proceed with consultant selection on April 15, 2024 with the
intention of proceeding with preliminary engineering and public outreach on the project.

City Council awarded the engineering contract to Morrison-Maierle in August of 2024 and public
outreach began with a project website shortly thereafter. Since then, we have sent four project
newsletters, held four public meetings, and had numerous individual conversations and meetings
with residents and property owners.

Current Report

Attached to this report are several figures which provide an overview of the design for Armory
Road along with the current estimated construction cost. The following sections describe the
highlights of this information.

Roadway Profile & Active Transportation

The City’s approved Transportation Plan designates Armory Road as a “Collector Roadway”. Our
city engineering standard for a collector roadway is 28 feet wide and includes curb and gutter, and
sidewalk/boulevards on each side (SD-8, attached). Given the many design constraints along the
corridor, the design team determined a standard collector roadway profile would not be appropriate.
The proposed design calls for two 11’ lanes with an 8 shared use path on one side. The design will
also include a raised median on the curve to help calm traffic.

Schedule
Assuming staff is authorized to bid the project, the following schedule is proposed:
e 3/1/2026: 1st Advertisement
e 3/8/2026: 2nd Advertisement
e 3/15/2026: 3rd Advertisement
e 3/19/2026: Bid Opening
e 4/6/2026: Bid Award
Lighting

As with past road reconstruction projects, staff is recommending this corridor be upgraded to

include the City standard, 14-foot tall, dark sky compliant decorative LED street lighting. These

lights are compliant with the City’s Outdoor Lighting Standards which were adopted to protect and

promote the public health, safety and welfare, the quality of life, and the ability to view the night

sky. Amongst other things, the code establishes standards for exterior lighting to provide safe

roadways for motorists, cyclists and pedestrians while protecting and reclaiming the ability to view
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the night sky. The proposed lights will match those recently installed on E. 6™ Street, Karrow,
Texas, Edgewood Place, State Park Road, and Somers Avenue.

Landscaping

The Public Works Department will work with Parks and Recreation and the Tree Committee to
determine a tree planting plan in the boulevard as construction nears completion. The schedule of
this project has been developed to ensure adequate time to restore disturbed areas.

Traffic Control & Construction Routes

The City has experienced some issues with construction traffic patterns and traffic related control
issues on past projects. Armory Road will be bid with specific traffic control plans which must be
adhered to. The roadway will be CLOSED TO THRU TRAFFIC during construction. This will
allow residents that live along the roadway to access their properties, while preventing other
vehicles from simply driving through the construction.

Financial Requirement
This project is slated to be paid for by the Resort Tax Fund. Estimated construction costs are
$6.4M, which includes a 20% contingency.

RECOMMENDATION: Staff respectfully recommends the City Council approve the design for
Armory Road and authorize staff to proceed with bidding.

This item is an administrative matter.

COMMUNICATIONS FROM CITY MANAGER
a) Written report enclosed with the packet. Questions from Mayor and Council? (p.479)
b) Other items arising between February 11th through February 17th

COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS

a) Consideration of approving the tentative FY27 Budget calendar (p.486)

b) Letter from Tara Zimmerman requesting additional Deer Crossing signs on Wisconsin Avenue
(p.487)

c) Letter from Toby Scott — Action items for City to undertake (p.488)

d) Letter from Karin Hilding asking Council to support the vulnerable in our community (p.489)

ADJOURNMENT

Sincerely,

JM/
Dana Meeker, C.P.A
City Manager
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PARLIAMENTARY MOTIONS GUIDE

Based on Robert’s Rules of Order Newly Nevised (11th Edition) and www.jimslaughter.com

The motions below are listed in order of precedence. Any motion can be introduced if it is higher on the chart than the pending motion.

YOU WANT TO: YOU SAY: INTERRUPT? DEBATE? AMEND? RECONSIDER?
Adjourn | move to adjourn No Yes No No Majority Yes
Take a break | move to recess for No Yes No Yes Majority No
Register complaint | rise to a question Yes No No No None No

of priviledge
Orders of the day | call for the orders Yes No No No None No

of the day

YOU WANT TO: YOU SAY: INTERRUPT? DEBATE? AMEND? RECONSIDER?
Lay aside temporarily | move to lay the Yes Yes No No Majority Negative
question on the table vote only
Close debate I move the No Yes No No 2/3 Yes
previous question
Limit / extend debate | move that debate No Yes No Yes 2/3 Yes
be limited to...
Postpone to a | move to postpone No Yes Yes Yes Majority Yes
certain time the motion to...
Refer to a committee | move to refer No Yes Yes Yes Majority Yes

the motion to...

Amend a motion | move to amend No Yes Yes Yes Majority Yes
the motion by...

Kill main motion | move that the motion No Yes Yes No Majority Affirmative
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YOU WANT TO: YOU SAY: INTERRUPT? DEBATE? AMEND? RECONSIDER?

Bring business to motion | move that (or “to”)... No Yes Yes Yes Majority Yes

No order of precedence. Arise incidentally and decided immediately.

YOU WANT TO: YOU SAY: INTERRUPT? DEBATE? AMEND? RECONSIDER?
Enforce rules Point of order Yes No No No None No
Submit matter | appeal from the Yes Yes Varies No Majority Yes

to assembly decision of the chair

Suspend rules | move to suspend the No Yes No No 2/3 No

rules which...

Avoid main motion | object to the Yes No No No 2/3 Negative
altogether consideration of vote only
the question

Divide motion / | move to divide No Yes No Yes Majority No

question the question

Demand rising vote | call for a division Yes No No No None No

Paliamentary law Parliamentary inquiry Yes (if urgent) No No No None No

question

Request information A point of information, Yes (if urgent) No No No None No
please.

No order of precedence. Introduce only when nothing else pending.

YOU WANT TO: YOU SAY: INTERRUPT? DEBATE? AMEND? RECONSIDER?

Take matter from table | move to take No Yes No No Majority No
from the table...

Cancel or change | move to rescind / No Yes Yes Yes 2/3 or majority Negative
previous action amend the motion... w/notice vote only
Reconsider motion | move to reconsider No Yes Varies No Majority No
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A PROCLAMATION SUPPORTING SOLIDARITY WITH
THE CITY AND CITIZENS OF MINNEAPOLIS,
MINNESOTA, AND REAFFIRMING SUPPORT OF A JUST,
EQUAL AND WELCOMING COMMUNITY

WHEREAS, the City of Whitefish, as a self-governing municipal government operating pursuant
to its Charter and the laws of Montana, recognizes and embraces its responsibility to promote equality
for all its citizens and visitors and to foster a community in which all people are afforded the opportunity
to pursue life, liberty and happiness; and

WHEREAS, the City of Whitefish has been, and continues to be, strongly committed to the
ideals of civil rights, equality, and inclusion as evidenced by numerous proclamations, resolutions, and
ordinances adopted by its City Council over the years; and

WHEREAS, the City of Whitefish expects and requires that all within this community, visitors
or residents, be treated with respect, dignity and honor their natural rights and civil rights as human
beings under the Declaration of Independence, Constitution of the United States, and the Montana
Constitution; and

WHEREAS, recent immigration enforcement actions undertaken by federal authorities in
Minneapolis, Minnesota, including actions that have resulted in serious injury or loss of life, have
generated widespread public concern regarding civil rights, transparency, and accountability; and

WHEREAS, such actions, regardless of the ultimate outcome of any investigation, can
profoundly affect public trust, community unity, and the willingness of residents to engage with local
government and public safety services; and

WHEREAS, the City recognizes that immigration enforcement is a federal responsibility over
which the City has no legal authority or control; and

WHEREAS, the City Council nevertheless retains the ability and responsibility to speak on
matters that affect the safety, rights, and trust of the Whitefish community, and to advocate for
continued constitutional protections and humane treatment for all.

THEREFORE, I, John Muhlfeld, as the Mayor of the City of Whitefish, Montana, do proclaim:

1. The City of Whitefish mourns the loss of life that occurred in Minneapolis, Minnesota, and
stands in solidarity with its citizens.

2. The City affirms its strong commitment to equal treatment under the law and the humane and
respectful treatment of all individuals within the community.

3. The City reaffirms that peaceful protest is an American right. The City encourages all residents
to engage in respectful dialogue with one another to seek mutual understanding and promote community
unity.

John M. Muhlfeld, Mayor
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ORDINANCE NO. 26-__

An Ordinance of the City Council of the City of Whitefish, Montana, amending Whitefish
City Code Title 2, Chapter 12, regarding membership qualifications for the Convention and
Visitor Bureau Committee.

WHEREAS, the City Council established the seven-member Convention and Visitor
Bureau Committee as a standing committee by Ordinance No. 06-05, adopted on March 20, 2006;
and

WHEREAS, the City Council expanded the membership of the Convention and Visitor
Bureau Committee from seven to up to nine members on July 2, 2012, by Ordinance No. 12-10;
and

WHEREAS, the City Council amended the membership qualifications of nonvoting
members to include the Whitefish Postal District (59937) on September 8, 2015, by Ordinance No.
15-15; and

WHEREAS, the Convention and Visitor Burcau Committee desires to amend Subsection
2-12-3(A) of the Whitefish City Code and the Committee's By-Laws, incorporated herein as
Exhibit “A”, to require Committee members to be a member of the Convention and Visitor Bureau
in good standing and reduce the number of Committee members required to reside in the City of
Whitefish Postal District (59937) to six members of the nine member Committee; and

WHEREAS, at a lawfully noticed public meeting on February 17, 2026, the Whitefish City
Council received an oral report from the Convention and Visitor Bureau Committee, and revised
and approved the requested amendment to 2-12-3(A) of the Whitefish City Code; and

WHEREAS, it will be in the best interests of the City of Whitefish and its inhabitants to
approve the requested amendment.

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of
Whitefish, Montana, as follows:

Section 1:  All of the recitals set forth above are hereby adopted as Findings of Fact.

Section 2:  Subsection 2-12-3(A) of the Whitefish City Code is hereby amended in its
entirety as follows:

A. Appointment; Compensation: The committee shall have up to nine (9) members.
Members shall be appointed by the city council. All committee members must be members of the
Whitefish Convention and Visitor Bureau in good standing. At least seven-six (76) members_or
more shall reside in the city of Whitefish postal district (59937). Fwe-Three (23) members may
reside in Flathead County, but outside the city of Whitefish postal district (59937), as long as the
member has an ownership interest or managerial position at a business located and operating
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within the city of Whitefish postal district (59937). The city council shall endeavor to appoint
members who represent one of the following business categories, and that have broad experience
in and a current understanding of the following types of businesses:

Finance

Large lodging properties

Restaurant and bar business

Retail businesses

Small lodging properties

Transportation business

Whitefish Golf Course

Whitefish Mountain Resort

The city clerk shall make a notation of a member's representation category and a member's
residence to facilitate appointment to categories not represented. However, the city council shall
be entitled to appoint those individuals that it determines most qualified, regardless of
representation category. The city council may appoint one of its members to serve as an ex officio
(nonvoting) member of the committee. Committee members shall receive no compensation. (Ord.
15-15, 9-8-2015)

Section 3:  This Ordinance shall take effect thirty (30) days after its adoption by the City
Council of the City of Whitefish, Montana, and signing by the Mayor thereof.

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
WHITEFISH, MONTANA, THIS DAY OF 2026.

John M. Mubhlfeld, Mayor
ATTEST:

Michele Howke, City Clerk
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Exhibit A

BYLAWS
of
WHITEFISH CONVENTION AND VISITOR BUREAU, INC.
ARTICLE |

NAME, PURPOSE

SECTION 1: NAME: The name of this corporation shall be: The Whitefish Convention
and Visitor Bureau (dba. Explore Whitefish) (the “Corporation”)

SECTION 2: PURPOSE
The purpose of the Corporation is:

(1) To be the designated nonprofit convention and visitors' bureau for the City of
Whitefish;

(2) To develop an Annual Marketing Plan and Public & Private Budgets for each fiscal
year, which Annual Marketing Plan and the Public Budget will be presented to the Whitefish City
Council for approval;

(3) To submit the Annual Marketing Plan approved by the Whitefish City Council to the
Montana Tourism Advisory Council and receive approval by the Tourism Advisory Council of
such Annual Marketing Plan;

(4) To contract with the Montana Department of Commerce to receive lodging tax
revenues earmarked for tourism promotion and disbursed pursuant to Section 1565121, MCA,;

(5) To implement the Annual Marketing Plan referenced above, and use the proceeds
distributed by the Montana Department of Commerce pursuant to the budget approved by the
Whitefish City Council;

(6) To comply with all of the provisions contained under the category "ELIGIBLE
ORGANIZATIONS" in the Regulations and Procedures for Regional/CVB Tourism Organizations
Use of Lodging Facility Use Tax Revenue promulgated by the Montana Department of
Commerce;

(7) To provide recommendations and advice to the Whitefish City Council, as
appropriate, regarding tourism promotion;

(8) To solicit non-voting members residing in or owning a business located in the
Whitefish Postal District (59937) if the Committee determines it to be in the best interests of the
Committee and in the best interests of tourism promotion; such members may be required by
the Committee to pay an annual fee for membership; and

(9) To conduct such additional activities with regard to tourism promotion as are
determined by the Committee to be in the best interests of the Committee and of the City of
Whitefish.

(10) To conduct fundraising activities, including charging a membership fee, and expend
any funds raised for purposes related to the tourism promotion.

ARTICLE Il
MEMBERS; NON-PROFIT STATUS; TAX STATUS; EXEMPT ACTIVITIES

SECTION 1. The Corporation shall have members in various categories as described
below and approved by the Board of Directors of the Corporation. It shall be operated on a
not-for-profit basis within the meaning of Section 501 (c) (6), of the Internal Revenue Code, as
amended from time to time, or such other subsections of Section 501(c) of the Internal Revenue
Code as shall be determined to be applicable to the Corporation. No part of the revenue or
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assets of the Corporation may inure to the benefit of, or be distributable to its members,
trustees, officers, or other private persons, except that the corporation shall be authorized and
empowered to pay reasonable compensation for services rendered and to make payments and
distributions in furtherance of the purposes set forth herein. The primary activity of the
Corporation shall not be to provide services to its partners, but to promote the purpose as set
forth in Article 1, Section 2 of these bylaws. The Corporation may engage in some political
activity, including lobbying, that is germane to accomplishing its exempt purpose without
jeopardizing its exempt purpose. That said, no substantial part of the activities of the
corporation shall be the participation in, or intervening in (including the publishing or distribution
of statements) any political campaign on behalf of or in opposition to any candidate for public
office. Notwithstanding any other provision of these articles, the corporation shall not carry on
any other activities not permitted to be carried on (a) by a corporation exempt from federal
income tax under section 501(c)(6) of the Internal Revenue Code, or the corresponding section
of any future federal tax code.

ARTICLE 1l
CORPORATE POWERS

SECTION 2. The Corporation shall have such powers as are permitted to nonprofit
corporations under the provision of the Montana Nonprofit Corporation Act (the “Act”) and the
Code, including but not limited to the power to establish Bylaws, make rules and regulations for
the management of corporate affairs, and to appoint agents and elect officers as the business of
the Corporation may require. Notwithstanding any other provision of these articles, this
corporation shall not, except to an insubstantial degree, exercise any powers that are not in
furtherance of the purposes of this corporation.

ARTICLE IV
MEMBERS
SECTION 1. “Members”. The members of the Corporation shall be any individual
residing in or owning a business within the Whitefish Postal District (59937) as amended from
time to time, or any business located within the Whitefish Postal District (59937) as amended
from time to time. Members shall be non-voting. Members shall not elect the Board of Directors
of the corporation.

SECTION 2. “Associate Members” have the following characteristics:

1. The associate member must provide a significant activity, experience or
service that is not already provided in the Whitefish postal district (59937).

2. The associate member must agree to all obligations and duties applicable to
regular members of the WCVB.

3. The associate member must be nominated by a convention and visitor bureau
standing city committee member (board member of the WCVB) and be approved by a majority
of the standing city committee (board of the WCVB).

Associate members cannot participate in the nomination or recommendation of board positions,
nor can they serve on the board. Otherwise, however, they will have the same rights as other
members. (Ord. 15-15, 9-8-2015)

SECTION 3: Application and Notice of Action. Every business or organization desiring
to become a member of the Corporation shall apply for membership and remain a member in
good standing as long as their business complies with the parameters set in Article IV,
Sections 1 & 2 and their account balance remains current. (See Article IV, SECTION 8)

SECTION 4: Observance of Bylaws and Regulations. Businesses and
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organizations who consent to become a member of the Corporation, agree to fulfill and perform
all requirements of membership, conform to these Bylaws and such rules and regulations as
the Corporation may from time to time adopt.

SECTION 5: Right to Refuse or Revoke Membership. The Corporation shall have the
right by majority vote of Board members present at a meeting at which there is a quorum to
refuse the application of an organization that fails to comply with Bylaws, or the rules and
regulations adopted by the Corporation.

SECTION 6: Member Requirements. Each partner shall actively maintain and
provide Corporation with current information about their business, organization and/or
community on an annual basis.

SECTION 7: Resignations. Members may resign from membership in the Corporation
by giving notice to the Corporation. Resignation shall not relieve any member from liability from
any payment(s) accrued and unpaid at the time such resignation is received by the
Corporation.

SECTION 8: Noncompliance. Any member whose business or organization
information is not reviewed annually or has outstanding payments for products or services
received by their annual member renewal date of any year, shall be delinquent and will
receive notice of noncompliance. If the account data and/or outstanding payments are not
paid within three months, the member shall be deemed inactive and receive no member
benefits of the Corporation until current.

SECTION 9: Reinstatement. A member whose membership in the Corporation is
revoked for noncompliance, may be reinstated as a member, provided that account is viewed
in compliance.

SECTION 10: Board of Directors Eligibility. Only Corporation members in good
standing shall be eligible to serve on the Board of Directors, subject to the Director agreeing
to be bound to the terms of any policies of the Corporation.

ARTICLE V
MEMBERSHIP MEETINGS
SECTION 1. The annual meeting of the members of the Corporation shall be held in
Whitefish, Montana, or online by web conference, on a date selected by the Board.

SECTION 2. Special meetings of the members may be held upon resolution of the
Board, or upon written request of not less than ten percent (10%) of the members.

SECTION 3. Notice of the annual meeting of the Corporation and of any special meeting
shall be written notice communicated in person, facsimile, or other form of electronic, wire, or
wireless communication, or by mail or private carrier to the correct address or authenticated
electronic identification, as provided by Montana law, as shown in the Corporation’s record of
Members, posted on the Explore Whitefish website, or other electronic delivery to the members
at their respective last known addresses twenty (20) days before such meeting.

SECTION 4. Members are not entitled to vote, but may make their respective positions

known to the Board. Meetings of the members shall be open to the public and subject to all
Montana open meeting laws. This includes the right to know, the right to participate, and the
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right to privacy: No member shall be deprived of the right to examine documents or to observe
the deliberations of all public bodies or agencies of state government and its subdivisions,
except in cases in which the demand of individual privacy clearly exceeds the merits of public
disclosure. The public has the right to expect the Corporation to afford such reasonable
opportunity for member participation in the operation of the agencies prior to the final decision
as may be provided by law. The right of individual privacy is essential to the wellbeing of a free
society and shall not be infringed without the showing of a compelling state interest.

ARTICLE VI
BOARD OF DIRECTORS
SECTION 1. The property, affairs, activities and concerns of the Corporation shall be

vested in a Board of Directors, hereinafter called the Board, consisting of up to (9) Directors.
The members of the Board shall serve subject to the terms of Ordinance No. 06-05 of the City
of Whitefish, as amended from time to time, and the Directors shall collectively comprise the
City of Whitefish, Montana, Whitefish Convention and Visitor Bureau Committee. Members shall
be appointed by the city council. At least six (6) members, or more, shall reside in the city of
Whitefish postal district (59937). No more than three (3) members may reside in Flathead
County, but outside the city of Whitefish postal district (59937), as long as the member has an
ownership interest or managerial position at a member business located and operating within
the Whitefish postal district (59937). The city council shall endeavor to appoint members who
reside within the 59937 postal district, represent one of the following business categories, and
that have broad experience in and a current understanding of one of the following types of
businesses:

e Arts & Culture

e Large lodging properties

e Restaurant and bar business

e Retail businesses

e Small lodging properties

e Transportation business

e Recreation

e Whitefish Mountain Resort

SECTION 2. Board Members shall serve for three (3) years, although several of the
terms of the initial appointees may be slightly longer than three (3) years as provided in
Ordinance No. 06-05. The initial terms of the appointees shall be staggered, as provided in
Ordinance No. 06-05. Members of the Board may be removed, and vacancies of the Board may
be filled, as provided in Ordinance No. 06-05.

ARTICLE VII
BOARD OF DIRECTORS QUORUM , MEETINGS
SECTION 1. A quorum of the Board shall consist of five (5) Directors.

SECTION 2. The Board shall meet at least every other month, or at the call of the
Chairperson, or at such other times as the Board shall determine.

SECTION 3. Notice of all meetings of the Board shall be given written notice
communicated in person, facsimile, or other form of electronic, wire, or wireless communication,
or by mail or private carrier to the correct address or authenticated electronic identification, as
provided by Montana law, as shown in the Corporation’s record of Board members, posted on
the Explore Whitefish website, at least forty eight (48) hours prior to the date of the meetings. If
e-mailed, a notice shall be deemed delivered when delivery receipt is received or an electronic
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notice of delivery is returned to the sender of the notice. If mailed, a notice shall be deemed
delivered at the earliest of (i) five days after deposited in the U.S. mail, as evidenced by the
postmark, if it is mailed postpaid and with the correct postage to the Director, (ii) the date shown
on the return receipt if sent by registered or certified mail and the receipt is signed by or on
behalf of the Director, or (iii) the date received. Any Director may waive notice of any meeting.
The attendance of a Director at any meeting shall constitute a waiver of notice of such meeting,
except where a Director attends a meeting for the express purpose of objecting to the
transaction of any business because the meeting is not lawfully called or convened. Meetings of
the Directors shall be open to the public and subject to all Montana open meeting laws.

SECTION 4. Not less than a quorum of the committee may transact any business before
the committee. The concurring vote of a simple majority of members present shall be necessary
to decide any question or matter before the committee. The committee shall adopt bylaws for
the conduct of meetings consistent with statutes, the city charter, ordinances and resolutions.

SECTION 5: Resignation. Any Board member may resign at any time by giving written
and/or verbal notice to the Corporation. Such resignation shall take effect at the time specified in
the resignation; and, the acceptance of this resignation shall not be necessary to make it
effective.

