Staff Report
To:
From:
Report:
Meeting:
Item:

Planning & Zoning Commission
Planning Staff
April 24, 2019
May 7, 2019
ZC19-03: Cookman Zone Change

General Information
Applicant: Eric Cookman
Requested Action: Take public testimony and make a recommendation to the Sandpoint City Council
to approve or deny the zone change request
Purpose: To change zoning from Industrial General (IG) to Mixed-Use Residential (MUR)
Location: Parcel #RPS000001029604 located on the North side of Woodland Dr. between
N. Boyer Rd. and Samuelson Ave.
Size: 2 acres
Existing Zoning & Zone: Industrial General (IG)
Context Area: Context Area: 3B
Surrounding Zoning North: MUR / Primarily vacant land
and Land Use: South: Industrial / Industrial Subdivision with Aircraft Hangars
East: MUR / Single-family Homes / Sandpoint Airport
West: MUR / Vacant Land
Included in 1. Staff Overview
Staff Report: 2. Public Hearing Procedure
3. Relevant Portions of the Comprehensive Plan
4. Zone Change Criteria
5. Motion for Proposed Decision
Attached: 1.
2.
3.
4.
5.

Zone Change application with supporting materials
Agency and public comments
Required Postings
IG Zone Use Restrictions
MUR Zone Use Restrictions

ZC19-03 Cookman Zone Change

1. Staff Overview
The applicant is requesting a zone change on 1 parcel totaling 2 acres (see Figure 1). Currently the parcel is zoned IG
(Industrial General) and the applicant wishes to change the zone to MUR (Mixed-Use Residential). This change would
prohibit industrial uses and allow for single-family residences, multi-family development as well as small-scale
commercial uses.

Figure 1: Site of Proposed Rezone
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Current Zoning – Industrial General (IG)
IG Use Restrictions:
The IG district is intended for lands appropriate for light and medium manufacturing and industrial activities with direct
access to major transportation routes, such as arterial roads, air and rail service. The IG district allows a wide range of
manufacturing and industrial uses, which generate little traffic from tourists and the general public. Commercial uses
are generally limited to accessory sales of goods produced on site. Residential use is very limited, with a single
caretaker unit per property permitted. Caretaker units within the airport overlay zone, however, are prohibited.
For a full list of allowable uses in the IG zone, please see Attachment 4 or visit this URL:
http://sterlingcodifiers.com/codebook/index.php?book_id=437&chapter_id=18255#s717448
IG Lot Dimension Requirements:
Unless part of an integrated development, lot sizes in the IG zone have a minimum size of 1 acre and allow for up to
75% lot coverage.
IG Height Limitations
The maximum allowable height for the parcel in question is 45 Feet. However, most of the parcel sits within the
Airport Overlay Zone, which may contain additional height restrictions in accordance with FAA requirements.
IG Setbacks
Because this parcel is surrounded on three sides by the Mixed-Use Residential (MUR) district, the setback
requirements on the sides and rear are: 25' plus 1' setback for each 1' of building height over 35'. The front setback is
25’.
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Figure 2: Zoning Map
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Proposed Zoning – Mixed Use Residential (MUR)
MUR Use Restrictions
The mixed use residential zoning district permits, rather than mandates, a vertical mix of low intensity commercial and
residential uses. The district is intended to accommodate a physical pattern of development often found along village
main streets and in neighborhood commercial areas of older cities. Examples of commercial uses allowed include
small restaurants, cafes, office space and small retail establishments. Certain commercial uses have additional
requirements such as screening and may trigger a Conditional Use Permit procedure. Generally, commercial building
size is limited to 5000 square feet. The residential uses allowed mirror the residential multi-family zone, which allows
for multi-family, single-family detached as well as townhouses. For a full list of allowed uses in the MUR zone, please
see Attachment 5 or visit this URL:
http://sterlingcodifiers.com/codebook/index.php?book_id=437&chapter_id=18254#s990317
MUR Lot Dimension Requirements:
The minimum lot size for the MUR zone also mirrors the Residential Multi-Family zone which is 5000 SF. Additionally,
the maximum lot coverage (both for buildings and impervious surfaces) is 70%. The minimum frontage requirements
along a public street are 50’.
MUR Height Limitations
The maximum allowable height within the MUR zone is 40’. However, most of the parcel in question sits within the
Airport Overlay Zone, which may contain additional height restrictions in accordance with FAA requirements.
MUR Setbacks
Commercial buildings within the MUR zone must be located within 10’ of street facing building lines. 20’ may be
allowed if they additional space is developed as a civic space as defined in §9-2-2-15-E. Setbacks are not otherwise
required unless the property abuts property zoned as residential, in which case the minimum side and rear setbacks
required in the mixed use residential district shall be the same as required for a residential use on the abutting
residentially zoned lot.
MUR Density Standards
The residential density standards for the MUR zone mirror that of the Residential Multi-Family Zone except in cases
where there is a mixed use building developed. In such cases and per specific dimensional standards, residential
density is increased to 1 unit per 1000 square feet of lot area.