SECTION 6: Removal Of Member: A member may be removed from the committee by
majority vote of the city council for cause upon written charges and after a public hearing. Wilful
disregard of this chapter and the rules of procedure or bylaws of the committee, or absences
from three (3) consecutive meetings, including regular and special meetings, or absences from
more than fifty percent (50%) of such meetings held during the calendar year, shall constitute
cause for removal. Circumstances of the absences shall be considered by the city council prior
to removal. Any person who knows in advance of his or her inability to attend a specific meeting
shall notify the chairperson or secretary of the committee at least twenty four (24) hours prior to
any scheduled meeting.

SECTION 7. Vacancy. Any vacancy on the committee shall be filled by the city council
acting in a regular or special session for the unexpired term of the position wherein the vacancy
exists. The city council may appoint one of its members to serve as an ex officio (nonvoting)
member of the committee as provided in Ordinance No. 06-05.

SECTION 8: Compensation. Board members do not receive financial compensation for
their services on the Board or any activities related to Board duties or operations outside of
Board meeting related travel expense reimbursements. Board meeting travel reimbursement is
determined and reviewed yearly by the Executive Committee and is not guaranteed year to
year.

SECTION 9: Participation by conference telephone call or similar remote communication
shall constitute presence in person at a meeting. Remote communication shall include
communication made by conference telephone call, internet, electronic, remote technology, or
similar communication through which all participants in the meeting have the opportunity to read
or hear the proceedings substantially concurrent with their occurrence, vote on matters
submitted to the Members, pose questions, and make comments.

ARTICLE VIII
OFFICERS
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SECTION 1. The officers of the Corporation shall consist of a Chairperson, Vice
Chairperson and Secretary/ Treasurer.

SECTION 2. New officers shall be elected by the Board at its first meeting after the initial
appointment of Board Members by the Whitefish City Council, and thereafter at its first meeting
after June 1 of each year. The officers so elected shall serve for a term of one (1) year. The
Board, by majority vote, shall fill all vacancies that may occur, with the appointee to hold office
until June 1 following such appointment.

SECTION 3. The Chairperson shall preside at all meetings of the members and the
Board and perform the duties customarily required of such office and shall be the chief
executive officer, subject to the discretion of the Board.

SECTION 4. The Vice Chairperson shall perform all the duties of the Chairperson in the
absence of the Chairperson and such other duties as may be assigned by the Board.

SECTION 5. The Secretary/Treasurer shall insure all monies and other valuable assets in
the name and to the credit of the Corporation are in such depositories as may be designated by
the Board of Directors. The Secretary/Treasurer shall assist in overseeing the management of
the financial affairs of the Corporation subject to the acts, instruction and approval of the Board
of Directors. The Secretary/Treasurer shall present reconciled financial reports to the Board of
Directors. Secretary/Treasurer shall ensure that the minutes of all meetings of the Board of
Directors are to be kept and recorded. The records of the business of the Corporation shall be
safeguarded in the office of the Corporation and another location to be determined by the
Secretary/Treasurer.

SECTION 6.: Resignation. Any Officer may resign at any time by giving written notice to
the Board of Directors. Any such resignation shall take effect at the time specified and the
acceptance of such resignation shall not be necessary to make it effective.

SECTION 7. Vacancy. The Board of Directors shall fill all Officer vacancies that may
occur, and the person so chosen shall hold the office for the unexpired term of his or her
predecessor. The Board of Directors may elect a successor officer by a majority vote after
nominations have been duly received from the executive and/or Nomination Committee to
replace any person who has resigned, refused to serve or is removed from office or who
otherwise ceases to be an Officer of the Board before their current term of office has expired.

SECTION 8. Removal. Any officer or agent may be removed by the persons authorized
to elect or appoint such officer or agent by a quorum vote whenever in their judgment the best
interests of the Corporation would be served thereby. The removal of an officer or agent shall be
without prejudice to the contract rights, if any, of the removed officer or agent. Election or
appointment shall not of itself create contract rights.

SECTION 9. Each Director and officer who signs any articles, statement, report,
application or other document filed with the Secretary of State known to such Director or officer
to be false in any material respect shall be deemed guilty of a misdemeanor and upon
conviction thereof may be fined in any amount not exceeding $500.

ARTICLE IX
COMMITTEES
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SECTION 1. The Board may provide such committees as may be deemed necessary
and may determine the selection of committee members and prescribe their duties. Each
Committee must be composed of at least 2 voting board members. A quorum of a committee is
equal to at least 60% of its members.

SECTION 2. The designation and appointment of such committees and the delegation of
authority shall not operate to relieve the Board or any individual Director of any responsibility
imposed by law.

SECTION 3. Executive. An Executive Committee of the Board shall exist to provide
direction, as requested, to the Executive Director between Board meetings. This committee
shall be appointed by the Chairperson with suggested membership composed of, but not limited
to, the current Chairperson, Vice Chairperson, and the Secretary/Treasurer.

SECTION 4: Committee Manner of Acting. The provisions of these Bylaws which govern
meetings, manner of acting, action without meetings, notice, waiver of notice, and voting
requirements of the Board shall apply to committees of the Board and their members.

ARTICLE X
STAFF SUPERVISION
SECTION 1. The Board shall have no supervisory control and shall not direct city staff in
the performance of their official duties the terms of Ordinance No. 06-05 shall control.

ARTICLE XI
AMENDMENTS

SECTION 1. The Board shall have the power to make, alter, amend, and repeal the
Bylaws by affirmative vote of a majority of the Board at any regular or special meeting, provided
that the proposed action is inserted in the notice of such meeting. No amendment to the Bylaws
shall be valid and effective, however, unless approved, in writing, by the City Council of the City
of Whitefish, Montana. In the event of a conflict between the terms of these Bylaws and the
terms of Ordinance No. 0605 of the City Council of the City of Whitefish, Montana, the terms of
Ordinance No. 06-05 shall control.

ARTICLE XII
AGENTS AND REPRESENTATIVES
SECTION 1. The Board may appoint such agents and representatives with such powers
and to perform such acts or duties on behalf of the Corporation as consistent with these
Bylaws, to the extent authorized or permitted by law.

ARTICLE XIlI
CONTRACTS
SECTION 1. The Board, except as otherwise provided in these Bylaws, may authorize
any officer or agent to enter into any contract, or execute and deliver any instrument in the
name of and on behalf of the Corporation, and such authority may be general or confined to a
specific instance; and unless so authorized by the Board, no officer, agent, or employee shall
have any power or authority to bind the corporation by any contract or engagement, or to
pledge its credit, or render it liable monetarily for any purpose or to any amount.

ARTICLE XIV
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CHECKS, DEPOSITS AND GIFTS

SECTION 1. All payments, except from the petty cash account or by such approved
electronic means for Private funds (those coming from membership to the Corporation per
ARTICLE I Section 10), shall require the signature of at least two (2) persons; one person to be
a board member of the Corporation with check signing privileges as determined by the Board of
Directors and/or the other shall be the Executive Director. All payments from Private funds
(those coming from the Department of Commerce per ARTICLE | Section 2) shall require 1
signature from an authorized Board member of the Corporation or Executive Director.

SECTION 2. All funds of the Corporation shall be deposited from time to time to the
credit of the Corporation in such banks or other depositories as the Board may select.

SECTION 3. The Board may accept on behalf of the Corporation any contribution, gift,
grant, bequest or devise for any purpose of the Corporation.

ARTICLE XV
PROHIBITION AGAINST LOANS AND
SHARING IN CORPORATE EARNINGS
SECTION 1. Loans to or guaranties for Directors and officers are prohibited.

SECTION 2. No member, Director, officer, employee, committee member, or person
connected with the Corporation shall receive at any time any of the net earnings or profit from
the operations of the Corporation. This shall not prevent the payment to any such person of
reasonable compensation for services rendered to or for the Corporation in effecting any of its
purposes as shall be fixed by the Board. No person shall be entitled to share in the distribution
of any of the Corporation’s assets upon the dissolution of the Corporation. All members of the
Corporation shall be deemed to have expressly consented and agreed that upon such
dissolution, whether voluntary or involuntary, after all debts have been satisfied, the remaining
assets of the Corporation shall be distributed, transferred, conveyed, delivered, and paid over to
an organization with a similar mission and exempt purpose within the meaning of section
501c(6) of the Internal Revenue Code, or the corresponding section of any future federal tax
code, or shall be distributed to the City of Whitefish or a state or local government, for a public
purpose. Any such assets not so disposed of shall be disposed of by a Court of Competent
Jurisdiction of Flathead County, exclusively for such purposes or to such organization or
organizations, as said Court shall determine, which are organized and operated exclusively for
such purposes.

ARTICLE XVI
INVESTMENTS
SECTION 1. The Corporation shall have the right to retain all or any part of any

securities or property acquired by it in whatever manner, and to invest and reinvest any funds
held by it according to the judgment of the Board of Directors, without being restricted to the
class of investments which a Director is or may hereafter be permitted by law to make or any
similar restriction; provided, however, that no action shall be taken by or on behalf of the
Corporation if such action is a prohibited transaction or would result in the denial of tax
exemption under the Internal Revenue Code as it now exists or as it may be amended.

ARTICLE XVII

EXEMPT ACTIVITIES
SECTION 1. See Article 2, Section 1.
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ARTICLE XVIII
FISCAL YEAR

SECTION 1. The fiscal year of the Corporation shall coincide with the State of
Montana's fiscal year, presently July 1 through June 30.

ARTICLE XIX
LIABILITY

SECTION 1: Nothing herein shall constitute partners of the Corporation as partners for
any purpose. No partner, Officer, Director, agent or employee of the Corporation shall be liable
for the acts or failure to act on the part of any Officer, Director, Partner, agent or employee of
the Corporation; nor shall any Partners, Officers, Directors, agents of employees be liable for
their acts or failure to act under these Bylaws, except for actions or failures to act arising out of
their willful misfeasance.

SECTION 2: The liability of Directors of the Corporation for monetary damages shall be
eliminated to the fullest extent permissible under Montana law. Any amendment, repeal or
modification of the provisions herein shall not adversely affect any right or protection of a
Director of the Corporation existing at the time of such amendment, repeal or modification.
Appropriate general and professional liability insurance shall be maintained for the Board and
Corporation staff.

SECTION 3: Indemnification of Agents and Representatives.
(a) The Corporation shall indemnify each director and each officer who was or is party or is
threatened to be made a party to any threatened, pending or completed action, suit or
proceeding, whether civil, criminal, administrative or investigative (other than an action by or in
the right of the Corporation) by reason of the fact the he/she/they is or was a director or officer
of the Corporation, or is or was serving at the request of the Corporation as a director or officer
of another Corporation, partnership, joint venture, trust or other enterprise, against expenses
(including attorneys' fees), judgments, fines and amounts paid in settlement actually and
reasonably incurred by him/her in connection with such action, suit or proceeding if he acted in
good faith and in a manner he reasonably relieved to be in or not opposed to the best interests
of the Corporation and, with respect to any criminal action or proceeding, had no reasonable
cause to believe his conduct was unlawful. The termination of any action, suit or proceeding by
judgment, order, settlement, conviction, or upon a plea of nolo contendere or its equivalent shall
not, of itself create a presumption that the person did not in good faith and in a manner which
he reasonably believed to be in or not opposed to the best interests of the Corporation and, with
respect to any criminal action or proceeding, had reasonable cause to believe that his conduct
was unlawful. (b) The Corporation shall indemnify each director and each officer who was or is
a party or is threatened to be made a party to any threatened, pending or completed action or
suit by or in the right of the Corporation to procure a judgment in its favor by reason of the fact
that he is or was a director or officer of the Corporation as a director or officer of another
Corporation, partnership, joint venture, trust or other enterprise against expenses (including
attorn’ys' fees) actually and reasonably incurred by him in connection with the defense or
settlement of such action or suit if he acted in good faith and in a manner he reasonably
believed to be in or not opposed to the best interests of the Corporation, except that no
indemnification shall be make in respect of any claim, issue or matter as to which such director
or officer shall have been adjudged to be liable for negligence or misconduct in the performance
or his duty to the Corporation unless and only to the extent that the court in which such action or
suit was brought or such judgment rendered shall determine upon application that, despite the
adjudication of liability but in view of all the circumstances of the case, such director or officer is
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fairly and reasonably entitled to indemnity for such expenses which such court shall deem
proper. (c) To the extent that a person who is or was a director or officer of the Corporation, or
of any other Corporation, partnership, joint venture, trust or other enterprise with which he is or
was serving in such capacity at the request of the Corporation, has been successful on the
merits or otherwise in defense of any action, suit or proceeding referred to in sections (a) and
(b) of this Article, or in defense of any claim, issue or matter therein, he shall be indemnified
against expenses (including attorneys' fees) actually and reasonably incurred by him in
connection therewith. (d) Any indemnification under sections (a) and (b) of this Article (unless
ordered by a court) shall be made by the Corporation only as authorized in the specific case
upon a determination that indemnification of the director or officer is proper in the circumstances
because he has met the applicable standard of conduct set forth in sections (a) and (b). Such
determination shall be made (1) by the Board of Directors by a majority vote of a quorum
consisting of directors who were not parties to such action, suit or proceeding, or (2) if such a
quorum is not obtainable or, even if obtainable but a quorum of disinterested directors so
directs, by independent legal counsel in a written opinion, or (3) by a majority of the non-director
members. (e) Expenses incurred in defending a civil, criminal, administrative or investigative
action, suit or proceeding, director or officer in advance of the final disposition of such action,
suit or proceeding as authorized by the Board of Directors in the specific case upon receipt of
an undertaking by or on behalf of the director or officer to repay such amount unless it shall
ultimately be determined that he shall be indemnified by the Corporation. (f) The indemnification
provided by this Article shall not be deemed exclusive of any other rights to which a director or
officer seeking indemnification may be entitled under any statute, provision in the Corporation's
Articles of disinterested directors and otherwise, both as to action in his official capacity and as
to action in another capacity while holding such office, and shall continue as to a person who
has ceased to be a director or officer and shall insure to the benefit of the heirs, personal
representative, and successors of such a person. (g) The invalidity or unenforceability of any
provision in this Article shall not affect the validity or enforceability of the remaining provisions of
this Article.

ARTICLE XX

CONFLICT OF INTEREST; INTERESTED DIRECTORS AND OFFICERS
The Board shall adopt and periodically review a conflict of interest policy to protect the
Corporation's interest when it is contemplating any transaction or arrangement which may
benefit any Director, Officer, employee, Member, or member of a Committee with
Board-delegated powers. No contract or transaction between the Corporation and one or more
of its directors or officers, or between the Corporation and any other corporation, partnership,
association, or other organization in which one or more of its directors or officers are directors
or officers, or have a financial interest, shall be void or voidable solely for this reason, or solely
because the director or officer is present at or participates in the meeting of the Board of
Directors or a committee thereof which authorizes the contract or transaction, or solely because
his or her, or their votes are counted for such purpose, if: (a) The material facts as to his/her or
their interest and as to the contract or transaction are disclosed or are known to the Board of
Directors or the committee, and the Board or committee in good faith authorizes the contract or
transaction by a vote sufficient for such purpose without counting the vote of the interested
director or directors; or (b) The material facts as to his/her or their interest and as to the contract
or transaction are disclosed or are known to the shareholders entitled to vote thereon, and the
contract or transaction is specifically approved in good faith by vote of the members; or (¢) The
contract or transaction is fair as to the Commission as of the time it is authorized, approved or
ratified by the Board of Directors, a committee thereof, or the members. Interested directors
may be counted in determining the presence of a quorum at a meeting of the Board of Directors
or of a committee which authorizes the contract or transaction.
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ARTICLE XXI
PREVAILING LAW
In the event of a conflict between any of the provisions or terms of these procedures and the
provisions or terms of the Act or the Code, the provisions or terms of the Act, shall prevail
unless such terms would violate any provision of the Code applicable to the Commission.

ARTICLE XXII

DISSOLUTION
In the Event the Corporation is dissolved, or ceases to conduct activities, the net assets shall be
distributed in accordance with Article XV Section 2.

ARTICLE XXIlI
RECORD MAINTENANCE AND INSPECTION RIGHTS

SECTION 1. The Corporation shall keep as permanent records in written form, or in
another form capable of conversion into written form within a reasonable time, minutes of all
meetings of its members and Board of Directors, a record of all actions taken by the members
or Directors without a meeting, and a record of all actions taken by committees of the Board of
Directors. The Corporation shall maintain appropriate accounting records. The Corporation shall
keep at its registered office a record of the names and addresses of its members.

SECTION 2. All books and records may be inspected by any member or his/her agent or
attorney for any proper purpose at any reasonable time, if a member gives the Corporation
written notice at least five (5) business days before.

SECTION 3. Without consent of the Board, a membership list, in full or in part, may not
be obtained or used by a person for any purpose unrelated to a member's interest as a
member. Without consent of the Board, a membership list, in full or in part, may not be (a) used
to solicit money or property for other than corporate purposes, (b) used for any commercial
purpose, or (c) sold to or purchased by any person.

SECRETARY'S CERTIFICATE
I, the undersigned, hereby certify:

That | am the duly elected and acting Secretary of WHITEFISH CONVENTION AND VISITOR
BUREAU, INC., a Montana non-profit corporation; and

That the foregoing Bylaws, consisting of (_) pages, this page included, were duly
adopted by a majority of the members of the Board of Directors at a lawfully called meeting at which a
quorum was present, on day of , 20__, and are currently effective.

IN WITNESS WHEREOF, | have subscribed my name and affixed the Seal of the Corporation
hereon this day of , 20 .

Rhonda Fitzgerald, Secretary
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Dear Mayor and Members of the Whitefish City Council,

| am writing to respectfully request consideration of a proposed amendment to
Ordinance No. 06-05 related to the appointment criteria for the Whitefish
Convention and Visitor Bureau Board of Directors.

The intent of this proposed change is to provide additional flexibility to the City
Council when appointing board members, while continuing to ensure that the
Board reflects the diverse industries and business types that contribute to
Whitefish’s economy.

The two changes that are being requested include allowing one additional
member to be a resident of the county (up to 3 instead of up to 2) and the
requirement to be a member of the WCVB in good standing.

Our bylaws now reflect all the changes made since 2006 and the WCVB will be
in alignment with the City.

Thank you for your time and consideration of this proposed ordinance
amendment. | appreciate the City Council’s continued commitment to thoughtful
governance and to ensuring that City-appointed boards reflect the needs and
realities of the Whitefish community.

Zak Anderson
Zak Anderson
Executive Director

Whitefish Convention & Visitors Bureau
director@explorewhitefish.com
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WHITEFISH CITY COUNCIL
January 20, 2026
7:10 P.M.

1) CALL TO ORDER

Mayor Muhlfeld called the meeting to order. Councilors present were Qunell, Feury, Davis, Sweeney,
and Norton. Councilor Caltabiano was absent. City Staff present were, City Clerk Howke, City Manager
Meeker, City Attorney Jacobs, Finance Director Gospodarek, Planning and Building Director Taylor, Public
Works Director Workman, Parks and Recreation Director Butts, Police Chief Kelch and Alan Tiefenbach.
Approximately 35 people were in the audience and 9 attended virtually.

2) PLEDGE OF ALLEGIANCE
Mayor Muhlfeld asked Chris Schustrom to lead the audience in the Pledge of Allegiance.

3) COMMUNICATIONS FROM THE PUBLIC- (This time is set aside for the public to comment on items that
are either on the agenda, but not a public hearing or on items not on the agenda. City officials do not respond during
these comments but may respond or follow-up later on the agenda or at another time. The mayor has the option of
limiting such communications to three minutes depending on the number of citizens who want to comment and the
length of the meeting agenda)

(YouTube Video 1:22)

Daniel Sidder reported that Housing Whitefish has now helped 100 households, nearly 200 people,
through the Workforce Rental Assistance program, distributing about $320,000 in aid. The average $277
per household goes back into the local economy. The program now involves 72 employers and 55
landlords.

He thanked the Council and noted they are close to meeting their matching goal for the year.
Regarding the Depot Park Townhomes, he said the main barrier is the lien on the property. Housing
Whitefish cannot move forward without a clear timeline for removing it and wants the Council to ensure
that issue is resolved before issuing an RFP.

Julio Delgado, Karrow Avenue, raised concerns about how the Glacier Twins use Memorial Field
and the money they receive from their long-term $1-per-year lease and the cell tower revenue. He believes
their financial reports show questionable expenses, misuse of funds meant for field improvements, and a
lack of transparency. He argued the agreement gives the Twins too much control, limits public access,
and harms local student athletes. He urged the Council to take back oversight, review the agreement, and
require accountability, saying he can prove the Twins have not acted in good faith and that he will
continue pursuing a remedy.

Ryan Keifer, Baker Avenue, urged the Council not to repeal the Architectural Review Committee
(ARC). He said the ARC is essential for maintaining Whitefish’s architectural quality and preventing
poorly designed, corporate-style buildings. He explained that the committee regularly helps applicants
improve designs to fit the community’s character. Removing the ARC would eliminate enforcement,
allow unchecked development, and harm the town’s appearance. He asked the Council to protect
Whitefish and reject the ordinance.

Eric Payne urged the Council not to repeal the ARC. He said his decades of experience working with
the committee showed that it helps developers create projects that reflect Whitefish’s character, not block
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them. As a local contractor and architect, he values the ARC’s collaborative approach and noted that
similar committees exist in other mountain towns. He emphasized that the ARC’s volunteer makeup
keeps it connected to the community and its goals.

Mary Beth Moran, Executive Director of Habitat for Humanity, Geddes Avenue, supported Housing
Whitefish’s request to issue an RFP for the Depot Park Townhomes now, even with the lien still in place.
Habitat for Humanity needs enough time for its homeowner selection and construction process, which
takes several months. She is confident the lien will be resolved and urged the Council to circulate the
RFP soon. She thanked them for their transparency and use of an RFP process.

Leanette Galaz urged the Council to stop cooperating with DHS, ICE, and CBP. She cited reports of
civil and human rights violations in Minneapolis and said similar agencies operate locally. She shared
her own negative encounter with CBP and argued that these federal agencies should not use city resources
or be involved in local policing. She asked the Council to take a stance of non-cooperation to protect the
community.

Reverend Jon Umdenstock, Somers Avenue, seconded the same proposal that Leanette said. He urges
non-compliance.

Ray Queen shared how important Memorial Field was to him growing up and how deeply the
community once supported local kids and baseball programs. He said it breaks his heart that Whitefish
Bulldogs haven’t been able to use the field for nearly three years and urged the Council to prioritize
reopening it for the kids. He believes restoring city control of the field and putting children first—above
politics or disputes—will rebuild community pride and give local youth the support they deserve.

Bella Brown raised two main points. First, she asked the Council to incorporate strong climate action
into the growth policy—supporting mixed-use development, better transportation options, and fewer cars
on the road. Second, she urged the Council to avoid cooperating with Border Patrol, saying the agency
has shown incompetence and the city’s resources should instead support priorities like climate action.

Avery, W. 7% Street, spoke on behalf of Whitefish students, supporting Leanette’s call for the city to
stop cooperating with ICE, CBP, and DHS. He said many Whitefish High School students share this view
and believe non-compliance is the best way to protect the community.

Keegan Siebenaler praised city staff—especially Alan Tiefenbach—for their hard work on the growth
policy. He then commented on the ARC repeal, noting it is required by state law. Shelter WF supports
ending the ARC because its aesthetic rules increased housing costs, limited business flexibility, and
prioritized building appearance over people. He urged the city not to move ARC standards into zoning
and instead focus on creating a community based on broader values, not narrow aesthetic preferences.

Chris Schustrom, Chair of Heart of Whitefish, urged the Council to be cautious with the growth
policy’s economic section. He said proposals like expanding commercial uses in neighborhoods and
adding paid parking are not ideas but direct policy changes. He asked the Council not to include
mixed-use or new retail outside downtown unless supported by real market data, noting downtown
already has 89,000 square feet of vacant retail space and significant public investment.

He emphasized protecting downtown, improving bike and pedestrian connections, and basing

decisions on solid analysis. He also clarified that Heart of Whitefish’s suggested edits came from
community input and are part of the public record.
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(YouTube Video 34:10)

Mayre Flowers, Citizens for Better Flathead (CBF), asked the Council to improve accessibility at
work sessions by providing additional monitors or digital text for the audience. She reported on the
county’s lakeshore protection workshop, noting strong public support for updating regulations and
requesting feedback on CBF’s 19 recommendations—especially concerns about “equilibrium beaches”
on Whitefish Lake.

She also informed the Council about an upcoming county hearing on septic regulations and urged
support for requiring advanced septic systems, especially in floodplains, to protect water quality.

Finally, she asked the Council not to disband the ARC or at least delay the decision and consider
alternatives such as keeping it in an advisory role.

Zee criticized the Council for what she believed was an attempt to censor her protected speech at the
January 5 meeting. She argued that even offensive speech is protected under the First Amendment and
reminded officials they cannot control the content of public comment. She also said the Council failed to
acknowledge the racial profiling and wrongful detention of Beker Rengifo Del Castillo, stating that
accountability is overdue. She closed by quoting Malcolm X, saying truth is on the side of the oppressed.

Paul McCann praised the visioning sessions, Planning Commission, staff, and consultants for their
work on the growth policy. His main concern is the economic future of downtown. He noted several local
businesses have left or closed, making downtown feel more tourist-oriented while everyday services are
shifting south of 13th Street. He believes workforce needs and basic services are increasingly located in
south Whitefish and thinks zoning and economic planning should reflect that trend.

Jill Davis said Whitefish needs more economic diversity and more places locals can afford to eat, as
downtown feels geared only toward tourists. She wants mixed-use planning restored in the growth policy
and wants local workers’ voices valued as much as business owners. She also supports the call for the
city to avoid cooperating with ICE, CBP, and DHS.

Richard Hildner announced two upcoming wildfire-related lectures at FVCC hosted by Firesafe
Flathead. Dr. Erica Fischer will speak on January 21 about structural resilience to wildfire and other
hazards, and Dr. Paul Hessburg will speak on February 3 about wildland fire. He encouraged Council
and staff to attend.

Rhonda Fitzgerald urged the Council to use realistic population projections in the growth policy,
noting that state data shows Whitefish growing much more slowly than the draft assumes. Inflated
projections lead to inflated housing and short-term rental numbers and distort planning for a community
that is mostly year-round, not tourist-driven.

She encouraged the Council to read the public visioning comments, which consistently value
downtown, neighborhoods, and small-town character—and oppose sprawl, rapid growth, and short-term
rentals. She warned that “mixed-use” is a technical term meaning large multi-story buildings, not small
neighborhood shops.

She also noted that most shopping now happens at big-box stores or online, so downtown must be
planned for locals who live here year-round. Finally, she said the market alone won’t create needed
housing; deed restrictions and partnerships will be necessary to ensure residents can afford to live in
Whitefish.
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Anna Aster-Pulsifer, North Valley Drive, said she wants to return to Whitefish as an adult and
supports Miss Zee’s comments. She believes the city should never censor residents who care about the
community’s future. After living here 18 years, she values Whitefish’s inclusive and progressive spirit
and urged the Council to support local activists and reject cooperation with ICE. She wants Whitefish to
remain a community she can be proud to come home to.

Unity Loveless, Columbia Avenue, supports earlier comments opposing cooperation with ICE and
DHS. She said Whitefish students understand what is happening nationally and locally, and they know
who to hold accountable. She emphasized that these federal actions do not reflect Whitefish’s values and
urged the Council to ensure the city does not cooperate with ICE in any way.

Marti Brandt explained that she submitted her own mixed-use research because she wants the Council
to have solid information and because she can only participate with the time and resources she has. She
said not everyone can afford consultants, and public input shouldn’t favor those who can. She urged the
Council to ensure equal treatment for all voices in the growth policy process and avoid creating a system
where some comments are privileged over others.

Nathan Dugan, Kalispell Avenue, attended virtually attempted to provide comment. Due to technical
difficulties his comments were not heard in the meeting.

COMMUNICATIONS FROM VOLUNTEER BOARDS
None

CONSENT AGENDA (The consent agenda is a means of expediting routine matters that require the Council’s
action. Debate does not typically occur on consent agenda items. Any member of the Council may remove any item
for debate. Such items will typically be debated and acted upon prior to proceeding to the rest of the agenda.)

a) Minutes from January 5, 2026, Special Session (p.588)

b) Minutes from January 5, 2026, Regular Meeting (p.589)

c) Consideration of a request for Final Plat for Hope Corner Subdivision, a 2-lot subdivision
located at 1150 Wisconsin Avenue, zoned WR-2 (Two-Family Residential District) (WFP 26-
01) (p.598)

(YouTube Video 1:05:09)

Councilor Sweeney made a motion, seconded by Councilor Feury to approve the Consent

Agenda as provided. The motion carried.

6) PUBLIC HEARINGS (Items will be considered for action after public hearings) (Resolution No. 07-33 establishes

a 30-minute time limit for applicant’s land use presentations.)

None

7) COMMUNICATION FROM CITY ATTORNEY

a) Ordinance No. 26-01; An Ordinance to repeal Title 2, Chapter 10, Architectural Review
Committee of the Whitefish City Code (First Reading) (p.629)

(YouTube Video 1:05:30)
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City Attorney Angela Jacobs explained that state law no longer allows Whitefish to require
Architectural Review Committee (ARC) approval unless the standards directly relate to health or safety.
Because of this, the city’s current ARC process is not compliant and must be repealed or changed. Staff
will need to rewrite architectural standards within zoning, so they meet the new legal limits.

Council members discussed keeping the ARC as an optional, advisory group—similar to a free
design-consultation service—so developers can still get expert feedback without it being mandatory.
They noted concerns about losing the committee’s knowledge but agreed mandatory review is no longer
legal. The Council may postpone the decision and consider creating a voluntary, one-year trial version of
the ARC to see if it is used.

Councilor Qunell made a motion, seconded by Councilor Davis to postpone until we have a
more concrete idea of what we replace it with. Davis said he wants to hear the ARC’s opinion on
making the committee optional and suggested trying it for a year while working to change the state law.
He argued the state bill was poorly designed, doesn’t lower housing costs, and mainly harms local
oversight of commercial buildings.

Feury added that since the ARC can’t be required anymore, the current system is unusable. He sees
little reason to delay repealing it and believes the city should end it now and focus on creating a new
approach that still gives the community some influence over development.

Councilor Qunell withdrew his motion, Councilor Davis agreed. Sweeney made a motion,
seconded by Feury to adopt Ordinance 26-01 on first reading. The motion carried 4-1, Qunell voted
in opposition.

COMMUNICATIONS FROM CITY MANAGER (YouTube Video 1:29:29)
a) Written report enclosed with the packet. Questions from Mayor and Council? (p.632)

None
b) Other items arising between January 14th through January 20th
None
COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS (YouTube Video 1:30:10)

a) Consideration to appoint a member to the Climate Action Plan Committee to complete the term
ending December 31, 2026 — Mayoral Appointment (p.634)

Mayor Muhlfeld appointed, with confirmation of the Council, Ryan Walther to serve on the
Climate Action Plan Committee and to complete the term ending December 31, 2026.

b) Letter from Citizens for Better Flathead regarding population projection per MLUPA
requirements (p.635)

Mayor Mubhlfeld suggested continuing the broader discussion at the February 17 work session. Qunell
added that the population estimate is the foundation of the entire growth policy and changing it now
would require professional review because every part of the plan was built on that number.

Council Comments (YouTube Video 1:33:32)
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Norton noted that sign content is protected speech and governments can’t censor it, though meeting
time limits are allowed if applied consistently. She raised questions about civil rights and whether the
city can refuse cooperation with ICE. Attorney Jacobs explained that while local police cannot enforce
immigration law, they are required to cooperate with federal agencies.

Chief Kelch added that Whitefish police treat everyone with dignity, have no history of excessive force,
and have long worked with federal partners without problems. He emphasized that national incidents
don’t reflect local practices and that communication with federal agencies is part of effective community
policing.

Norton also stated that the ARC not only looked at individual projects, but they actually looked at the
skyscape and how things blended together in our town. She doesn’t know how we recreate that without
someone that has that kind of eye. It will be sad if we lose that. After some discussion council directed
staff to reach out to the ARC to see if they have ideas and if they would be willing to meet as a service-
based group.

Davis thanked everyone who came to the meeting and said public participation is vital. He
emphasized that free speech, even speech that feels unpleasant or offensive, is essential to democracy.
While meetings must stay orderly, he believes people should be given broad freedom to criticize the
government and express their views.

Sweeney agreed that public comment can be uncomfortable but said Whitefish has always allowed
very broad public input, more than most communities. He emphasized that nothing has changed in how
the city handles public comments and thanked everyone for showing up, saying more participation is
always better.

Qunell said the high school baseball team should be playing on a field next to the school and urged
the city to help make that happen. He then spoke about free speech, saying the First Amendment is
essential but also comes with responsibilities. He strongly objected to signs comparing Whitefish police
to the KKK, calling that inappropriate and inaccurate, and said such statements cross the line for civil
dialogue in council chambers. People are free to criticize government, he said, but they should still follow
meeting rules and respect context.

Attorney Jacobs said the city had productive talks with the Glacier Twins. They are working on
updating the agreement tied to Verizon funds for more transparency. The city is hopeful the Twins will
reopen the long-term Memorial Field lease so Whitefish High School can use the field for baseball and
football. The Twins seem open to it, but nothing is guaranteed and depends on their cooperation.

10) ADJOURNMENT (Resolution 08-10 establishes 11:00 p.m. as end of meeting unless extended to 11:30 by majority)

Mayor Muhlfeld adjourned the meeting at 9:09 p.m.

Mayor Muhlfeld

Attest:

Michelle Howke, Whitefish City Clerk
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ORDINANCE NO. 26-01

An Ordinance of the City Council of the City of Whitefish, Montana, repealing Title 2,
Chapter 10, Architectural Review Committee, of the Whitefish City Code.

WHEREAS, Title 2, Chapter 10 of the Whitefish City Code establishes an Architectural
Review Committee, the purpose of which is to review and make a recommendation to staff on
applications submitted to the City by individuals or entities proposing to construct commercial,
industrial, public or municipal buildings, or two-unit townhouses or multi-family residential; and

WHEREAS, Senate Bill 407, passed by the Montana Legislature in 2023, prohibits
municipalities from requiring review from an external board with respect to compliance with local
design review criteria; and

WHEREAS, it is in the best interests of the City and the inhabitants thereof to repeal Title
2, Chapter 10 of the Whitefish City Code and abolish the Architectural Review Committee in order
to be in strict compliance with Senate Bill 407.

NOW, THEREFORE, be it ordained by the City Council of the City of
Whitefish, Montana, as follows:

Section 1:  Title 2, Chapter 10 of the Whitefish City Code is hereby repealed.

Section 2:  This Ordinance shall take effect thirty (30) days after its adoption by the City
Council of the City of Whitefish, Montana, and signing by the Mayor thereof.

PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
WHITEFISH, MONTANA, ON THIS 2ND DAY OF FEBRUARY 2026.

John M. Muhlfeld, Mayor
ATTEST:

Michelle Howke, City Clerk
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MEMORANDUM

418 East 2nd Street - PO Box 158 - Whitefish, MT 59937
(406) 863-2410 - Fax: (406) 863-2409
www.cityofwhitefish.gov

Date: February 10, 2026
To: Whitefish Mayor and City Councilors
From: Wendy Compton-Ring, AICP, Senior Planner

Subject: 364 Shady River Lane (Lot 10) — side yard setback

Background:

Shady River Estates was approved by the Whitefish City Council October 21,
1985, subject to 21 conditions of approval. The Final Plat was subsequently
recorded on July 30, 1986. On the face of the plat, a note is made for a 20-foot
side yard setback off the entire south property line for Lot 10 (364 Shady River
Lane).

This 20-foot setback was not a City Council condition of approval, is not a utility
easement nor are there public utilities within this area. In review of the file, it is
unclear why an additional 10-feet was applied to only this lot in the subdivision.

The property is zoned WR-1 (One-Family Residential District) which requires a 10-
foot side yard setback. The owners have requested the WR-1 side yard setbacks
be applied to this lot, as they pursue approval of a building permit.

Action:

No action is required by the Council, as it was not a condition of the plat. As such
this memo and attachments are informational only.

The property owner will record the attached notice on this lot, as it only affects Lot
10 of Shady River Estates to alert future owners of the setback and enable the
current property owners to pursue a building permit.



From:

To: Wendy Compton-Ring
Subject: 364 Shady River
Date: Wednesday, January 21, 2026 1:33:54 PM

[You don't often get email from higginsljen@hotmail.com. Learn why this is important at

https://aka.ms/I.earnAboutSenderldentification ]

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution when
clicking links or opening attachments unless you recognize the sender and are expecting the contents. Contact the IT

Helpdesk<mailto:help@cityofwhitefish.gov> if in doubt.
Hi Wendy,

We would like to proceed with removing the 20 foot setback to the south side of our property at 364 Shady River
Lane. Making the set back consistent with the perimeter at 10 feet.

Thank you for all your help.
Sincerely,

Jennifer Higgins
Scott Pinckney
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Return to:

City of Whitefish

City Clerk

PO Box 158

Whitefish, MT 59937-0158

NOTICE OF
SUBDIVISION SETBACK

On February 17, 2026, the Whitefish City Council affirmed the zoning setbacks for 364
Shady River Lane, Whitefish, MT 59937 and more particularly described as Lot 10, Shady
River Estates in S5 T30N R21W as 10-feet on the south property line and not the 20-feet
noted on the face of the plat.

DATED this day of , 20

Printed Name: Printed Name:

STATE OF MONTANA )
. SS
County of Flathead )

On this day of , 20___, before me, the
undersigned, a Notary Public in and for the state aforesaid, personally appeared
, known to me to be the person whose name is subscribed
to the foregoing instrument, and acknowledged to me that he/she executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed my Notarial
Seal the day and year last above written.

(SEAL) Notary Public for the State of Montana

[print or type name of Notary]
Residing at
My Commission expires:

STATE OF MONTANA )
. SS
County of Flathead )
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On this day of , 20___, before me, the
undersigned, a Notary Public in and for the state aforesaid, personally appeared
, known to me to be the person whose name is subscribed
to the foregoing instrument, and acknowledged to me that he/she executed the same.

IN WITNESS WHEREOF, | have hereunto set my hand and affixed my Notarial
Seal the day and year last above written.

(SEAL) Notary Public for the State of Montana

[print or type name of Notary]
Residing at
My Commission expires:
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~Octodber 28, 1985 @BT 2_ . _
. ) . '-5 o ‘ L‘. .
L AR . ) . S R . . . : e » ﬁ@ﬁ@ﬁ‘ﬁ%ﬁ
~ Mr. Herbert Knuth T o f'&"%ff'=J_-. o

1011 Park Avenue
Whitefish MT 59937

f; RE:'PpeJimiﬁary Plat-Approfaljf'Shadj.River\Egtgﬁesu'"‘

" Dear Mr. Knuth

;T: The-City Council approvéd thefPreliminafj'Plat-of;Shady
- River Estates at their October 21, 1985 meeting -with the
“.following conditions: . SO _ LT :

1, The drainage; sewer, and water plans meet the approval
-of the City of Whitefish and the State of Montana.
Department of Health and Environmental Sciences,

2. All required lmprovements be completed prior to
“t% the approval of ‘the final plat or a subdivision
improvements agreement be entered into between the
~applicant and the City of Whitefish at the time
of final plat applicatiop to secure the successfuyl
. completion. of any uncompleted impreovements,

3. VHCésh:in thé.amouht;qf.$5,195'he'atcepted_in Iiéuj:
- of parkland dedicafion and shall be "sa certified .

on the face of the finaliplat.

- 4. A detailed drainage plan providing for run-6ff cal-
. culatlons, settling of sediments, and storm water
~retention facilities be submitted. Drainage for: :

Lots 102-118 be submitted and approved by the White-
fish City Manager before approval 'of final plat, -

and"sedimenta;ion'plans[toﬂberimplemented during
construction, These.plans shall meet the approval
of the Qity-of Whitefish prior to the final plat,

" 5. . The covenants be amended to include temporary erosion

6, 4 10' strip be left on each side of Cow Creek to
protect stability and handle water run-off. This
wording shall be included in the covenants,
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! -?age 2

'7,‘ All retentiovn ponds:and'water hodles shalllbe'platéd
‘in drainage easements. A minimum width of ten (10)
feet is required byu_egtiqg‘lLl,A;Lé:of.Ehe_%hingfish _

TR

-Subdivision Regulations,

fﬁPémets_be obﬁaiﬂédfﬁ:dﬁ ;ﬁé_Flaﬁh-J;- j¢L7“"""
r'Districtijere,gppligablp- [N 0 e o
 ? ;The_propbéed»interSéﬁtibﬁ bfSﬁﬁdy'RiQEf.Langﬁwithﬁﬁg7 3;
.- Voerman Road be.apprbvediby'the;County;Cpmmissiqne;a,HuC

:Kffllﬂg Shgdy'RiVér Lane,éhéli'bef&ﬂpublic_étfeét Qi;ﬁfphﬁé;"'.
""" - -ment width-and other specificationsfpp;be;appnowad:;fi -'

s by the Gity Mapager and shewn on the final pla

R I

All common areas ineluding the Homemwners'fPﬂtk5~q-;.;w
. boat ramp,éretention-basinsgand draiﬂﬂgeﬁf@g¢}ities_  S
Y ‘be maintained by the Homeowners'_Aﬁﬁociation!énd/or-_‘ '

- developer., A B BRROTR )

' Ai;_utilitiésishallfBé;ﬁndéfgfo@ﬁé;

'Theiapplicantfanter-into ah'agreemapt:mutuaily?éccep~: '

-table to both .the city of Whitefish apd-himself’
to.extend water-ﬁrom'the‘presaﬁt-cipy mainsxﬂqﬁn; LS
- -Park Avenue to East houndary of Shady Lane, Sewer - . -
~line extention to-point]dﬁaeast?boﬁnﬂarygaagdgﬁgfm#ned_
by City Staff. - Lo 5 o ‘__;3]55 s*ﬁ; ;
"~ " "14, The. cost of extending water and sewer lines to serve
S the subdivision be borne by the applicant. A

- 15. The covenants be amended to include the statement =
o that all amendments to the covenants be approved
by the City Council and that the covenants be re-
corded with the County Clerk and Recorder's Office.

16, All delinquent taxes-be paid prior to'final_piﬁt
approval, _ _ ; B

- 17. Lot and block numbers be puﬁ on the face-6f thgf B
o fiinal plat 'in accerdance with Appendix ‘B, Sectien.
2.C of the Whitefish Subdivision Regulationg,

18. A variance be granted on the lots which do not com~
ply with Section 111,A,6f of the Whitefish Subdivi-
sion Regulations which states that no lot shall
have ‘an average depth greater than its average width,
Lots 109, 111, and 113 do not meet this requirement,

'_19; A 40' constryction and 20' maintenance easement
' be shown on the final plat, for river interceptor,

20..10" public €asement agreed to and provided élong
: Cow Creek and shown on final plat, ' '
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.nge 3

21. No construction will be allowed in the old or néw?
sever easement along the river except Lot.125 and

“this setback w111 be establlshed by, flnal plﬂL ap-'
 prova1 : AR R

FSiHC§r¢1y‘

WMW Englneering
Flathead Regional_D

Ci'ty:'Coﬁnc.i-l'PefcketA, Fet')_rﬁé;y
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Owner © Herbert

Dote: May 5, 1986

E Knuth

A SUBDIVISION PLAT OF

SHADY RIVER ESTATES

Gov't Lot | Section I ,T 30N, R.22 W,PM.,M, Flathead Co.
Gov't Lot | Section 6 , T30 N,R.2!1 W,PM.,M,Flathead Co.
NWI/4ANWI/4 Section 5 ,T30N.,R2!1 W,PM,M, Flathead Co.

By.: F & H
Land Surveying Co.
431 £ Second St
P C Boxllt4
Whitefish, Mt 59937
862-2386

CERTIFICATE OF DEDICATION

I, Herbert E, Kputh , the undersigned property owner, hereby 'certify that I have caused to be surveyed, subdivided and platted into lots as shown by the plat -
and Certificate of Survey hereunto included, the following déscribed tract of landr to wit:

Thése portions of Government lot One (1) of Section One (1), Township Thirty -North (I.30 N.), Range Twenty-two West (R.22 W.), and Govermment Lot One (1) of
Section Six (6), Township Thirty North (T.30 N.), Range Twenty-ome West (R.21 W.), and the Northwest onme-quarter of the Northwest one-quarter (N¢W:1/4 NW.1/4)
of Section Five (5), Township Thirty North (I.30 N.), Range Twenty-one West (R.21 W.), Principal Meridian, Montana, Flathead County, Montana, described as

follows:

BEGINNING at the northwest corner of said Section 6 ( T.30 N., R.21 W.); thence N 899 53' 13" E and along the northerly boundary of said Section 6 a distance
of 546.94 feet to the Northwest corner of-said Section 5 ( T.30 N., R,21 W,);-thence S 899 52' 00" E and along the northerly boundary of said Section 5 a
distance of 125.50 feet to the westerly boundary of Voerman Road, a 50,00 foot deeded county road; thence S 000 08' 00" W and along said westerly boundary a
distance of 25.00 feet to the southerly boundary of Voerman Rcad; thence S 89° 52! 00" E and along the southerly boundary of Voerman Road a distance of 40.79
feet:; thence S 42° 47' 23" W a distance of 27,64 feet to the beginning of a 380.00 foot radius curve to the right; thence southwesterly and along said curve
through a central angle of 25° 12' 37" a distance of 167.20 feet; thence S5 68° 00' 00" W a distance of 52,42 feet to the begimning of a 770.00 foot radius
curve to the left; thence southwesterly and along said curve through a central angle of 12° 00' 00" a distance of 161.27 feet to the begimnning of a‘110.00
foot radius compound curve to the left, having a radial bearing of S 34° 00" 00" E; thence Southwesterly and along said curve through a central angle of
320 01! 41" a distance of 61.49 feet; thence S 50° 00' 00" E a distance of 574.12 feet; thence S 08° 30' 00" E a distance of 680.00 feet to the southerly &
boundary of the N.W.l/4 N.W.l/4 of said Section 5; thence N 899 48' 14" W and along said southerly boundary a distance of 317.00 feet to the Southeast

corner of Govermment Lot 1 of said Section 6 ( T.30 N., R.21 W, ); thence S 890 54' 53" W and along the southerly boundary of said Govermment Lot 1 a distance
of 170 feet more or less to the easterly bank of the Whitefish River; thence northerly and along the easterly bank of the Whitefish River a distance of

1573 feet more or less to the northerly boundary of Govermment Lot 1 of said Section 1 ( T.30 Nu, R,22 W. ); thence S 89° 59! 45" E and along the northerly
boundary of said Govermment Lot 1 a distance of 50 feet more or less to the point of beginning and containing 16.617 acres of land more or less. All as

shown hereon.

The above described tract of land is to be known and designated as SHADY RIVER ESTATES -

The lands included in Shady River Lane and Shady River Court are hereby dedicated to the public forever.

The undersigned hereby grants unto each and every person, firm, or corporation, whether public or private, providing or offering to provide, telephcne,
telegraph, electric power, gas, cable television, water or sewer service to the public, the right to the joint use of an easement for thﬁ construction, .\
maintainence, repair, and removal of their lines and other facilities, im, over, under and across each area designated on this plat as "Utility Easement’,

to have and to hold forever.

The area imcluded in the two Homeowmers Parks and the private roadway easement along the easterly boundary of Lot 19 is to be divided equally among all of
the 22 lots and this share ( 1/22 ) is to be added to the net area of each lot for tax purposes ( see acreage in_formation).

‘# — ‘
Dated this _C > day of Junvi y 1986.
Herbert E. Knuth
STATE OF MONIANA )
SS
County of Flathead )
On this &7 day of Sfuauﬁ___._ , before me, the undersigned, a Notary Public for the State of Montana, personally appeaxed Herbert FE. Kputh, known to

me to be the person whose name is subscribed to the foregoing instrument and acknowledged to me that he executed the same. In witness whereof, I have
hereunto set my hand and affixed my Notarial Seal the day and year first above written.

e AU Ho

Notary Public for the Stafe pf Montana
Residing at Whitefish, Montana )
My Commission expires _TAn l”i; 195K

CERTIFICATE OF GITY COUNCIL

We, Carroll E. Apasg , Mayor of the City of Whitefish, Montana, and Kay Beller ’

City Clerk of the City of Whitefish, Montana, do hereby certify that the

accompanying plat of SHADY RIVER ESTATES was dul d . .
thereof held on the 2577 day of ///AZ 193 zlmme and approved by the City Cowncil of the City of Whitefish, Montana at its regular meeting

o

We do he%eby furth,

the 2872 » 1984 , and entered into the proceedings

lmtify that tZ following order was made by the City Council of the City of Whitefish, Montana at its re

gular meeting thereof held on

day of .
the L day el — of said Body, to-wit: "Inasmuch as the dedicatio ithi
ﬁ;ﬁ » 1s undesireable for the reasons set forth in the minutes of this meeting, it is hereby ord:rzg E;rl;hiaggtt;lggic?{eozligzed

City of Whitefish, Montana, that land dedication for park purposes be waived and that cash in

e = lieu of k i amoun ive Thousa e
‘and inety Five Dollars ( 95,195.00 ), be accepted in accordance with the provisions of Title 76, Chaggr ;angt’clﬂ the & of Five Thousand One Hyndred
; ] L] * -*

A,e/k%&//%c/

Carroll E.' Amass., Mayor
City of Whitefish, Montana

CERTTFICATE OF CITY ATTORNEY
I, L& W TracCy » City Attorney for the City of Whitefish, Montana,

licensed Title Compény, attached hereto, of the land d i i
S - » escribed in the Certif
of Whitefigh, Montana, and find that the owners in fee simple have consented

q
Dated this i@f day of _ \Jorees 198(0 .
. i / -

CERT IFICATE OF PUBLIC WORKS DIRECTOR

_/ ’ .
I Y i
’ /%_f%/ %////?Wﬁff — , Public Works Director for the City of Whitefish, Montana. d hereb: i
plats in the City of Whitefish, Momt iret w1l permat
» tontana, already platted, as rnear as circumstances will permit.,

CERTIFICATE-OF SURVEYOR

Kay Beller, City Clerk
City of Whitefish, Montana

do hereby certify that I have examined the Certificate of Title, issued by a
icate of Dedication of the annexed plat of SHADY RIVER ESTATES . in the City
to the platting of said subdivision, ’

Z//g/, Tt
VA

City Attornmey
City of Whitefism; _

fy that the accompanying plat conforms to the adjoining

(i Foreton
Public Works Director
City of Whitefish, Montana

(A

Philip A ﬁps e
. Registration No. 4739 S

CERTIFICATE OF EXAMINING IAND SURVEYOR

_‘f‘i day of \mee

, 1986,

Registrhtion No, 5428 S

STATE OF MONTANA )
o ss
County of Flathead )

- 'ib
Filed for record on this éﬁ ~ day of \-/LL /U

s 198_&1 , at /0:0S otclock C_&d‘i.‘
$,31/1008T

Susan 1O Haovnd e /A
Susan W. Haverfield
Clerk and Recorder
Flathead County, Montana

Yp QL

BY: gglyvéhéﬁ Cl.‘fﬂQL(/CZ;%CLP\

Deputy

Ahbst 53/

Sheet 2

of _2_ Sheets
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RESOLUTION NO. 26-__

A Resolution of the City Council of the City of Whitefish, Montana, to establish an increase
in the public usage fee for the Whitefish City Beach boat launch.

WHEREAS, §§ 7-1-4123(7) and 7-6-4013, MCA, empower municipalities to impose a fee
for the provision of a service and grant municipalities the authority to regulate, establish and
change fees and classifications that are imposed for services, which must be reasonable and related
to the cost of providing such a service; and

WHEREAS, § 7-16-4201, MCA, and §§ 2-2-4, and 7-3-1, Whitefish City Code, authorize
the Board of Park Commissioners to protect, manage and control City parks and grounds and to
make all rules for the use of the parks by the public; and

WHEREAS, following notice, public comment, and review of staff reports, at a lawfully
noticed public meeting on January 13, 2026, the Board of Park Commissioners reviewed past fees
for the use of the Whitefish City Beach boat launch and recommended a fee schedule increase for
all boat launch fees, having determined such fees to be reasonable and related to the cost of
providing City services; and

WHEREAS, as required by § 7-6-4013, MCA, notice of a public hearing before the City
Council at its February 2, 2026, meeting with respect to the proposed increase to boat launch fees
was published on January 21, 2026, and January 28, 2026 in the Whitefish Pilot; and

WHEREAS, due to a lack of quorum, the City Council meeting scheduled for February 2,
2026, was canceled; and

WHEREAS, at a lawfully noticed public hearing on February 17, 2026, after receiving
public comment, reviewing staff reports, and having considered the cost of operation and
equipment and the use of public parks, facilities and grounds, the Whitefish City Council reviewed
the recommendations made by the Board of Park Commissioners with respect to an increase in the
boat launch fees and found the fees to be reasonable and related to the cost of providing City
services.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
Whitefish, Montana, as follows:

Section 1: The increased boat launch fee schedule is hereby adopted as set forth on Exhibit
A, attached hereto and incorporated herein by reference.

Section 2: Subject to the effective dates set forth in Exhibit A, this Resolution shall take
effect immediately upon its adoption by the City Council and signing by the Mayor thereof.
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PASSED AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF
WHITEFISH, MONTANA, ON THIS DAY OF 2026.

John M. Muhlfeld, Mayor

ATTEST:

Michelle Howke, City Clerk
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EXHIBIT A

2026 City Beach Boat Launch Fee Schedule

Resident

Category 2026 Fee
Day Launch Resident* $15.00
Day Launch Non-Resident $50.00
Season Pass Launch Resident* $100.00
Season Pass Launch Non- $250.00

*Resident — Watercraft is registered in Montana.

2026 Commercial Boat Launch Permit Fee Schedule

Type of Commercial Launch
Permit

Proposed 2026 Fee

Permit Quota

Watercraft Delivery, Dock $500 plus $15 per launch No limit

Services, Sales, and Marina

Launching

Motorized Rentals (including e- | $500 plus $15 per launch 6 permits

motors) motorized, or $5 per hand

launch e-motor

Guiding $500 plus $15 per launch 3 permits

River Non-motorized $250 N/A

E-motor (use of motorized S5 per watercraft See

mooring area on beach) rental/guiding
permits

Commercial Motorized Punch $75 (5 launches) N/A

Card
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January 26, 2026

Mayor Mubhlfeld and City Councilors
City of Whitefish
Whitefish, MT

Recommendation to Adopt Resolution 26-, Adopting a New Fee Schedule for City Beach Boat Launch

Introduction/History

In 2016, City Council approved a boat launch fee increase from $5 to $10 for a day pass and $40 to $50 for a season
pass. When Council approved the fee increases, they asked staff to monitor rates to make sure they adequately pay for
the city’s aquatic invasive species program.

Staff have been monitoring the efficacy of those rates and have determined it is now time to propose an increase to the
Whitefish City Beach boat launch fees. Proposed fee increases include both privately and commercially launched
watercraft. Funds will be used to support the aquatic invasive species program including inspections at City Beach and
Whitefish Lake State Park. Watercraft decontamination will continue to be free. Funds will also support boat ramp
maintenance and staffing.

Current Report

The Cost of Managing AIS

The need for fee increases was assessed by evaluating the cost of City Beach boat launch personnel and supplies versus
the revenues received in past years. Staff evaluated the percentage of boat launches that were single launches versus
season pass launches and those that were Montana residents versus those that were non-resident launches.
Additionally, staff researched fees from similar boat launches to come up with proposed fee increases.

The cost to fund seasonal staff who perform inspections, decontaminations, and facility maintenance averages $119,000
annually. Whitefish Lake Institute contributes $17,500 annually to the cost of running the decontamination station. Total
income from boat launch passes and commercial permits in 2025 was $32,590. Boat ramp and drive lane improvements

were completed in fall of 2025 at a total cost of $235,000. Increasing boat launch fees and commercial permits will help

to better support the city’s efforts to have a safe place to launch while protecting Whitefish Lake through a vigorous AIS

prevention program.

Of special note is Whitefish Lake State Park. Although residents of Montana can launch for free, commercial use is
permitted with a range of fees. Due to commercial permit fees and limited parking, we have seen use grow at Whitefish
City Beach for both private launching and commercial use (see figure 1).
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Figure 1. Whitefish Inspection Station Visits
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2025 Public Boat Launch Fee Data

In 2025, City Beach sold 1,099 day passes at $10 per launch for a total of $10,990. Additionally, 22 punch cards were sold
at $50 each for a total of $1,100 (commercial permit holders only). A total of 350 season passes were sold at $50 each
for a total of $17,500. Total day use and season pass sales for 2025 was $29,590. Day and season pass fees have not
increased since 2017.

History of Commercial Boat Launch Fees

The Commercial Boat Launch Permit program was first established in 2017 with 9 permits issued that year. In 2025,
there were a total of 24 permits issued. Permit holders pay a $125 flat fee upfront, which includes one season pass or
one punch card. Revenue from commercial permits was $3,000 for the 2025 season. Fees have not increased since 2017.
Commercial permit holders use the launch heavily. In the spring and fall, boat delivery and pick up dominate the launch.
During the summer, motorized watercraft rentals and guided trips are the primary commercial users of the launch. Not
only does this add to the busyness of the launch during peak public use, but it also adds to the demand for parking by
commercial clients.

In 2021, the Park Board established limits on the types of Commercial Use Permits issued for Whitefish City Beach: up to
six permits for businesses providing guiding services and up to four permits for motorized rental delivery businesses.
There are no limits on boat storage/delivery, marine service/sales, and dock service permits. Non-motorized rental
delivery is not permitted at the beach but is allowed at riverfront parks with a limit of 5 watercraft per day.

The rental permit quota has been filled every year since limits were imposed. In 2025, there were 4 businesses on the
waiting list. Staff have also identified other individuals renting personally owned boats on websites such as Boatsetter
and GetMyBoat. Additionally, the rental of e-motorized hand launch watercraft, a relatively new form of recreation, is a
potential commercial use that needs to be evaluated in the permitting process.

2025 Commercial Boat Launch Fee Data

Total revenues generated by the City Beach Boat Ramp in 2025 were $32,590, which only covers about 27% of the costs
to run the ramp and perform inspections and decontaminations at City Beach and Whitefish Lake State Park. Recently
the city has made financial investments in infrastructure improvements that were not supported by revenues generated
from boat ramp use. By increasing user fees directly tied to boat ramp use, the cost to operate the boat launch is passed
on to both private and commercial users who utilize the amenity the most.
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History of Proposed Fee Schedule

The proposed fee schedule was presented to the Park Board January 13, 2026, at their regularly scheduled meeting. The
board voted unanimously to approve the fee schedule as proposed. However, there was also consensus that the board
would be supportive of increased fees for non-residents and asked staff to bring data back to the board at the end of the
season to evaluate the effectiveness of the fee changes.

The fee schedule was then presented to the City Council during a work session on January 20, 2026. After
receiving public comments, the Council directed staff to revise the fee schedule to better cover costs associated
with the management of the boat ramp, AIS inspections, and decontaminations through further increases to
commercial and non-resident fees.

Current Proposed Fee Schedule

Staff revised the fee schedule based on the feedback received from the Council Work Session. The non-resident
day launch fee increased from $30 to $50 and the non-resident seasonal pass fee from $200 to $250.
Additionally, staff removed the inclusion of a punch card with the commercial base fee. Instead, commercial
users will be required to pay the resident day launch fee for each launch. This method naturally requires
commercial users to pay for the level of impact their business has at the boat launch instead of staff estimating
tiered levels of use. This method will also allow staff to gather better data on the number of commercial launches
at City Beach each year.

Proposed City Beach Boat Launch Fee Schedule

Category Current Fee Proposed 2026 Fee
Day Launch Resident* $10.00 $15.00
Day Launch Non-Resident n/a $50.00
Season Pass Launch Resident* $50.00 $100.00
Season Pass Launch Non- n/a $250.00
Resident

*Resident — Watercraft is registered in Montana.

Proposed Commercial Boat Launch Permit Fee Schedule

Type of Commercial Launch Current Fee Proposed 2026 Fee Permit Quota
Permit
Watercraft Delivery, Dock $125 (includes one season $500 plus $15 per launch No limit
Services, Sales, and Marina pass/punch card) *
Launching
Motorized Rentals (including e- | $125 (includes one season $500 plus $15 per launch 6 permits
motors) pass/punch card) * motorized, or S5 per hand
launch e-motor
Guiding $125 (includes one season $500 plus $15 per launch 3 permits
pass/punch card) *
River Non-motorized $125 $250 N/A
E-motor (use of motorized N/A S5 per watercraft See
mooring area on beach) rental/guiding
permits
Commercial Motorized Punch S50 (5 launches) $75 (5 launches) N/A
Card

* Also paid for additional boat launch fees — single launch ($10) or season pass ($50).
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These proposed increases will bring revenues closer in line with associated expenditures. Increasing non-resident boater
fees, increasing commercial permit fees, and adding a per-launch fee structure instead of a flat annual fee for
commercial rentals will all contribute to an increase in the boat ramp revenue of 60%. Fees will cover 80% of the cost to
perform Aquatic Invasive Species inspections and decontaminations by city staff. Cost analysis sheets are provided in the
packet for your reference.

These fees would take effect March 1, 2026, when commercial registration opens for the summer of 2026.

Financial Considerations
The implementation of the proposed fees will increase City Beach boat launch revenues to better cover associated costs
of managing the boat ramp, AlS inspections, and the decontamination station.

Recommendation
Staff respectfully recommends that the City Council adopt this Resolution, approving the 2026 City Beach Boat Launch
Fee Schedule.

Sincerely,
Maria Butts
Director of Parks, Recreation, and Community Services
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Current Fee Structure

Non-
Resident |Non- resident
Boat Launch Passes Resident |# Sold Total Resident |# Sold Total
Per Launch $10 1099| $10,990
Season Pass S50 350 $17,500
Punch Cards S50 22 $1,100
Subtotal $29,590 SO
Total $29,590
Permit
Commerical Fee # Sold Total
City Beach $125 22 $2,750
River Parks $125 2 $250
Total $3,000
Boat Launch Passes $29,590
Commerical Permits $3,000
WLI Contribution $17,000
Total 2026
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Work Session Proposal

Non-
Resident [Non- resident
Boat Launch Passes* |Resident |[# Sold Total Resident |[# Sold Total
Per Launch $15 934| $14,010 S30 165 $4,950
Season Pass $100 297| $29,700 $200 53] $10,600
Punch Cards S50 22 $1,100
Subtotal $44,810 $15,550
Total $60,360
Permit
Commerical Fee # Sold Total
City Beach S500 19| $9,500
S750 1 S750
$1,000 2| $2,000
River Parks $250 2 S500
Total $12,750
Boat Launch Passes $60,360
Commerical Permits $12,750
WLI Contribution $17,500
Total 2026

*15 % Non-Resident, 85% Resident
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New Fee Structure Proposal

Non-
Resident [Non- resident
Boat Launch Passes Resident |[# Sold Total Resident |[# Sold Total
Per Launch $15 873| $13,095 S50 154 $7,700
Season Pass $100 315 $31,500 $250 55| $13,750
Subtotal $44,595 $21,450
Total $66,045
Permit
Commerical Fee # Sold Total
City Beach S500 22| $11,000
Per launch $15 150 $2,250
River Parks $250 2 S500
Total $13,750
Boat Launch Passes $66,045
Commerical Permits $13,750
WLI Contribution $17,500

Total 2026 [11897,295|

*15 % Non-Resident, 85% Resident
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100% AIS Program Support

Resident Non- Non-resident
Boat Launch Passes Resident |(# Sold Total Resident # Sold Total
Per Launch S15 873 $13,095 S50 154 $7,700
Season Pass $100 315 $31,500 $250 55 $13,750
Subtotal $44,595 $21,450
Total $66,045
Commerical Permit Fee (# Sold Total
City Beach $1,500 22| $33,000
Per launch S15 150 $2,250
River Parks $250 2 S500
Total $35,750
Boat Launch Passes $66,045
Commerical Permits $35,750
WLI Contribution $17,500
Total 2026

*15 % Non-Resident, 85% Resident
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Michelle Howke

From: Michelle Howke

Sent: Monday, January 26, 2026 9:59 AM
To: Michelle Howke

Subject: FW: Boat ramp fee schedule for 2026

From: david utt <sunsethillsboy@gmail.com>
Sent: Monday, January 26, 2026 3:18 AM

To: Carla Belski <cbelski@cityofwhitefish.gov>
Subject: Boat ramp fee schedule for 2026

You don't often get email from sunsethillsboy@gmail.com. Learn why this is important

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution
when clicking links or opening attachments unless you recognize the sender and are expecting the
contents. Contact the IT Helpdesk if in doubt.

I am a full time resident of Whitefish and support an increase for the City Beach boat ramp. My wife and |
have always opted for the season pass in prior years and typically enjoy the lake 6-7 times per Summer. |
do however, oppose doubling the season pass to $100.

Our ski boat is 19ft long and no where near the size of many of the increasing numbers of wake and surf
boats that measure 25ft in length.

Please consider a graduated fee schedule for the season pass based on boat length for 2026.

Example:

18-20 feet............... $75
20-22 feet............... $85
22-24feet................ $100
24 and above........... $115

Thank you for your time,
David

1
City Council Packet, February 17, 2026 Page 426 of 492



From: david utt

To: Carla Belski

Subject: The bigger the boat. Please read.
Date: Monday, January 26, 2026 6:41:33 AM
Attachments: IMG_2817.pna

You don't often get email from sunsethillsboy@gmail.com. Learn why this is important

ATTENTION: External Email - This email originated from outside the City of
Whitefish. Use caution when clicking links or opening attachments unless you recognize
the sender and are expecting the contents. Contact the IT Helpdesk if in doubt.

City Council Packet, February 17, 2026 Page 427 of 492


mailto:sunsethillsboy@gmail.com
mailto:cbelski@cityofwhitefish.gov
https://aka.ms/LearnAboutSenderIdentification
mailto:help@cityofwhitefish.gov
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Ask Imagine

Does the risk of AlS increase with boat length?

Yes, the risk of spreading or transporting aquatic invasive species (AlS) generally
increases with boat length. This is primarily because larger boats (e.g., over 20-28 feet)
tend to have greater hull surface area available for fouling organisms like mussels or
algae to attach, more complex onboard systems (such as livewells, engine cooling
systems, or ballast tanks) that can harbor and transport planktonic or waterborne
invasives, and a higher likelihood of longer-distance travel patterns that facilitate spread
between water bodies.

For example, studies on recreational boating in regions like the Great Lakes indicate that
power-driven boats in the 21-40 foot range contribute more to AIS propagule pressure
(the number of invasive organisms transported) compared to smaller vessels under
12-16 feet, which often lack such systems and are used for shorter trips. Manually
propelled craft like kayaks or canoes pose even lower risk due to minimal water
retention.

To mitigate this, practices like thorough hull cleaning, draining all water compartments,
and complying with inspection requirements (especially in areas like Montana) are
recommended, regardless of size. If this isn't the AIS context you meant, could you
clarify?

@ ) 46 Sources
OLsn dd - < 2/ v

Ask Anything

© & Auto v il Speak

= @ 100% @2

©




(This page left blank intentionally to separate printed sections)

City Council Packet, February 17, 2026 Page 428 of 492



City Council Packet, February 17, 2026 Page 429 of 492



City Council Packet, February 17, 2026 Page 430 of 492



City Council Packet, February 17, 2026 Page 431 of 492



City Council Packet, February 17, 2026 Page 432 of 492



City Council Packet, February 17, 2026 Page 433 of 492



City Council Packet, February 17, 2026 Page 434 of 492



City Council Packet, February 17, 2026 Page 435 of 492



City Council Packet, February 17, 2026 Page 436 of 492



City Council Packet, February 17, 2026 Page 437 of 492



City Council Packet, February 17, 2026 Page 438 of 492



City Council Packet, February 17, 2026 Page 439 of 492



City Council Packet, February 17, 2026 Page 440 of 492



City Council Packet, February 17, 2026 Page 441 of 492



City Council Packet, February 17, 2026 Page 442 of 492



City Council Packet, February 17, 2026 Page 443 of 492



City Council Packet, February 17, 2026 Page 444 of 492



City Council Packet, February 17, 2026 Page 445 of 492



(This page left blank intentionally to separate printed sections)

City Council Packet, February 17, 2026 Page 446 of 492



City of Whitefish

Parks and Recreation Department
418 E. 2™ Street

Whitefish, MT 59937

(406) 863-2470

January 26, 2026

Mayor Muhlfeld and City Councilors
City of Whitefish
Whitefish, Montana

Approval to Hang Tree Education Banners in Downtown District

The Parks and Recreation Department has submitted an application for the DNRC’s Urban and Community
Forestry Program Development Grant. The theme of the grant this year is “Longevity and Readiness —
Planning, Risk Mitigation & Tree Health.” One of the key concepts of the grant is homeowner education on
general tree care and maintenance. To achieve this, staff would like to place approximately twelve
educational banners on the light posts in the downtown district on existing infrastructure. These educational
banners will help educate the public on the importance of watering, preventing invasive pests by not
relocating firewood, and the importance of gleaning fruit trees in the fall.

Included in your packet is an example of a banner we would like to hang. All banners will be consistent with
our existing sign plan, reflecting city branding through approved colors, artwork, and fonts. They will include
phrases such as water young trees near the root ball, water mature trees at the outer edge of the branches,
keep mulch away from tree trunks, harvest fruit promptly, and pick up fallen fruit daily.

An additional part of our educational campaign will entail partnering with the students from Whitefish High
School to create educational videos. Our goals are to teach the public how to properly mulch, water, and
prune small trees.

The total anticipated cost of the educational component of the grant is $2,070 and the city is requesting $1,158
in grant funding. The match is 3:1, and we are contributing $912 of staff and volunteer time. Staff and high

school volunteers will contribute in-kind time as well.

| am seeking Council’s approval to permit staff to install tree care educational banners on light poles in the
downtown district.

Sincerely,

Maria Butts
Director of Parks, Recreation, and Community Services
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Care For Our Trees

Trees need supplemental water,
especially during the hottest and
driest months of July, August, and

September.

Watering Matters




February 10, 2026

Mayor Muhlfeld and City Councilors
City of Whitefish

Whitefish, Montana

Authorization to Bid Armory Park Parking Lot and Open Space Project

Introduction/History

Armory Park is the City’s largest park, spanning 30 acres. In 2019 the Park Board updated the Armory Park
Master Plan to identify the next phases of the plan, Phase lll and Phase IV. With the updated plan, staff applied
for and received a Land Water Conservation grant to complete Phase Il of the plan, which was completed in
2023. Upon completion, the Parks and Recreation Department continued work with RPA for the design
engineering of Phase IV.

Staff, RPA, and the Park Board have identified the prioritization of Phase IV projects through community-wide
surveys, collaboration with the WAG Board, and various public meetings. In October of 2024, the Park Board

gave final approval of a five-year prioritization of Armory Park improvements.

Current Report

Through the design process the consultant and staff identified the primary components of Phase IV. The next
two projects slated to be completed are the parking lot and open space. Staff plans to publicly bid construction
of the parking lot and open space in March 2026.

Assuming staff is authorized to proceed with bidding, the following schedule is proposed for the construction of
the improvements:

e March 15 & March 22 - Advertisement Dates
e March 31 - Open Bids

e April 20 - Council Award

e May 8 - Construction Window Begins

e QOctober 30 — Substantial Completion

Financial Requirement

The current preliminary construction cost estimate is $493,734.00
The FY26 CIP has identified $792,000 of Resort Tax dollars for Armory Park Phase IV and $500,000 in FY27.

Request for Authorization
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Parks and Recreation will complete review of the final designs for the Armory Park Master Plan Phase IV prior
to advisements to bid are publicized. The 90% design packet is attached to this staff report for your review.
This is one of the Council goals for FY26 and a necessary step to completing the Armory Park Master Plan.

Staff respectfully requests authorization to proceed with the bidding of the Armory Park Master Plan as
presented in this report and as approved by the Park Board of Commissioners.

Sincerely,

Maria Butts
Director of Parks, Recreation, and Community Services
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BFP BACK FLOW PREVENTER EXT EXTERIOR KW KILOWATT PT POINT OF TANGENCY oS TOP OF SIDEWALK ]
BFV BUTTERFLY VALVE EXIST EXISTING PVC POLYVINYL CHLORIDE TOW TOP_ OF ]
8GS BELOW GROUND SURFACE LB(s) POUND(S) PV POINT OF VERTICAL INTERSECTION ® TEST PIT g =
BLDG BUILDING . FLEXIBLE COUPLING LF UNEAL FOOT OR LINEAR FEET T TECHNICAL SPECIFICATIONS s =
BLVD BOULEVARD Bon FNGED CoUPLING ADAPTER P LOW POINT OR LUMINAIRE POLE R RADIUS v CABLE TELEVISION g 3
BM BENCH MARK FDN FOUNDATION LT RCB REINFORCED CONCRETE BOX v TYPICAL
Boc BACK OF CURB FEC FUATHEAD ELECTRIC COOPERATIVE RCP REINFORCED CONCRETE PIPE
B BALL VALVE FETS FLARED END_TERMINAL SECTION MAX MAXIMUM RCPA REINFORCED CONCRETE PIPE ARCHED usc UNIFORM BUILDING CODE
BvC BEGIN VERTICAL CURVE FF FINISHED FLOOR MC MECHANICAL COUPLING RDCR REDUCER uG UNDERGROUND =
FG FINSH GRADE MDT MONTANA DEPARTMENT RFC ROTATED FOR CLARITY ugp UNDERGROUND POWER g 0
CHANNEL QR CENTER FHYD FIRE_HYDR OF TRANSPORTATION ROW RIGHT-OF = UPC UNIFORM PLUMBING CODE = 2
CARV COMBINATION AR RELEASE VALVE FL FLOOR, FLANGE OR FLOW LINE MECH MECHANICAL RPA ROBERT F'ECC\A & ASSOCIATES )
CATV CABLE TELEVISION ™ FORCE MAIN MFR MANUFACTURER RPC RED PLASTIC CAP v VENT OR VOLT e 2
CF CUBIC FEET FMV FORCE MAIN VALVE MH MANHOLE RPP REINFORCED POLYPROPYLENE VERT VERTICAL (=] =
oFS CUBIC FEET PER SECOND FO FBER 0PTIC MIN MINIMUM OR MINUTE RR RAILROAD wy VALVE -1
a CAST IRON OR CURB INLET FOC ACE OF CURB OR FACE OF CONCRETE MY MECHANICAL JONT RT RIGHT we VERTIGAL PONT OF CURVATURE ==
P CAST IRON PIPE OR CAST-IN-PLACE FPT FEMALE PIPE THREAD MPT MALE PIPE_THREAD RW RACEWAY Vet VERTICAL POINT OF TANGENCY os>
ciPp CURED-IN-PLACE PIPE FS FINISHED SURFACE MPWSS MONTANA PUBLIC WORKS STANDARD RWL RAN WATER LEADER OR 2y
o CENTERLINE FTG FOOTING SPECIFICATIONS ROOF WATER LEADER w WATER OR WEST s £
CLR CLEAR FT FOOT OR FEET m TERIAL W/ WTH w3 o
NP CORRUGATED METAL PIPE MUTCD MANUAL ON UNIFORM TRAFFIC s wo WTHoUT -
:c:gu g(@g\c’:ﬂ{ﬁ MASONRY UNIT G GAS CONTROL DEVICES SCH SCHEDULE WS WATER SURFACE OR WATER STOP co <
GoNe CONCRETE GA GAUGE so STORM DRAIN WSO WATER SERVICE QUTLET i a
P R R EETE OF SURVEY GAL GALLON OR GALLONS N NOF DI STORM DRAIN | WP WELDED STEEL. PIPE ¢
P TR BN GALV GALVANIZED NEC NATIONAL ELECTRIC CODE SDMH STORM DRAIN MANHOLE w WATER VALVE
GPD GALLONS PER DAY N.LC. NOT IN_CONTRACT SOR STANDARD DIMENSION RATIO WWF WELDED WIRE FABRIC
e CORRUNATED POLYETHYLENE PIPE GPM GALLONS PER MINUTE NO. NUMBER SECT SECTION SHEET
pastrd CHLORINATED POLYVINYL CHLORIDE GPS GLOBAL POSITIONING SYSTEM NPS NOMINAL PIPE_SIZE sF SQUARE FOOT OR FEET X USED AS A VARIABLE
Py CORRUGATED STER. PIPE OR GALLONS PER SECOND NPT NATIONAL PIPE THREAD SiM SIMILAR NG CROSSING
& SHEOK VALE osP GALVANIZED STEEL PPE NTS NOT TO SCALE SsPEC SPECIFICATION(S) CGO 1
& e YARS GTD GRADE T0 DI SaFT SQUARE FOOT OR FEE: ) L]
av VA ss SANITARY SEWER OR. STAINLESS STEEL YHYD YARD HYDRANT
Swep STORMWATER POLLUTION PREVENTION YPC YELLOW PLASTIC CAP
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Coppion
LEGEND b
oo
DESCRIPTION EXISTING SYMBOL PROPOSED SYMBOL DESCRIPTION EXISTING SYMBOL PROPOSED SYMBOL DESCRIPTION EXISTING SYMBOL PROPOSED SYMBOL
A Lk SANITARY SEWER m
ASPHALT PAVEMENT [ FENCE TEMPORARY FORCE MAIN ™ m
SANITARY SEWER 3 ‘
SIDEWALK ¥ | SieN - - - MANHOLE c 2| I
,,,,,,, WATER LINE AND ALVE deTeE H
GRAVEL | T T T T/ GAS aAS APPURTENANCES E’;ﬁ.{ v 3
. =—GUY WRE .
BUILDING Vo227 OVERHEAD POWER OHPWR ———— VALVE X !
boue z
RIGHT-OF-WAY, =Y Wee s :
. <
PROPERTY LINE -- -- OVERHEAD PHONE - R STOP 13
2| =
EASEMENT | _ UNDERGROUND POWER METER ® i
g & :
SURVEY CONTROL 00 |
POINT ' ELECTRICAL MANHOLE ® WELL ® |
MONUMENT . ELECTRICAL VAULT FIRE HYDRANT o &
QUARTER CORNER " nEA"E?rCELR'CAL SERVICE a IRRIGATION BOX
MAJOR e~ oo~ STORM DRAIN & ; 8
CONTOURS iR | — ?!nsmv TRANSFORMER SR OF 8 g
R
caugo g, gg ¥
CONSTRUCTION LIMITS || LumNaRE ﬁlf\h @ gk 2lg ol
o DRANAGE 8. o RF o 8. 8 He el
UNDERGROUND STORM DRAIN ~
TREES & SHRUBS * % @ TELEPHONE, PEDESTAL PH MANHOLE © o
ROCK o PHONE PEDESTAL CULVERT [ ) S— 5ol dl
20 o 32
=@ Of B
DRAINAGE DITCH — === — g HE ZE
FE
GENERAL NOTES EXISTING UTILITY NOTES
1. GENERAL NDTES FOR SHEETS INVOLVING SITE CIVIL WORK ARE SHOWN ON THIS SHEET. 1. THE CONTRACTOR SHALL CALL 811 OR THE LOCAL ONE-CALL' SYSTEM TO HAVE EXISTING UTILITES LOCATED PRIOR TO ANY E
EXCAVATION.
w
2. THE CONTRACTOR IS ENCOURAGED TO INVESTIGATE THE SITE PRIOR TO SUBMITTING A BID. INVESTIGATIONS THAT INCLUDE EXCAVATION =
ACTIVITES MUST BE COORDINATED WITH THE ENGINEER AND APPROVED BY THE GITY OF WHITEFISH. ALL THE INVESTIGATIONS MUST 2. EXISTING UTILITY LOCATES, BOTH HORIZONTAL AND VERTICAL LOCATIONS, SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR. e
BE PERFORMED WITHIN THE TWO-WEEK PERIOD PRIOR TO THE BID OPENING. TRAFFIC AND PEDESTRIAN CONTROL ASSOCIATED WITH 552
THESE INVESTIGATIONS SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR AND MUST BE APPROVED BY THE CITY OF WHITEFISH 3. EXISTING UTILITIES ARE SHOWN SCHEMATICALLY ON THE CONSTRUCTION DRAWINGS, UTILIZING THE BEST INFORMATION AVAILABLE AT Ow s
THE TIME OF SURVEY. ACCURACY OF SUCH INFORMATION IS NOT GUARANTEED AND SHALL BE VERIFIED BY THE CONTRACTOR. £35
3. UNLESS SPECIICALLY SHOWN OR SPECIFIED, ALL WORK WILL CONFORM TO THE CONTRACT DOCUMENTS, CONSTRUCTION DRAWINGS, SIZE, LINE VOLTAGES, HEIGHTS OF UTILITY LINES AND DEPTH OF BURY OF UTILITY LINES ARE NOT SHOWN. o2
MPWSS AND THE REQUIREMENTS OF THE CITY OF WHITEFISH. = &=
4. EXISTING UTILITIES MAY NOT BE BURIED AT EVEN DEPTHS OR AS INDICATED ON THE CONSTRUCTION DRAWINGS. X ~ :E
4, THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS REQUIRED FOR THEIR CONSTRUCTION ACTIVITIES, EXCEPT THOSE [ o "\T
SPECIFICALLY LISTED AS SECURED BY THE OWNER. 5. EXISTING UTILITIES SHOWN ON THE CONSTRUCTION DRAWINGS AS "ELECTRIC" OR "TELEPHONE” MAY INCLUDE ALARM SIGNALS, DATA g8
LNES, TELEMETRY, INSTRUMENTATION, COMPUTER LINES, COMMUNICATION, OR SIMILAR FUNCTION. ALL LINES SHALL BE ASSUMED s
5. FIRE DEPARTMENT, RESIDENTS AND BUSINESSES MUST BE PROVIDED ACCESS TO ALL BUILDINGS DURING CONSTRUCTION. "LIVE® AND "IN SERVICE” EVEN IF THEY APPEAR TO BE DEAD. ALL LINES DAMAGED BY THE CONTRACTOR'S OPERATION SHALL BE -1
REPAIRED BY THE UTILITY OWNER AT THE CONTRACTOR'S EXPENSE. =8
6. A DETAILED SCHEDULE OF CONSTRUCTION OPERATIONS FOR THE WORK SHALL BE PREPARED AND SUBMITTED FOR REVIEW BY THE E =
CONTRACTOR 6. AT LOCATIONS WHERE A UTIITY TRENCH IS NEAR UTILTY POLES OR GUY WIRES, THE CONTRACTOR SHALL NOTIFY THE UTILITY POLE |5 &
OWNER AND BEAR THE COST FOR TEMPORARY BRACING OR SUPPORT. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE & <
7. WITH 48 HOURS NOTICE, POINTS OR OTHER CRITICAL HORIZONTAL CONTROL MAY BE OBTAINED FROM THE ENGINEER IN A NORTHING WHETHER CONSTRUCTION ACTIVITIES WARRANT POLE OR GUY WIRE SUPPORT.
AND EASTING FORMAT. ' AN AUTOCAD BASE MAP WILL BE PROVIDED TO THE CONTRACTOR TO ASSIST IN LOCATING PERTINENT POINTS
FOR CONSTRUCTION. 7. ALL DAMAGES TO EXISTING UTILITIES OR INTERRUPTION TO UTILITY SERVICES AS A RESULT OF CONSTRUCTION ACTIVITES SHALL BE
THE RESPONSIBILITY OF THE CONTRACTOR. THE CONTRACTOR SHALL CONTACT AND COOPERATE WTH THE UTILITY OWNER TO REPAIR
OR REPLACE DAMAGED UTILITES AND RESTORE UTILITY SERVICE AS PROMPTLY AS POSSIBLE. THE CONTRACTOR MAY BE REQUIRED
CONSTRUCTION LIMITS NOTES AND REQUIREMENTS T0 ASSIST IN THE REPAIR OF DAMAGED UTILITIES AT THEIR OWN EXPENSE.
1. THE CITY OF WHITEFISH'S PERMISSION WILL BE REQUIRED FOR PARKING EQUIPMENT WITHIN THE RIGHT-OF-WAY, EITHER OVERNIGHT OR a
ON WEEKENDS. 8. ALL EXISTING UTILITIES WHICH INTERFERE WITH THE CONSTRUCTION SHALL BE REMOVED OR RELOCATED BY THE UTILITY COMPANY AT 2 [4]
THE CONTRACTOR'S EXPENSE, UNLESS OTHERWISE SPECIFIED. THE CONTRACTOR SHALL COORDINATE ALL NECESSARY UTILTY fow
2. NO MATERIAL SHALL BE STORED IN THE OPEN TRAVELED WAY OF THE PUBLIC RIGHT—OF—WAY. RELOCATION WORK WITH THE APPROPRIATE UTILITY COMPANY AT NO ADDITIONAL COST T0 THE OWNER. I} E '6
w
3. CLEANUP AND RESTORATION OF AREAS WITHIN THE CITY OF WHITEFISH'S RIGHT-OF~WAY, DISTURBED BY CONSTRUCTION, SHALL TAKE -4 2
PLACE WITHIN 72 HOURS FOLLOWING THE COMPLETION OF CONSTRUCTION. y
E
4, POSITIVE DRAINAGE, |.E. NO PONDING DR POOLING WATER, SHALL BE MAINTAINED BY THE CONTRACTOR AT ALL TIMES DURING m
CONSTRUCTION 3
5. ALL PAVEMENT MARKINGS, GUARDRAIL, CURBING, STORM DRAINAGE PIPES AND APPURTENANCES, SIGNS, FENCES, AND OTHER PUBLIC py
OR PRIVATE PROPERTY WMTHIN OR ADJACENT TO THE PROJECT AREA, THAT ARE DAMAGED BY THE CONTRACTOR, SHALL BE
REPLACED IN KIND TO THE SATISFACTION OF THE OWNER'S REPRESENTATIVE AT NO ADDITIONAL COST TO THE OWNER. PAVEMENT
REPLACEMENT SHALL BE IN ACCORDANCE WITH THE CONSTRUCTION DRAWINGS. CGO 2
6. ALL FENCE CROSSINGS, CONCRETE, ASPHALT, GRAVEL AREAS AND YARDS SHALL BE REPAIRED AND LEFT IN THE SAME OR BETTER
CONDITION A5 THEY WERE PRIOR TO CONSTRUCTION.
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BASIS OF BEARINGS AN INTROL:

GPS SURVEY BASED UPON CONTROL COORDINATES FROM
NGS_DATASHEETS. MONTANA ZONE2500 NAD83(2007)
IFT TRUNCATED AND RAISED TO GROUND ABOUT POINT
#10000 (STUMPTOWN).

GRID BEARINGS
COORDINATE DELTAS:
N = 1500000 E = —790000

CSF AT POINT #10000 : 1.0004516039 (GRID TO GROUND)
CONVERGENCE: —03'31'02.6"

#10000 (STUMPTOWN)
LATITUDE = 48'24'36.47918"N
LONGITUDE = 114'18'30.39728"W

~
/
& 100000
(STUMPTOWN)
~
|
I
I
I
I
|
W ARwoRY P | 6 !
MORY PARK f o |
|
I
I
I
I
|
- e = == __ _
CONTROL POINT COORDINATE TABLE
POINT NORTHING EASTING ELEVATION DESCRIPTION
1 51506.04 11179.50 3057.61 SET 5/8" REBAR WITH RPC "RPA CONTROL"
3 51696.51 10878.29 3061.55 SET MAG NAIL IN PAVEMENT
4 51601.44 11231.84 3058.46 SET 5/8" REBAR WITH RPC "RPA CONTROL"
5 51473.11 11815.17 3057.42 SET 5/8" REBAR WITH RPC "RPA CONTROL"
5 18537 11656.77 3057.14 | SET 518" REBAR WITH RPC "RPA CONTROL”
30 5154431 11590.93 3057.77 SET 5/8" REBAR WITH RPC "RPA CONTROL"
100000 52502.24 11688.90 3050.26 9/16" STAINLESS STEEL ROD DRIVEN TO REFUSAL (SEE N.G.S. DATA SHEET)

100

0 100

(SCALE IN FEET)
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NOTES: iy
: e
STORM WATER PREVENTION AND POLLUTION PLAN (SWPPP) NOTES AND REQUIREMENTS
[T> CONTRACTOR SHALL USE INLET FILTER AS APPROVED BY THE
1. PRIOR T COMMENCING ANY LAND DISTURBING ACTITES, THE CONTRACTOR SKALL PREPARE AND SUBMIT ALL CONSTRUCTION CITY OF WHITEFISH. m
STORM WATER RELATED PERMITS. PP TO THE CITY OF WHITEFISH FOR REVEW AND APPROVAL. FOR SITES WITH GREATER
THAN 1 AGRE OF DISTURBACE, INASDUTON 10 THE G OF WHITEFISH PERMIT. AN APPROVED SWPPP PERMIT WL BE REOURED —
FROM MDEQ. COPIES OF ALL PERMITS SHALL BE PROVIDED TO THE ENGINEER. E ‘
2. AS A MINIMUM, ALL EROSION AND SEDIMENT CONTROL PRACTICES SHALL BE CONSTRUCTED AND MAINTAINED BY THE CONTRACTOR g. !
ACCORDING TO THE MONTANA DEPARTMENT OF TRANSPORTATION (MDT) EROSION AND SEDIMENT CONTROL BEST MANAGEMENT Fr
PRACTICES MANUAL, DECEMBER 2016, THE CONTRACTOR IS RESPONSIBLE TO MAINTAIN OR CHANGE THE EROSION AND SEDIMENT z
CONTROL MEASURES AS THE PROJECT PROGRESSES TO ENSURE PERMIT COMPLIANCE. 1=
3. A COPY OF THE APPROVED SWPPP, AS PREPARED BY THE CONTRACTOR, SHALL BE MAINTAINED AT THE PROJECT SITE AT ALL !
TIMES. THIS COPY SHALL BE MADE AVAILABLE TO THE GITY OF WHITEFISH AND MDEQ UPON REQUEST. :
I
2
4. ALL EROSION AND SEDIMENT CONTROL MEASURES, INCLUDING INLET PROTECTION, MUST BE INSTALLED PRIOR TO ANY CLEARING, g I
GRADING, OR EXCAVATION. THE CONTRACTOR IS RESPONSIBLE FOR ANY ADDITIONAL EROSION AND SEDIMENT CONTROL MEASURES ; RUNOFF WATER HE .
NECESSARY TO PREVENT EROSION AND SEDIMENT TRANSFER, AS DETERMINED BY THE GITY OF WHITEFISH AND/OR ENGINEER. il ;
A 5
5. PRIOR TO ANY DEWATERING OPERATIONS, THE CITY OF WHITEFISH MUST BE NOTIFIED. WATER MUST BE PUMPED THROUGH AN L = ‘
APPROVED FILTERING DEMICE. THE CITY OF WHITEFISH MAY SUSPEND DEWATERING OPERATIONS IF POLLUTION IS OBSERVED. AEERREE E
6. ALL EROSION AND SEDINENT CONTROL DEVICES SHALL BE INSPECTED BY THE CONTRACTOR AT LEAST ONCE A WEEK DURING DRY P e
WEATHER AND AT LEAST ONCI Y DURING RAINFALL EVENTS. THE CONTRACTOR SHALL PERFORM ANY REPAIRS OR = B 4
MANTENANCE, WIVEDIATELY T ENSURE EFRECTVE EROSION' AND. SEDIMENT CONTROL. - - o 8
FILTERED WATER g gl 4
7. A WRITTEN RECORD OF ALL INSPECTIONS AND MAINTENANCE ACTIVITIES AT THE PROJECT SITE SHALL BE COMPLETED BY THE = b= 2] E
CONTRACTOR. THIS WRITTEN RECORD SHALL BE MADE AVAILABLE TO THE CITY OF WHITEFISH AND MDEQ UPON REQUEST. e g8 o,
sls 8lE 3I2
8 UNLESS CONFINED IN A PREDEFINED 'BERMED' CONTAINMENT AREA, THE CLEANING OF CEMENT TRUCK DELIVERY CHUTES IS
PROHIBITED AT THE JOB SITE. THE DISCHARGE OF WATER CONTAINING WASTE CEMENT TO THE STORM DRAINAGE SYSTEM IS
PROHIBITED.
A
. EROSION AND SEDIMENT CONTROL MEASURES SHALL BE LEFT IN PLACE AND MANTAINED BY THE CONTRACTOR UNTIL PAVING IS g G5 Il
COMPLETE AND VEGETATION IS ESTABLISHED. 3 S g
38 25 sk
INLET FILTER BMP /™ FEE
10. AL SEDIMENT, MUD, AND CONSTRUCTION DEBRIS THAT MAY ACCUMULATE IN THE PUBLIC RIGHT OF WAY AS A RESULT OF THIS SCALE: NONE =
PROJECT SHALL BE REMOVED DAILY, OR MORE FREQUENTLY PER THE CITY OF WHITEFISH'S REQUEST, BY THE CONTRACTOR. 0
11.  THE CONTRACTOR SHALL ENSURE ALL MATERIAL IMPORTED TO OR EXPORTED FROM THE SITE IS PROPERLY COVERED TD PREVENT E
LOSS OF THE MATERIAL DURING TRANSPORT ON PUBLIC RIGHTS OF WAY. H
wY
12. AL STOCKPILED MATERIAL SHALL BE DESIGNATED ON THE SWPPP. 558
Ows
RS
ao g
HE-
AR
X N8
£q %
<0 8
aq §
u
¢ ER
o
2 =
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£ <
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Coorion e
frebiten
| | NoTE: Shontes,
N = [T SEE STORM DRAINAGE PLAN FOR INFORMATION ON
CUT AND REMOVE AS NECESSARY IN 12" RCP SECTIONS 3 MODIFICATIONS TO STRUCTURE FOR NEW IMPROVEMENTS.
TO ALLOW NEW STORM MANHOLE INSTALLATION. Y -
(SEE STORM DRAINAGE PLAN FOR ADDITIONAL INFORMATION)="—— o 75 | H ‘
= g !
—PWR— L
1 PROTECT AND MAINTAIN R
g EXIST 12" CMP CULVERT ,
PROTECT AND MAINTAIN 3|
EXIST 12" RCP PIPE gL
I 2
|
|
REMOVE EXIST FENCE 3
YP) 2
(263 LF)
REMOVE EXIST BALL FIELD ELEMENTS B
D DISPOSE OF OFFSITE o §
(BASES GRAVEL. ETC.) g ¢
2 ols =i
° gl g 5
2le 85 ol
\ 58 & 6lF
\ REMOVE EXIST FENCE
(560 LF) 5 oo 2l
. PROTECT AND MANTAN g = il
TREE 3 gE =[5
E7 9z 58
<ls =I5 215
STRIP AL ORGANIC MATERIAL FROM
OPEN SPACE AND DISPOSE OF OFFSITE 4
=
£
w
263
. Sw s
SAWCUT ASPHALT £ 5
(97 LF) \ % g I
REMOVE EXIST ASPHALT AN Vi
(1,305 SF) . iy
g PROTECT AND MAINTAIN RS
N EXIST PATH AND CURB 48
aas
5 Y = X
SAWCUT ASPHALT £ g
(37 1F) 5
. g =
REMOVE EXIST ASPHALT S &
600 SF) T g
4
CLEAR AND GRUB g
[T>PROTECT AND MAINTAN EXIST TREES/BRUSH -l
EXIST STORM MANHOLE | W\ /= & T —wsar— — Y
ESD MH-1) =
(REUSE FRAME AND LID) °
2
,,,,,,,, uy
£ =
—_—— = — E W
— “ans s d a
EXCAVATE TO SUBGRADE AND — PROTECT AND MAINTAIN 080,09 °
USE AS FILL FOR OPEN SPACE EXIST TREE —_— e — —— = I ————
(~3,000 CY) (IF REMAINING) SHEET
’ T e » o« CDAA
e —
(SCALE IN FEET)
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oorion 2020
et
NOTES: s
. 1 THIS OVERVIEW SHEET IS INTENDED TO SHOW THE EXISTING
AERIAL IMAGE DATE' AUGUST 2025 CONDITIONS AND PROPOSED IMPROVEMENTS WITH AN AERIAL m
| \\‘% P IMAGE FOR INFORMATIONAL PURPOSES. SEE OTHER SHEETS
] o, FOR PLANS AND DETAILS RELATED TO THIS PROJECT. )
[P Q ’ SToRM DRAINAGE PLAN/ 1 2 \STORM DRAINAGE PLAN— o s % 3 ‘
- . _\/ w2 iz ’ ! 7 f
. .y - | F) FM FM M I Ei
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GAS CAS w
(T\PARKING LOT STRPING AND SIGNAGE PLAN ARMORY RD PARKING LOT GRADING AND SURFACING PLAN/ 1
cni csi1 SHEET
30 0 30 60 c|1 1
IMPROVEMENTS OVERVIEW /1 T —— '
- (SCALE IN FEET)
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Copray
NoTES: Hyitiey
1. CONSTRUCTION TRAFFIC (LOADED AND UNLOADED) SHALL ONLY USE THE PROJECT LOCATION m
AND_APPROVED ROUTES SHOWN ABOVE. USE OF ANY OTHER ROUTES SHALL BE PROMIBITED,
E2nd ST -~ ‘\@ UNLESS OTHERWISE APPROVED BY THE ENGINEER AND THE CITY OF WHITEFISH. —
2. NO CONSTRUCTION TRAFFIC ALLOWED ON ANY OTHER STREETS OR ROADS, OTHER THAN B ‘
THOSE APPROVED. = i
[3> CONTRACTOR SHALL FOLLOW ALL LOAD LIMIT REQUIREMENTS. =
> [T> ACCESS SHALL BE MANTAINED TO ALL PARKING LOTS WITHIN ARMORY PARK AT ALL TMES.  ||°] & |
EXISTING PARKING LOTS WITHIN ARMORY PARK MAY BE USED BY THE CONTRACTOR FOR i
I CONSTRUCTION SITE ACCESS, BUT SHALL NOT BE USED FOR CONSTRUCTION STAGING, PARKING .
OR LOADED CONSTRUCTION TRAFFIC. :
5. SEE SECTION 01500 AND 01570 FOR WORK AREA, VEHICULAR ACCESS AND STREET CLOSURE ||| i
REQUIREMENTS. 3o
[y AERIAL IMAGE DATE: AUGUST 2025 g5 i
|
|
WEDGEWOOD LN -—
9 .
8 o
w203 @ g, 8¢
‘S{,D 5z &g
%
®
R
>3 la Zlg
Ip2 8 58
20 6 sk
<8 28 Iz
ARMORY PARK [4
SKATE =
/ PARK E
EEs
08s
w s
E2l
BARRICADE = §
P
~ 8
ARMORY BARRICADE CERY
BLDG FE-EY
PR
J— Y = X
waos E
O
4 § 2
S &£
-— S ARMORY RD I & q
2o
2033 100 o 100 200
HAUL ROUTE AND TRAFFIC CONTROL PLAN /" 20
- (SCALE IN FEET) 33
Wz
TRAFFIC CONTROL NOTES AND REQUIREMENTS '5 <) E
1. ALL TRAFFIC CONTROL PLANS AND DEVICES SHOULD ADHERE TO THE MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) AND 00
ANY AHJ REQUIREMENTS. xoa
as
2. THE TRAFFIC CONTROL PLAN(S) SHOWN IN THE CONSTRUCTION DRAWINGS ARE SCHEMATIC AND ARE FOR BIDDING AND PERMITTING ER-) t
PURPOSES ONLY. LEGEND Egg
— B
i T
3. A DETALED TRAFFIC CONTROL PLAN, INCLUDING TIMES OF OPERATION, SHALL BE PREPARED BY THE CONTRACTOR AND SUBMITTED CITY ROUTES APPROVED FOR CONSTRUCTION TRAFFIC || & =
TO THE AHJ AND OWNER FOR REVIEW AND APPROVAL PRIOR TO START OF WORK. AN APPROVED SUBMITTAL WILL BE REQUIRED (ENTRE PROJECT DURATION)
BEFORE WORK BEGINS
SHEET
4. ONLY THE APPROVED TRAFFIC CONTROL PLAN WILL BE ALLOWED WHEN WORKING WITHIN THE ROAD RIGHT—OF—WAY. D COUNTY ROUTES<T] CI'I 2
5. THE CONTRACTOR SHALL ADHERE TO ALL TRAFFIC CONTROL REQUIREMENTS OF THE APPROVED TRAFFIC CONTROL PLAN AND ALL TWO-WAY, TWO LANE TRAFFIC !
REQUIREMENTS OF THE AHJ AND OWNER. <> (10-FOOT WIDE LANES) (FLOW DIRECTION)
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Coprign 20205
RobbtPecca
SURFACING IMPROVEMENTS CONSTRUCTION NOTES NOTES: & feocines,
1. ALL ASPHALT TO BE REMOVED SHALL BE CUT ALONG A NEAT STRAIGHT LINE. IT SHALL BE THE CONTRACTOR'S RESPONSIBILTY TO
PROTECT THE CUT EDGE. BLRING CONSTRUSTION. 1. CONTRACTOR SHALL TACK ALL VERTICAL SURFACES (MATCH LINES) PRIOR TO PAVING. m
2. SUBGRADE COMPACTION AND PRODF ROLLING SHALL BE INCIDENTAL TO OTHER ITEMS. & ‘
3. THICKNESS OF ASPHALT, CONCRETE AND CRUSHED BASE COURSE SHALL BE AS SHOWN IN THE CONSTRUCTION DRAWINGS, UNLESS AN H ]
ALTERNATE DESIGN IS APPROVED =
4. ALL CONCRETE FORMS SHALL BE INSPECTED BY THE ENGINEER FOR ALIGNMENT, THICKNESS AND SLOPES PRIOR TO POURING CONCRETE. H- i+
5. A CONCRETE JOINTNG PLAN SHALL BE SUBMITTED BY THE CONTRACTOR PRIOR TO CONCRETE PLACEMENT. 3" ASPHALT :
(ONE UFT) i
6. ALL CONCRETE VALLEY GUTTER COLD JOINTS SHALL RECEIVE EITHER 12" LONG SMOOTH DOWELS (1/2" DIAMETER) PLACED AT 2'—0" ON 3o
CENTER OR KEYWAYS TO PREVENT HEAVING. 2
gl i
7. CONCRETE SHALL BE BROOM FINISHED, UNLESS NOTED OTHERWISE. 05005 ;
GEOGRID TENSAR BX1200 =
8. EMULSIFIED ASPHALT, TACK COAT (SS—1) SHALL BE APPLIED TO ALL CUT EDGES AND VERTICAL SURFACES BY THE CONTRACTOR PRIOR (OR APPROVED EQUAL) 2
TO PLACEMENT OF NEW ASPHALT. IF THE CUT EDGE IS IN ANY WAY DAMAGED PRIOR TO PLACING NEW ASPHALT, THE CONTRACTOR
SHALL RE-CUT THE EDGE, IN A MANNER SATISFACTORY TO THE ENGINEER, AND SHALL PLACE ADDITIONAL ASPHALT AT CONTRACTORS /
EXPENSE.
STABILIZATION FABRIC 12" CRUSHED BASE COURSE o X '§
MIRAFI S00X OR APPROVED EQUAL (1% MINUS) g gf g
(OVERLAP JOINTS 24") {TWO LIFTS) S
Sl 82 <
gle 2ls olw
s g g2
R
ip =z 2|
ASPHALT PARKING LOT SECTION /™ B E
SCALE: NONE -
=
-
NOTES: w g s
> g
1. %" EXPANSION JOINT MATERIAL SHALL BE PLACED AT THE PC, PT AND AT 300" MAXIMUM SPACING. g WS
2t
2. CONCRETE SHALL INCLUDE THE USE OF FIBER MESH (0.75 POUNDS PER CUBIC YARD OF CONCRETE). Eo g
©
3. CONTRACTOR TO APPLY SIKA CEM—102 FIRST SEAL, OR APPROVED EQUAL, TO FINISHED CONCRETE SURFACE. ; o &
~Q
[Z> #4 REBAR © 18" OC (BOTH WAYS). SUPPORTED BY 3" TALL CHAIRS IN ALL 6" CONCRETE E g o
=
[B> TACK COAT TO BE PLACED AT KEY WAYS. aag
Y 2 X
[E> CONCRETE SHALL BE "KEYED" UNDER ASPHALT TO PREVENT HEAVING. £ g
7. TOP 1" OF EXPANSION MATERIAL SHALL BE CUT OUT AND FILLED WITH POLYURETHANE SEALANT. 2 =
e &£
g q
_SEE PARKING LOT GRADING PLAN 40 SEE PARKING LOT GRADING PLAN
20 3 (MP<gl<g]
Y
3" ASPHALT VALLEY GUTTER. =20
(TYP) CENTERLINE | | =
O=
<<
W=
oW
GEOGRID TENSAR BX1200 5a
1 \ASPHALT PARKING LOT SECTION (OR APPROVED EQUAL) uy
51 (TYP) 2 (7]
E
c
]
9" CRUSHED BASE COURSE: 6" CONCRETE< | %
(1%" MINUS) STABILIZATION FABRIC
. MIRAF 500X OR APPROVED EQUAL SHEET
4" UNDER DRAIN -
PPE (VP) (QVERLAP JOINTS 247) css 1
VALLEY GUTTER /™ '
SCALE: NONE -
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NOTES:

[I> EXSTING 12" RCP CONNECTIONS SHALL BE GROUTED. NEW PIPE CONNECTION
SHALL BE FLEXIBLE GASKETED BOOT.

EXIST 12" RCP

STORM MANHOLS
(SD MH-1) 52
RIM=3057.18
INV.IN=(~3050.80) (SW)

INV IN=3054.00 (SE)

INV QUT=(~3050.78) (NE)

6" PVC (SDR 35)
520' @ 2.00%

ARMORY PARK

STORM PIPE BEODING & BACKFILL/ 1\
(TYP) cust

6" MITER DRAIN
INV=3054.75

6" PVC (SDR 35)
80.0° @ 0.50%

STORM DDING & BACKFILL
ws1 (TYP)

ARMORY PARK

DITCH FLOWLINE

EXIST 12" RCP 0.30%
3

DITCH FLOWLINE

0.30%

\9' NDS CATCH BASIN

(2x RISERS)(6” UNIVERSAL OUTLET)
(BLACK PLASTIC GRATE)
CRATE=3056.50

INV=3055.15

STORM DRAINAGE PLAN /™

9" NDS CATCH EAS\N7

(2x RISERS)(6" UNIVERSAL OUTLET)
WLINE FLOWLINE (BLACK PLASTIC GRATE)
ELEV=3056.75 ELEV=3056.75 GRATI
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10 0 10 20

(SCALE IN FEET)
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STORM DRAINAGE CONSTRUCTION NOTES

1. THE CITY OF WHITEFISH SHALL BE NOTIFIED BY THE CONTRACTOR A MINIMUM 24 HOURS PRIOR TO BEGINNING ANY STORM DRAINAGE
RELATED WORK,

2. LINE AND GRADE OF EXISTING STORM DRAINAGE CONNECTIONS SHALL BE FIELD VERIFIED BY THE CONTRACTOR WELL IN ADVANCE OF
MAKING THE CONNECTION.

3. ALL NECESSARY FITTINGS, COUPLINGS, AND PIPING FOR CONNECTING NEW STORM DRAINAGE LINES TO EXISTING STORM DRAINAGE LINES
SHALL BE PROVIDED BY THE CONTRACTOR. THESE CONSTRUCTION DRAWINGS MAY NOT SHOW ALL REQUIRED COMPONENTS FOR MAKING
THE CONNECTIONS AND ADJUSTMENTS TO AVOID OTHER UTILITIES.

4. GRAVITY STORM DRAINAGE MAINS SHALL BE INSTALLED PER THE CONSTRUCTION DRAWINGS AND AT A CONSTANT GRADE AND
ALIGNMENT BETWEEN MANHOLES. PIPES SHALL BE CONSTRUCTED MEETING THE MINIMUM PIPE SLOPE REQUIREMENTS OF MONTANA DEQ
CIRCULAR 8.

5. GRAVITY STORM DRAINAGE MAINS SHALL BE LAID UPSTREAM WITH THE SPIGOT ENDS POINTING DOWNSTREAM.

6. GRAVITY STORM DRAINAGE MAINS SHALL BE INSTALLED WITH DETECTABLE WARNING TAPE,
CONFORM TO APWA COLORS.

WARNING TAPE SHALL AS SPECIFIED AND

7. GRAVITY AND STORM DRAINAGE MAINS SHALL BE CONSTRUCTED SUCH THAT A MINIMUM OF 10°-0" (OUTSIDE WALL TO OUTSIDE WALL)
OF CLEARANCE IS MAINTAINED HORIZONTALLY BETWEEN ALL WATER MAINS, UNLESS OTHERWISE SHOWN ON THE CONSTRUCTION
DRAWINGS.

8. ALL EXCESS TRENCH MATERIAL EXCAVATED DURING THE CONSTRUCTION OF THE STORM DRAINAGE SYSTEM SHALL BE DISPOSED OF BY
CONTRACTOR.

9. ALL NEW GRAVITY STORM DRAINAGE MAINS SHALL BE CLEANED AND VISUALLY INSPECTED UPON COMPLETION OF BACKFILL
OPERATIONS. ALL TESTING SHALL BE UNDER THE SUPERVISION OF THE ENGINEER.

10. A GRAVITY STORM DRAINAGE MAIN IS DEFECTIVE AND UNACCEPTABLE IF:
0. THE ALIGNMENT IS OUTSIDE THE SPECIFIED LIMITS;
b. GRAVEL, SEDIMENT, OR OTHER CONSTRUCTION DEBRIS IS VISIBLE IN THE PIPE;
c. WATER PONDING IN ANY SECTION IS EQUAL TO OR GREATER THAN TWQ TIMES THE GRADE TOLERANCE SPECIFIED; OR
d. THE PIPE HAS VISIBLE DEFECTS SUCH AS OPEN JOINTS, PINCHED GASKETS, CRACKED BARRELS OR BELLS OR SIMILAR DEFECTS

11.  STORM DRAINAGE MANHOLES AND INLETS SHALL BE CLEANED UPON COMPLETION OF THE PROJECT.

NOTES:

1. VERIFY THAT COMPACTION METHODS ARE COMPATIBLE WITH PIPE MANUFACTURER'S RECOMMENDATIONS. ANY DAMAGE TO THE PIPE WILL
BE THE CONTRACTOR'S RESPONSIBILITY TO REPLACE TO THE SATISFACTION OF THE ENGINEER.

[Z> cOMPACTION REFERS TO PERCENT GF MAXIMUM DRY DENSITY DETERMINED BY A STANDARD PROCTOR. (ASTM D 698-91, AASHTO T-99)

[3> TRENCH SHALL BE CONSTRUCTED TO OSHA SPECIFICATIONS FOR EXCAVATION. DRAWINGS DO NOT SHOW TRENCH DIMENSIONS OR
BACKSLOPES THAT MAY BE REQUIRED. CONTRACTOR IS REQUIRED TO DETERMINE WHICH OSHA SPECIFICATIONS ARE APPLICABLE.
CONTRACTOR SHALL BE RESPONSIBLE FOR TRENCH EXCAVATION AND SAFETY PER OSHA SPECIFICATIONS.

4. ALL SPOILS SHALL BE REMOVED AND DISPOSED OF AT APPROVED LOCATIONS.

5. ALL ROCKS GREATER THAN 12" IN ANY DIMENSION SHALL BE HAULED TO AN APPROVED LOCATION ONSITE OR HAULED OFFSITE AND
DISPOSED OF PROPERLY.

[£> No ROCKS OR LUMPS LARGER THAN 2° IN ANY DIMENSION SHALL BE ALLOWED WITHIN 6" OF THE PIPE.
[T USE SUITABLE NATIVE MATERIAL FOR BACKFILL. SEE TECHNICAL SPECIFICATIONS FOR CONDITIONS REQUIRING IMPORTED TRENCH BACKFILL.

[E> USE LABELED AND DETECTABLE BURIED WARNING TAPE PER APWA/ULCC COLORS FOR THE APPROPRIATE UTILITY PIPE. INSTALLED A
MINIMUM OF 12° AND A MAXIMUM OF 18" BELOW FINISHED GROUND.

12 (MIN)

/ FINISHED GROUND (TYP)

PIPE_ LOCATOR TAPE<Z8|

(CENTERED OVER PIPE)

EXIST GROUND

(TYP) \

[Z>NATIVE BACKFILL
(TYPE A)

[Z>0s% compacTion
12° (MIN)

NEW PIPE

TYPE 1 PIPE<]

BEDDING
TYPE 2 PIPE BEDDING WHERE
REQUIRED FOR SOFT OR
UNSTABLE FOUNDATION

STORM PIPE BEDDING & BACKFILL /1

SCALE: NONE (GRAVITY LINES) -
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Conyrigh 20263
Ropar Peccia
& Aasocites,

NOTE:
1. FRAME AND GRATE ARE TO BE PLACED AS SHOWN ON PLANS.

2. ALL JOINTS BETWEEN MANHOLES SECTIONS, MANHOLE FRAME AND TOP SECTION,
AND AROUND STORM PIPE INTO MANHOLE SHALL BE WATERTIGHT. JOINTING MATERIAL &l
BETWEEN BARREL SECTIONS SHALL BE "RAMNEK", OR APPROVED EQUAL. H
3. ALL JOINTS BETWEEN INLET SECTIONS, INLET FRAME & ADJUSTING RINGS AND § ]
AROUND STORM PIPE INTO MANHOLE SHALL BE WATERTIGHT. JOINTING MATERIAL -
BETWEEN SECTIONS SHALL BE "RAMNEK", OR APPROVED EQUAL. 3|
4, PRECAST REINFORCED CONCRETE MANHOLES AND INLETS SHALL CONFORM TO ASTM C—478. BES
5. ALL MANHOLES AND INLETS SHALL BE CONSTRUCTED TO HANDLE HS-20 LOADING. B
b SET MANHOLE FRAME AND COVER TO FINISHED GRADE USING CONCRETE RISER RINGS. 2|
2| =
D SET INLET FRAME AND GRATE TO FINISHED GRADE USING LADTECH POLYETHYLENE % ! .
MANHOLE ADJUSTING RINGS (WEDGE DESIGN) OR APPROVED EQUAL. «| & I
I
8. ALL HOLES IN NEW MANHOLES AND INLETS SHALL BE CAST OR CORED. ‘
@ FRAME SHALL BE EAST JORDAN IRON WORKS 3772, D&L A1172 OR APPROVED EQUAL. "EI
GRATE SHALL BE EAST JORDAN IRON WORKS 1205-2 "BEEHIVE" GRATE OR APPROVED EQUAL.
W FRAME SHALL BE EAST JORDAN IRON WORKS 3772, D&L A1172 OR APPROVED EQUAL.
GRATE SHALL BE EAST JORDAN IRON WORKS EJIW TYPE M FLAT GRATE OR APPROVED EQUAL. IS
g ; &
g g2 4
B
g, g4
Sle 85 Iy
53 &g 3lz

‘T OF MANHOLE
APAULY
DESIGNED 7
MROGERS
DRAVN BY
R.
CHEckED BY

CHELL

FINISH GROUND FRAME AND GRATE<Y |

6" COVER SLAB FINISH GROUND

CENTER OF COVER

FRAME AND GRATE<(G]

CENTER OF GRATE
CENTER OF INLET

[E>> ADJUSTING RINGS:
MIN, 12" MAX)
(2 RINGS MAX)

[, [Z>ApwsTING RINGS =
(2" MIN, 12" MAX)\ w
(2 RINGS MAX) E ("]
S
] E5 s
{,_48" DIAMETER | PRECAST REINFORCED bt g ws
' UNLESS OTHERWISE CONCRETE EARR'EL\ : ) a 3 )
71 NOTED ON PLANS FAST SETTING HYDRAULIC a =g
1 . a8 =F -
PRECAST REINFORCED: a CEMENT (| 30T DIAMETER 7o) & a s
CONCRETE BARREL 3 o PIPE: Z53 UNLESS OTHERWISE 24 3 X~ "{
4 g © PLAN AND NOTED ON PLANS [.i| ¥ E g )
FLEXIBLE GASKETED JOINT: b 4 4 SEt 3
e _ ] PROFILE. SHEETS 2 aNg
; Py Y 2 X
X < al E &
INVERT ELEVATION 3 o
v 3 ) & =
2 1" (MIN) . Ly S
PIPE: 0" (W)
(TYP)
CONCRETE BASE SHALL BE INTEGRAL CAST- TYPE 1 BEDDING,
WTH THE BASE SECTION. SEPARATE 8" (MIN) THICKNESS

PRECAST BASES ARE NOT ACCEPTABLE.
(6" MINIMUM SLAB THICKNESS)

CONCRETE BASE SHALL BE INTEGRAL CAST- TYPE 1 BEDDING,
WITH THE BASE SECTION. SEPARATE 8" (MIN) THICKNESS
PRECAST BASES ARE NOT ACCEPTABLE.
(6" MINIMUM SLAB THICKNESS)

STORM DRAINAGE
DETAILS

SHEET TITLE

o
S
il
i}

STORM MANHOLE /1 STORM INLET /" CU5-2

SCALE: NONE - SCALE: NONE -
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~ (SCALE IN FEET) % g I
=2
¥ 4
NOTES: T ] S
1 SIGN PANELS MUST MEET MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES E N E
STANDARDS FOR SIGN COLORS. SIZES. & REFLECTIVITY. g x N
R7-8-MT 2. ALL SIONS SHALL BE POST MOUNTED. E g
/(‘Z 8") 3. SIGNS SHALL BE LOCATED IMMEDIATELY ADJACENT TO THE DESIGNATED SPACE. g E
38
b WHEN STEEL POST IS INSTALLED IN DIRT CONTRACTOR SHALL USE V-LOC S
23-VR4 (034-00113), OR APPROVED EQUAL.
(INSTALL PER MANUFACTURE'S RECOMMENDATIONS)
R7 EP
\ 5. CONTRACTOR SHALL BE PAID PER EACH "SIGN" INSTALLED. A "SIGN” IS
(ONLY ON VAN ACCESSIBLE sPAcEs) DEFINED BY EACH POLE INSTALLED WITH SIGN(S). REGARDLESS OF THE 02
— NUMBER OF SIGNS INSTALLED ON THE POLE. ° = <
g “S<g
6J 5 coL
2" ID GALVANIZED D 220
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4 . SEG
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SCALE: NONE
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City of Whitefish

Department of Public Works
418 E. 2" Street | PO Box 158
Whitefish, MT 59937

(406) 863-2460 | Fax (406) 863-2419

February 10, 2026

Mayor Muhlfeld and City Councilors
City of Whitefish
Whitefish, Montana

Armory Road Reconstruction Project - Resort Tax
Approval of Final Design & Authorization to Bid

Introduction/History

Armory Road has been selected as the next project on the Resort Tax priority list. The road has
surface concerns, lacks bicycle and pedestrian amenities, and has significant influences from
school traffic. Council directed staff to proceed with consultant selection on April 15, 2024 with
the intention of proceeding with preliminary engineering and public outreach on the project.

City Council awarded the engineering contract to Morrison-Maierle in August of 2024 and public
outreach began with a project website shortly thereafter. Since then, we have sent four project
newsletters, held four public meetings, and had numerous individual conversations and meetings
with residents and property owners.

Current Report

Attached to this report are several figures which provide an overview of the design for Armory
Road along with the current estimated construction cost. The following sections describe the
highlights of this information.

Roadway Profile & Active Transportation

The City’s approved Transportation Plan designates Armory Road as a “Collector Roadway”. Our
city engineering standard for a collector roadway is 28 feet wide and includes curb and gutter,
and sidewalk/boulevards on each side (SD-8, attached). Given the many design constraints along
the corridor, the design team determined a standard collector roadway profile would not be
appropriate. The proposed design calls for two 11’ lanes with an 8 shared use path on one side.
The design will also include a raised median on the curve to help calm traffic.
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Schedule
Assuming staff is authorized to bid the project, the following schedule is proposed:
e 3/1/2026: 1st Advertisement
e 3/8/2026: 2nd Advertisement
e 3/15/2026: 3rd Advertisement
e 3/19/2026: Bid Opening
e 4/6/2026: Bid Award

Lighting

As with past road reconstruction projects, staff is recommending this corridor be upgraded to
include the City standard, 14-foot tall, dark sky compliant decorative LED street lighting. These
lights are compliant with the City’s Outdoor Lighting Standards which were adopted to protect
and promote the public health, safety and welfare, the quality of life, and the ability to view the
night sky. Amongst other things, the code establishes standards for exterior lighting to provide
safe roadways for motorists, cyclists and pedestrians while protecting and reclaiming the ability
to view the night sky. The proposed lights will match those recently installed on E. 6" Street,
Karrow, Texas, Edgewood Place, State Park Road, and Somers Avenue.

Landscaping
The Public Works Department will work with Parks and Recreation and the Tree Committee to

determine a tree planting plan in the boulevard as construction nears completion. The schedule
of this project has been developed to ensure adequate time to restore disturbed areas.

Traffic Control & Construction Routes

The City has experienced some issues with construction traffic patterns and traffic related control
issues on past projects. Armory Road will be bid with specific traffic control plans which must be
adhered to. The roadway will be CLOSED TO THRU TRAFFIC during construction. This will allow
residents that live along the roadway to access their properties, while preventing other vehicles
from simply driving through the construction.

Financial Requirement
This project is slated to be paid by the Resort Tax Fund. Estimated construction costs are $6.4M,
which includes a 20% contingency.

Recommendation

Based on the guidance and direction received to date from Council and the Resort Tax
Committee, along with the public outreach that has been conducted, | respectfully request
Council approve the design for Armory Road and authorize staff to proceed with bidding.

Sincerely,

Craig Workman, P.E.
Public Works Director
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C: \Drowing Files \CONSTRUCTION STANDARDS\DETAILS 8-13-2008\S®-8.dwg Feb 10. 2009

10" UTILITY EASEMENT 10' UTILITY EASEMENT
— = =
g <
By =
L BLVD VARIES 6 MIN (TYP) 1l
o o)
.l‘ 32 K
) ¢ . . &
& 1 MIN " > 3
== ' SIDEWALK
‘ PROFILE GRADE
74 LINE
[ 1
-3.0% -2.0%
4” CONCRETE

4" ASPHALT-DENSITY PER MPWSS
6" CRUSHED SECTION 02510 PARAGRAPH 3.28

BASE (TWO EQUAL LIFTS, TACK COAT BETWEEN LIFTS)
MIN. 14" STREET LIGHTING
CONDUIT 4" CRUSHED GRAVEL BASE (34" MINUS)

95% DENSITY PER AASHTO T-99

16" CRUSHED SUBBASE COURSE (1%" MINUS)
95% DENSITY PER AASHTO T—-99

— HIGH—-SURVIVABILITY WOVEN GEOTEXTILE, OVERLAP JOINTS 24" MINIMUM.

32 FT. TYPICAL ROADWAY SECTION
SCALE:  NONE
NOTES:

1. THE WIDTH OF THE RIGHT OF WAY MAY HAVE TO BE INCREASED DUE TO ROAD SLOPES, UTILITIES, TRAFFIC VOLUME OR
OTHER REQUIREMENTS.

2. ALL TOPSOILED AREAS TO BE SEEDED OR SODDED.
3. THE MAXIMUM GRADE SHALL BE 8%.
4. GEOTEXTILE SHALL BE MIRAF 500x OR APPROVED EQUAL.
GEOTEXTILE INSTALLATION:
A. COMPACT SUBGRADE TO 95% PROCTOR.
B. REMOVE ALL WRINKLES.
C. DO NOT DRIVE OR OPERATE EQUIPMENT ON FABRIC.
5. UTILITY NOTE: NO UNDERGROUND UTILITIES SHALL BE PLACED IN THE BOULEVARD BETWEEN THE BACK OF CURB AND

SIDEWALK, UNDERGROUND UTILITIES (OTHER THAN SEWER, WATER, STORM SEWER, AND STREET LIGHTING) SHALL BE
LOCATED BETWEEN BACK OF SIDEWALK AND THE EASEMENT LINE.

CONSTRUCTION STANDARDS
CITY OF WHITEFISH COLLECTOR STREET (NO PARKING) SD-8
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U:\0719 Whitefish\039- Armory Road Reconstruct\ACAD\Exhibits\Council Packet Exhibit.dwg

E. SECOND ST.
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140 160 162
RAISED PEDESTRIAN CROSSING WITH
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LIMIT SIGN EXISTING PATH TO
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| 0 25 50
—_— N
SCALE IN FEET
I imberwolf Parkwa: H CITY OF WHITEFISH PROJECT NO.
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ITEM DESCRIPTION EST. UNIT UNIT TOTAL
NO. QTy. PRICE PRICE
Stormwater Main
146 12" SDR 35 PVC Pipe 1,240 LF 75.00 | § 93,000.00
147 18" SDR 35 PVC Pipe 3,064 LF 87.00| 8§ 266,568.00
148 [20" HOPE Directicnal Drill 160 LF 1,000.030 | $ 160,000.00
149 [Trench Import Material 4,304 I.F 30001 % 129,120.00
160 |4" Curb Underdrain 9,000 I.F 500 % 45,000.00
151 48" Storm Drain Manhole 21 EA 652000 % 136,920.00
152  |30" Starm Drain Inlet 25 EA 45000C | $ 112,500.00
153 [30" Area Drain 6 EA 4,500.00 | § 27,000.00
154 |Concrete Splash Pad 1 EA 3 10,000.00 | § 10,000.00
1565  {Stormwater Service 10 EA 5 4000001 % 4{4,000.00
Subtotal= |$830,608.00
CONSTRUCTION TOTAL! $ 5,325,000.00
CONTINGENCY| 20%
CONSTRUCTION TOTAL WITH CONTINGENCY| $ 6,390,000.00

Armory Road Reconstruction Project
B0% Design Construction Cost Estimate

City Council Packet, Fg?gggxflg, 2026 Page 479 of 492




(This page left blank intentionally to separate printed sections)

City Council Packet, February 17, 2026 Page 480 of 492



CITY MANAGER’S REPORT
February 10, 2026

FISCAL YEAR 2026 CITY GOALS
Attached to this report is a progress report for the City Goals through the second quarter
(October 1% — December 31%) of Fiscal Year 2026.

MEETINGS

On January 20™, Chief Hadley and I participated in a kick-off meeting with SWCA for the
Community Wildfire Protection Plan project. We are identifying and inviting core team members
for a team meeting in February. We anticipate this project will be completed in August 2026 with
opportunities for public to participate through surveys and an open house in the coming months.

Chief Hadley and I met with the Board President of the Iron Horse HOA and the General Manager
of the Iron Horse Golf Club to discuss the opportunity of the City locating a second fire station at
the southwest corner of the golf course property. We also met with the property developer
exploring a roundabout for Big Mountain Road and E. Lakeshore Drive to ensure access from the
second fire station site is possible. This project is identified in the City’s strategic and capital plans.

The Whitefish Community Housing Committee met on January 26™. The discussion was primarily
about the Legacy Homes Program, including the need to amend the incentives and consider the
cost-benefits of the cash in lieu option. A brief review of the action items in the Housing Roadmap
was also completed. The next meeting is scheduled for February 23™ at 2:00 p.m.

City staff met with Republic Services’ local leadership on Thursday, February 5%. The
communication between the City and Republic Services is continuing in a positive direction.

Ryan Wilbur of Peoples & Carnivores, Justine Vallieres of MT FWP, and I met to discuss the
City’s efforts to address bears in our community. We have seen a significant reduction in bear
reports to FWP. While animal resistant containers have helped reduce these numbers, other factors
also play a role such as high availability of natural foods over the past few years and the black bear
harvest by hunters being strong. To ensure we do not get complacent due to the lower number of
reported sightings, we are developing a plan for quarterly messaging to continue to educate the
public on topics including proper use of the animal resistant containers, managing other attractants
like bird feeders, properly planning for recreation in bear country (including when in town along
our river corridor), and more. Possible educational opportunities at community events are also
being investigated.

I attended the 2026 Economic Outlook Seminar in Kalispell hosted by the University of Montana
Bureau of Business & Economic Research. Overall, my takeaway from the seminar is that our
population growth rate is declining (less people moving in), job growth has slowed, wages are
increasing (finally at a rate higher than housing costs each year), and home prices and rents are
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stabilizing and/or declining. The outlook for 2026 continues to be positive with areas of growth
but at a much slower rate than post pandemic years.

OTHER

Shout out to employees in our Parks & Recreation Department! Maria Butts (Director), Jennie
Bradford (operations Specialist), and Carla Belski (Community Services Coordinator) joined
Mitch Lauenstein (Recreation Programmer) in becoming Certified Parks and Recreation
Professionals! The certification requires passing a test demonstrating an in-depth knowledge of all
things parks and recreation, including topics like budgeting and personnel management.

NEXT CITY COUNCIL MEETING
The next regular City Council meeting is scheduled for Monday, March 2. A work session is
tentatively scheduled to be held prior to the regular meeting to discuss the deer management plan.

Future Work Session Topics:

March 16™: Open

April 6™: Zoning and Subdivision Update to comply with MLUPA
April 20": Board Interviews

May 4: Board Interviews

Respectfully submitted,

Jana

Dana M. Meeker, CPA
City Manager
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FISCAL YEAR 2026 CITY GOALS

2ND QUARTER UPDATE

Department/Goal

Update

Estimated
Completion Date

Administration

1. Finalize Social Media Policy

COMPELTED

October 2025

2. Resort Tax: Property Tax Relief for
Residents vs. Property Taxpayers

In Progress: Staff are in the process of learning
more about the State and County’s processes
for identifying properties as primary vs.
secondary to further refine the options for
distribution of property tax relief from resort
tax.

June 2026

3. Garbage Service Analysis

In Progress: New rates established by the City
Council in May 2025 have been implemented
to include a breakout of administrative fees for
ease in implementing future increases as
required by the contract.

Staff have been working regularly with
Republic Services staff to audit all accounts for
services being provided versus the rate
charged. The first review by staff is complete
and a meeting is scheduled early in the 3™
quarter to discuss current findings.

June 2026

4. Big Mountain Annexation Analysis

In Progress: Staff continued to work on
mapping and identification of properties
subject to the annexation. GIS has completed
the data inputs and is finalizing the features
and look of the map for readability, which is
expected to be completed in the 3™ quarter.

January 2027

5. Technology Improvements in Public
Meeting Spaces at City Hall

The conference room AV system upgrades are
being phased over a three-year period (FY26-
FY28). The City Council Conference Room
upgrades are scheduled for FY26, which will
include upgrading the television, extended
mics, and computer system that interfaces with
the screen.

While Challenges in the Council Chambers
have delayed the next phase, purchases for the
Council Chambers Conference Room are
scheduled to take place in the 3rd quarter of
FY2e6.

June 2028

6. Cemetery Optimization Analysis

In Progress: Recent sales indicate there is
likely the need for a third columbarium in the
next year or so. Staff will begin the overall
analysis in the coming months.

December 2026

Fire Department
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1. Develop a new Whitefish
Community Wildfire Protection Plan

In Progress: The City Council awarded the
contract SWCA. A kick-off meeting was held
on January 20™. Estimated completion based
on the contract is now August 2026.

August 2026

2. Prepare for Voted Levy for Fire
Capital Replacement in 2026

In Progress: Staff are considering the potential
need to include operations (new firefighter
positions) with the capital needs for this levy.
More work on this project is anticipated during
the third quarter.

November 2026

3. Implementation of the Whitefish
Fire Department Strategic Plan

In Progress: SWCA was selected to complete
the CWPP starting in January 2026. Data
collection and tracking are being improved.
The annual report for 2025 calendar year is
being created and will be distributed to the City
Council upon completion. Data shows the need
for additional firefighter positions and
reinforces the need for an assistant chief or
community risk reduction. WFSA has been
working well with the FD and are working
towards improving their funding capabilities
they are interested in finding a way to increase
our total FTEs. New fire rescue fees and
existing ambulance fees were proposed and
approved by the City Council in the third
quarter of FY26.

Ongoing

Parks & Recreation

1. River Trail Improvement Project

COMPLETED

October 2025

2. Armory Park Redevelopment
Project - Phase IV

In Progress: Contracts with Vada have been
executed. Work will begin in the spring.

90% construction drawings have been
completed for the parking lot and open space.
This portion of the work will be bid in March
with a construction date of September 2026.

June 2029%*

*Date extended to
include all projects

under Phase IV

3. Park Sign Plan Implementation In Progress: Sign installation has slowed due to October 2026

weather, but installation is anticipated to be

completed by the summer.
4. City Beach Boat Ramp Extension COMPLETED November 2025
Highway 93 Landscape Maintenance COMPLETED: As of January 1, 2026, this June 2026
Evaluation and Review project is complete. The Department will

monitor impacts of this project throughout the

spring and summer of 2026.
6. Ice Den Roof Replacement Plan In Progress: WSFF board was emailed to June 2026

restart conversations regarding fundraising
partnerships and an approved timeline for
closure of the facility. Staff will be meeting
with the Board Chair in early February.
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WSFF provided a cost estimate of
approximately $900,000 that they received
from an area roofing company. City staff
have not been able to confirm if it exactly
matches our preferred design from the
consultants or not. Additionally, this quote
was for last year, so it is anticipated that cost
will increase due to time, but also the public
bidding process, consultant fees for managing
the public bidding process, and contingencies.

Planning Department

1. Implement 2025 Legislative Session
Zoning Updates

COMPLETED: All standards updated except
60’ building heights in heavy commercial,
downtown commercial, and industrial zones,
which will be rolled into zoning changes as
part of the Growth Policy since it does not go
into effect until November 2026.

December 2025

2. Landscape Code Updates

In Progress: Initial draft is still in progress as
staff time was diverted to other priorities. Will
likely be rolled into major zoning code update
beginning this spring

June 2026*

3. Update City’s Growth Policy

In Progress: Land Use is the only remaining
section that has not been reviewed by the
Planning Commission. The public hearing for
the entire Growth Policy Plan will go before
the Planning Commission on February 19"

May 2026

4. Downtown Character Overlay

In Progress: Consultants CZB, LLC will be
completing the outline for this as part of their
land use contract.

September 2026

5. Updated Floodplain Ordinance

No Started: Staff have not initiated this project
due to workload.

June 2026*

6. Create a Best Practices Guide for
Whitefish Lake

Not Started: Funding is required to complete
this project, but no funds budgeted in FY26.
Dr. Mark Lorang reached out to staff and is
available to complete this project.

December 2026

7. Implement Community Housing
Roadmap

In Progress: Zoning for affordability/ reduction
of minimum lot sizes thoroughly researched
and presented to Whitefish Community
Housing Committee. Partnered with
Homeword on CDBG grant application for
Alpenglow repairs (not awarded funding).
Housing element of Growth Policy
development involved the WCHC.

Ongoing

8. Implement and Update Parking Plan
for Downtown

In Progress: City Council directed staff to
move forward, but funds were not budgeted for
the consultant to update the plan.

Ongoing

Police Department

1. Explore Creation of a Deer
Management Plan

In Progress: Staff met with FWP Sgt Muhn and
Warden Clark. Only two wardens for Flathead
area. Discussed growing deer population in the

June 2026
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urban interface which has no active
management efforts.

There is still no positive CWD test within the
city limits of Whitefish. Recent complaints
about deer population are directly north of the
viaduct and have been few in numbers.

2. Plan for Proactive Policing and
Adequate Staffing Levels

In Progress: WPD is fully staffed with 19
sworn full-time officers. One officer attending
MLEA Basic Police Officer Training.

Newest Officer in Field Training and
scheduled to attend academy in September.

Still in talks with State regarding a grant
funded position for Selective Traffic
Enforcement, primarily for DUI enforcement.

Ongoing

Public Works Department

1. Birch Point Quiet Zone Project

In Progress: Continued work on Railroad
Crossing Elimination Plan with FRA, BNSF,
and HDR. Established task force and held first
meeting.

July 2026

2. Armory and E. 6th Street Resort
Tax Reconstruction Projects

In Progress: Final plan for Armory Road will
be presented to Council next quarter. Working
with Flathead County to make sure the right-
of-way discrepancies are straightened out. Goal
is still for construction of the entire project in
2026.

November 2026

3. Climate Action Initiatives

In Progress: The City is still recruiting for the
position (Deputy Public Works Director)
leading the City’s sustainability goals. It has
been a difficult position to fill. New job
description includes management of water and
wastewater treatment staff.

June 2025*

4. Increase Water Capacity through
Production and Conservation Projects

In Progress: The first two phases of the South
Whitefish Water Tank will be bid in early
2026. This will include the tank construction
and the watermain improvements in W. 18th
Street.

Ongoing

5. Implement Strategies of the 2022
Whitefish Transportation Plan

In Progress: Sent letter to Bob Vosen at MDT
regarding intersection improvements on HWY
93 at W. 13th Street and Baker Avenue.

Expecting Mayor Muhlfeld to meet with
Amber Steed from FWP next quarter to help
shape the next 124 permit application for
Riverbend.

Ongoing

*Estimated completion date extended.
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City of Whitefish
FY27 Budget Calendar

February 2

March 2

March

April 1

April 3

April

May 1

May 4

May 15

May 26

June 8

June 15

July 1

August 3

Finance Director begins updating budget spreadsheets and budgeting software, updating
historical budget data, and estimating final year end revenues and expenditures for FY26 and
forecasting revenues for FY27.

Finance Director submits budget and capital improvements plan preparation instructions and
materials to all Department Heads.

City Manager meets with Mayor and Council members to get preliminary comments on budget.

Optional notice deadline for City Council or Municipal Judge to submit request for an adjustment
in Municipal Judge’s compensation other than automatic cost of living. (Ordinance)

All Department Directors submit individual updated 5-year capital improvements plan and
estimates of expenditures and revenues to the Finance Director.

Throughout the month City Manager and Finance Director meet with Department Directors to
review and refine proposed budget and capital improvements plan.

City Manager to provide Municipal Judge with proposed “status quo” Municipal Court Budget by
no later than May 15,

Preliminary budget document and 5-year capital improvements plan is distributed to the Mayor
and City Council.

Municipal Judge’s deadline to submit the Municipal Court budget proposal. (Ord.)

Tentative Budget Work Session — City Manager presents proposed budget to Mayor and City
Council. Department Directors present budgets and capital improvements plan updates.
Tentative Budget Work Session — City Manager provides any updates on proposed budget to
Mayor and City Council. Department Directors present budgets and capital improvement plan
updates.

Preliminary public hearing on Preliminary Budget.

City begins fiscal year using preliminary budget as approved by the City Council.

DOR to submit Certified Taxable Value to City and Finance Director to update Property Tax
Budget.

August 5 & 12 Advertise notice of public hearing on final budget for August 17, 2026.

August 17

Public hearing on capital improvements plan and FY27 Budget. Final budget adopted by
resolution.
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Michelle Howke

From: Tara Zimmerman <tzimmerman2403@gmail.com>

Sent: Monday, January 26, 2026 2:27 PM

To: Michelle Howke

Subject: Proposal for Wildlife Safety Signage, Wisconsin Avenue Corridor

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution when clicking links
or opening attachments unless you recognize the sender and are expecting the contents. Contact the IT
Helpdesk<mailto:help@cityofwhitefish.gov> if in doubt.

Hi Michelle,

Would you mind passing this along to city council?

Dear Whitefish City Council Members,

My husband and | have lived in Whitefish for several years, and we are writing to you today out of a growing concern for
the safety of our local wildlife and our drivers.

Specifically, we are deeply troubled by the high frequency of deer-vehicle collisions occurring in the corridor between the
viaduct and Big Mountain Road. This past weekend alone, | witnessed three deer that had been hit and killed along this
stretch.

Unfortunately, this is not an isolated trend; it is a recurring issue we have observed throughout our time living here.
As Whitefish continues to grow and attract more residents and tourists, the traffic volume on Wisconsin Avenue
increases, often with drivers who may be unfamiliar with the high level of deer activity in this specific area.

To help mitigate this, | would like to propose the installation of additional high-visibility, reflective signage along this
corridor to alert drivers of the active wildlife crossing. We believe that better "Deer Crossing" or "High Wildlife Activity"
signs, especially those with enhanced reflectivity for night driving would significantly improve awareness for both locals
and visitors.

In the interest of moving this forward quickly, my husband and | would be willing to personally cover the cost of the
signage.

We love this community and want to do our part to protect the animals that make Whitefish special, while also ensuring
the safety of everyone on our roads. We would appreciate the opportunity to discuss how we can coordinate with the
city or the public works department to make this happen.

Thank you for your time and for all you do for our city.

Sincerely,
Tara Zimmerman

1
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Michelle Howke

From: Toby Scott <tobyscott2@gmail.com>
Sent: Tuesday, February 10, 2026 11:55 AM
To: Michelle Howke

Subject: For City Council 2/17/2026

ATTENTION: External Email - This email originated from outside the City of Whitefish. Use caution
when clicking links or opening attachments unless you recoghize the sender and are expecting the
contents. Contact the IT Helpdesk if in doubt.

Michelle,

Please include these issues below that I will present during the Public Comment period during the
meeting.

I will also present the status of the Lakeshore Protection Committee and dealings with the County
during the agenda item #4 Communication from Volunteer Boards.

I send that outline in a separate email.

Mayor and Councilors
Please consider the following actions for the City to undertake.

o Stop light at 13th and Baker

» Painting the signal boxes - silver is not aesthetically pleasing, Kalispell and Bozeman have both
painted theirs and they look very nice.

o Street side EV charging stations. I believe there is an amount for this in the budget and a
proposed initial location.

o Remove the "Leased space" requirement for the 4 EV charge stations in the parking
garage. Impose a 3 hour limit on them at most.

e Revised multi unit building requirements to include EV charger(s) for all new buildings of
more than 8 units. More units, more charge stations, or at least wire for the installation of
stations. We require bicycle racks - with the growing number of EV's we should accommodate
them.

Thank you for your service to our community.
Toby Scott

Barkley Lane, Whitefish
+1 406-250-7004 text ok

1
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Letter to the Mayor & City Council

People being rounded up due in part to the color of their skin or the language they speak. |
don’t have a choice but to speak out. Every one of us must feel a tug of resistance to this
very unamerican activity.

My mother’s family were German Jewish. My grandmother and her younger sister grew up in
a big mansion in Berlin. It is now owned by a bank. They sometimes have outdoor concerts
there. There are photos of my relatives having fancy parties in that house. One was a
wedding engagement party in the 1920s. | can see my grandmother in the photo.

As a young man my grandfather, Ludwig, returned from Switzerland to German at the start
of WWI. He felt an obligation to fight from Kaiser Wilhelm and his fatherland. Within two
weeks he realized he had made a mistake. He was made an officer and was sent with his
troops to the Russian front. He and his troops were saved by a Swedish nurse named
Sonja. Later that is how my mom got her name, Sonja. As their train was leaving Russia
heading back to Germany, my grandfather knew they would be stopped by the Russian
troops. Sonja, the nurse, had the word Plague written on the outside of the train car. Their
train car was not stopped.

As a young woman my grandmother met my German Jewish grandfather while skiing in
Switzerland. He was 20 years older. They soon married and my mom was bornin 1930.
Ludwig Meyer moved the family inland in Switzerland before the war started. He had a
“loud mouth” which got him into some trouble. Apparently German SS soldiers started to
follow him on the train into Switzerland, and he started to carry a gun. His linen business
was originally located right in a German/Swiss border city where my mom was born. He
died in 1944. My mom was sad that he did not see the allies win the war.

We cannot sit by and watch fascists take over our country. This country was a land of hope
and freedom for my mom. She moved here from Switzerland in 1952 at the age of 22. She
became a stewardess, was laid off, and headed to Sun Vally to be a ski bum. She had great
stories of being a ski bum when Sun Valley’s visitors were Hollywood stars and other fancy
people.

Most of my mom’s relatives survived the war. My mom’s family did not practice the Jewish
religion similar to other Berlin Jews. She was so fortunate to spend the war skiing and hiking
in the mountains. It reminds me of how we were able to ski and hike during some of the
worst times of COVID. My mom knew little about Judaism. | didn’t learn that | was half
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Jewish until | was 17. | was singing Jesus Christ Superstar with my younger sister when she
turned to me and said, “Did you know we are Jewish?”.

It wasn’t until the last few years of my mom’s life that she started to tell us more about her
parents, other relatives and their friends. In doing the family tree we can see that all of my
ancestors on that side were Jewish. Her Aunt Ruthie and her husband, Bert, had a difficult
time being accepted into another country. They were eventually allowed into Britain. They
then made their way to America. Uncle Bert worked for the World Bank and helped set up
the new economic and currency system in Germany. It is crazy that Aunt Ruthie and Uncle
Bert returned to Germany shortly after the war. He also testified at the Nuremberg trials. He
was so familiar with the financial system that was taken over by the Nazis. Aunt Ruthie
returned to the house in Berlin and knocked on the front door. Their former butler
answered. He had remained there throughout the war. | asked Aunt Ruthie how could you
go back after the war. She said, in her thick German accent, “oh that was easy, | explained
that | was an American”. My mom’s younger brother, Rene, joined the military soon after
coming to America. Ruth and Bert’s son, Roy, also joined the military. They were incredibly
proud to serve their new country which had helped save Europe from fascism. Rene had
been given a French name to get back at the German nazis. Rene was vice president at Sun
Valley and eventually president of Snowbird ski resort. That side of the family can sure ski

An
~

Anything the council can do to support the vulnerable in our community is appreciated.
Perhaps a resolution of solidarity with our Minnesota friends. On my Dad’s Swedish
Lutheran side, | have lots of relatives in Minneapolis. Some of them are freaked out and
scared.

Thanks for serving on the city council.
Karin Hilding

Karinrob3@gmail.com
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The following pages were handed out at the City Council meeting the night of the meeting. They are
included here as an addendum to the packet.



Land Use Plan Markups Summary
February 17, 2026

Karin Hilding

Goal 1. Focus Growth Inward
Objective f. Historic buildings shall be preserved.
Goal 3. Preserve Community Character & Quality of Life

Obijective i. Preserve community’s history — railroad district, Lakeside district, the
Avenues, Downtown.

Goal 4. Ensure Environmental Stewardship and Climate Readiness
Objective c. Add — Revise the engineering standards to promote green infrastructure.

Objective d. Add — Coordinate with the Whitefish School District Center for
Sustainability and Entrepreneurship (CSE).

Objective e. Add - this language needs to be incorporated into the city’s engineering
standards.

Obijective f. Consider a maximum % impervious area for lots on Whitefish Lake. (The
long narrow lots on the west side of the lake, by the railroad tracks are often 90 to
100% impervious). Stormwater treatment in this case has to be an underground
mechanical system.

Objective g. Coordinate with Flathead County on the protection of lakes within the
County, including Whitefish Lake. They are currently working on new lake protection
regulations. This comment could be added instead to the Environmental
chapter.

Goal 5. Support a Resilient Local Economy

Objective c. Add - Putin infrastructure for future affordable housing on the north
side of the wastewater treatment plant property. This comment could be added
instead to the Housing Chapter.

Objective d. Add - Work with pro-community developers.



Objective f. Add — Encourage vocational training at the high school. Encourage
community and student “green training” at the Center for Sustainability and
Entrepreneurship.

Objective h. The City should look closely at all city owned property including
stormwater detention ponds. Evaluate if some ponds could be reduced in size or
another type of green infrastructure used to free up property for affordable housing.

How to Plan for Growth per MLUPA
Preserve Community Character and Quality of Life
Add - Preserve historic buildings.
Ensure Environmental Stewardship & Climate Resilience

Add - Encourage hiring a Sustainability Coordinator — This comment could
instead be added to the Environmental Chapter.

Preserve and Build upon Local Character

“strong sense of place” We are losing a strong sense of place. It is happening
rapidly in the railroad district. There is nothing to stop it in the other neighborhoods.
We lived in a beautiful home on Dakota Avenue built 100 years ago. Itincludes
beautiful dark wood trim. The neighborhood was diverse when we lived there. And
most people owned their homes. Once Airbnb condos are allowed, old homes
disappear.

Note a 4-plex apartment building already exists in one of our historic
neighborhoods. It is the 4-plex at Somers and 4" Street.

p.31 Mixed Neighborhood

Limit short term rental better. Is there any way to reduce the new Airbnb condos in
the Railway District? You can’t have both short-term rental condos and historic
buildings.

p.35 Mountain Neighborhood

Focus on fire safety in neighborhood groups.



p. 36 Waterfront Neighborhood

Create a maximum impervious area for waterfront lots. For Whitefish Lake the buffer
is only 30 feet. That is less than the Whitefish River buffer or Cow Creek buffer. The
equivalent of a 75-foot buffer doesn’t work very well for Whitefish Lake. This is a
regulation in the city’s Water Quality Ordinance.

p. 37 Recreation/Open Space

Consider combining recreation with city stormwater facilities. For example, the Park
Avenue detention pond. This comment could instead be added to the
Environmental or Public Infrastructure chapter.

p.39 A New Place Type Proposed for Future Development

Make note that historic Whitefish included a grocery store in the Lakeside
neighborhood. | believe it was located near Dakota Avenue and Edgewood Place.

The Future Place Types Map
How is heritage protected?
p.46 Short-Term Rental and Land Use Planning
The STR area conflicts with the Heritage sites (railway district)
p.47 Criteria for Considering Limited Expansion of Short-Term Rental Zones - NO!!
p.59 Process and Criteria for Annexation

Filling up existing lots must happen first — 50% filled up



Presentation to City Council during “Reports from Volunteer Committees” on 2/17/2026
Lakeshore Protection Committee

December of 2025 the City sent a letter summarizing two violations of our Lakeshore protection
regulations on county regulated properties on the lake to the County Commissioners.

These two properties specifically were the “concrete house” and a property on Rest Haven with a
retaining wall approximately 3’ high at low water line.

On Jan 14 the County Planning Board held a meeting to revise and reduce the regulations for all
county lakeshores. I attended this meeting to represent Whitefish Lake and in attendance was
Mike Koopal - Whitefish Lake Institute, Dave Fern - Whitefish State Senator, Jamie Goguen -
resident, Mayre Flowers - Citizens for Better Flathead presenting Jim Stack’s letter to the Board,
Dr Mark Lorang — director of the Flathead Biostation, and a reporter from NBC Montana
Missoula. When the issue of Whitefish Lake violations was reviewed, the board was unaware of
the letter, having only received it prior to the meeting. I, among others from Whitefish, spoke
explaining the violations and the lack of apparent interest by the County officials and
enforcement of regulations. I ended by stating that Whitefish would like to administer the entire
lakeshore at which point the County Planning Director spoke out (paraphrased) “You can have
it!” At the end of the meeting, in acknowledgement of the information presented, the Board
moved to investigate further at subsequent “workshops” to be scheduled. Most of those from
Whitefish felt it was a productive and informative meeting for the County Board.

Less than a week later I met with Eric Mack, the Planning Director, accompanied by Scott
Waurster, the newly appointed Whitefish Planning Commission representative on the LPC. Eric
was very receptive to working with Whitefish and the WLPC to administer the County portion of
the Lake. The County is seriously understaffed and does not have the time or manpower to
check on any permitted construction or work on WF Lake. They only check if there is a
complaint for a specific project. I offered the assistance of WLPC members to follow up any
inquiries. As the County Lakeshore Protection regulations are not a stringent as WLP regs, I
suggested we (WLPC) might offer some wording to improve the County regulations. Eric was in
favor of any suggestions and help regarding the portions of Whitefish Lake in the County.

On February 4, NBC News at 10 pm aired the story on the problems between City and County
on the lake. This report included an interview with myself in addition to excerpts from the Board
meeting and overview of the City — County Lakeshore issue. It played at the top of the News
hour for about 4 minutes and I have heard we (WF) was well represented.

Since that time the WLP Committee has met, unfortunately with no quorum, but will continue to
seek better relations with the County through dialog, volunteer help and regulation. We will
approach the County Commissioners to open an avenue of discussion and are investigating other
means for Whitefish to have more control over the entire Lakeshore. This will be an ongoing
effort over years ahead, but hopefully will provide a means to protect our entire Lakeshore.

Respectfully presented,
Toby Scott

Barkley Lane, Whitefish
Chairman Whitefish Lakeshore Protection Committee



2/16/26

Greetings from your fellow community members at the Safe Trails Whitefish Initiative!

The crew here at Safe Trails Whitefish is continuing to work toward a complete
Whitefish River Trail from City Beach to the Smith Fields area. River Lakes City Park
and Trails is the southern terminus of this work! We are hosting an open house for
community members and stakeholders to gather ideas and feedback to use for a
concept design for the development of the park- trails, benches and more!

Please join us to see what we have drawn up from information gathered at our first
gatherings. We will have a draft map for everyone to review; we ask that you share
your thoughts and ideas with us for use in our future work toward the completion of this
park and trail system.

Tuesday March 3rd and/or Wednesday March 4th from 7-8 pm @ North Valley Music
School.

Please share this invitation with anyone you think may be interested- all are welcome!

This information will be used to create a park and trail concept plan that will be
submitted to the Whitefish Parks Board for consideration to be adopted as a park
master plan mid 2026. When the concept is submitted it will enter the public process
and there will be further opportunity for community input and comment.

The Safe Trails Whitefish Initiative is a project of Qutdoor Community Partners -
Outdoor Community Partners .

Questions please email schmidtoutsidethebox@gmail.com

Safetrailswhitefish.org



RECEIVED 2/17/2026 @ 4:00PM
FROM RAY QUEEN

For nearly 30 years, this has weighed on my heart — and today, it’s time to speak
plainly.

The Glacier Twins were granted a $1-per-year lease on our city-owned Memorial
Park. That agreement was meant to support youth baseball — to expand
opportunity, not restrict it.

Today, that program has dwindled to just 11 players, one kid from Whitefish when
historically we’ve seen 30 or more with a good balance between Columbia Falls
and Whitefish. Meanwhile, our public school is paying $7,400 annually from its
athletic budget just to play 5 football games on city property. That is taxpayer
money flowing into a non profit organization’s general fund. That is not
partnership — that is imbalance.

We’re told there is a “good relationship” with the high school and the Glacier
Twins according the article is last week’s Whitefish Pilot. But a one-sided
agreement always feels good to the side collecting the check. The Twins provide
no mowing, no maintenance for football, no fence setup or teardown — yet they
require sponsor boards that benefit only their organization. The high school sees no
advertising revenue from large football crowds. That is not collaboration — that is
control.

When the school hesitates to enter a new baseball agreement under the current
structure, we should read between the lines. In fact, school officials have stated
they would welcome the opportunity to hold the lease themselves and operate the
field cooperatively.

And moving forward, any amended agreement must include clear language
guaranteeing operational independence when the high school uses the facility. The
Twins should not be supervising, directing, or interfering with school-run events.
Shared facilities require mutual respect and defined boundaries. Past tensions have
shown that without that clarity, conflict follows. That must be addressed directly in
writing.



RECEIVED 2/17/2026 @ 4:00PM
FROM RAY QUEEN

Claims about excessive light and water costs in last week’s Whitefish Pilot article
don’t hold up. After contacting Flathead Electric, we learned lighting costs can
range from $15 to $100 per game. This includes footballs games that have the
lights on from 6pm till 930 pm. In spring, days are long High School baseball will
use the most limited lights of the year. The Twins will turn on the lights maybe by
8:30 on a 6pm game. Last year there were only a couple of handful of games using
the lights. According to the Whitefish Pilot article the Twins also claim high
water bills. The Irrigation runs on a well at memorial park. The only water bills

are concessions and restrooms. Inflated expense claims erode trust. The
numbers being presented to justify exclusivity simply don’t match reality.

Reported “in-kind” values — $13,000 for snow removal, $65,000 for mowing,
$25,000 for plumbing. The list goes on and on. This raises serious questions.

Sudden spikes of 300% of in kind values that never happened. Where was the
oversight? Where was the accountability?

And let’s be clear about fundraising. Community-funded equipment belongs to the
community; especially when using Whitefish Taxpayers money. During my 14
years as president of Glacier Babe Ruth, we raised over $250,000 for facilities used
by both Columbia Falls and Whitefish schools — without territorial claims. Youth
sports infrastructure should serve kids, not organizations. The comment about kids
from Columbia Falls raising money for the netting and letting Whitefish High
School baseball use it as not being fair is just untrue. Community donations are for
the benefit of all kids, not to deny some kids.

There is also a cell tower at Memorial Park generating $26,000 annually, with 78%
going to the Twins. Yet our high school baseball team has been unable to play on
its own community field for three consecutive years unless they pay substantial
fees. At one point the Twins attempted to charge Whitefish High School Baseball
upwards of $30,000 for its inaugural season.

The original intent of this $1 lease was simple: coaches and players maintain the
field in exchange for access — not to create a revenue stream disconnected from
participation and community benefit. In other words, Not to create a living for
people outside of coaching.

Memorial Park does not belong to one shrinking program. It belongs to this
community. It belongs to every child who dreams of stepping onto that field.



RECEIVED 2/17/2026 @ 4:00PM
FROM RAY QUEEN

This is not about tearing anyone down. It is about restoring fairness, transparency,
and shared access. Our youth deserve better. Our taxpayers deserve accountability.
And Memorial Park deserves to once again be what it was always meant to be — a
home for all.
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