Public Services
With any zone change, the State of Idaho also requires that there be no adverse impacts upon the delivery of public
services, including school districts. Staff has found that the City has the necessary infrastructure to serve this site and
has further considered the impact that development may incur and is confident that City Code will mitigate any
adverse impacts that may occur here.
The parcels in question are located within the Lake Pend Oreille School District. The schools that may be affected by
this zone change are Farmin Stidwell Elementary, Sandpoint Middle School, and Sandpoint High School. Based on
enrollment data provided by the school district, no significant impacts are expected due to an overall decrease
enrollment numbers in these schools as comparted to 2000. Additionally, Sandpoint is experiencing an influx of those
aged 45 and older while those under 34 have been leaving.
5

ZC19-03 Cookman Zone Change

Comprehensive Plan Designation
The comprehensive plan future land use map envisions the site as CA-3B (see Figure 3):
Context Area 3B (Business Overlay)
CA-3B (Business Overlay) development patterns are identical to CA-3 patterns, but envision mixed-use,
neighborhood-compatible retail. These areas are typified by pedestrian focused activities such as, salons, coffee
shops, and residentially-scaled professional or institutional offices. All commercial structures should have a
residential component to prevent these areas from becoming vacant islands of inactivity after the close of
business hours. CA-3B designations are established on the comprehensive plan map where such patterns
already exist, or may aid to buffer or provide continuity between future higher-intensity areas, such as along
Division north and south of Highway 2.
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Figure 3: Comprehensive Plan Future Land Use Map
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Sandpoint Airport
The parcel under consideration for the rezone is approximately 620 feet to the nearest point of the Sandpoint Airport.
Most of the parcel is located within the Airport Overlay Zone (Sandpoint City Code Title 9, Chapter 12) which contains
height restrictions that mirror Federal Aviation Regulation Part 77 for Airport surfaces.
The Sandpoint Airport was annexed into
the City of Sandpoint in 1988. In 2015, a
20-year Master Plan was adopted to
provide information on historic and
current airport activity levels, facilities,
and operations, and generate activity
forecasts that support improvements to
satisfy demand.
Growth Projections
According to the Plan, the preferred
general aviation’s operations forecast
within the plan projects 43 percent
growth over 20 years, from 30,216 in
2012 to 43,200 in 2032 (see Figure 4).

Figure 4 - SZT Master Plan, 2015

Land Use Compatibility
Section 1.6 of the Airport Master Plan references land use compatibility:
Land use compatibility planning promotes relations between the Airport and its neighbors. Incompatible land
uses near Airports can interfere with flight operations and reduce the utility of an airport. Potential concerns
associated with incompatible land uses include aircraft noise disturbances, environmental impacts, hazards to
air navigation, and the risks to the health, safety, and welfare of those in the air and on the ground. Hazards to
air navigation occur when a structure or activity is permitted that could impede visibility or navigation,
increasing risk for aircraft. Examples of hazards to air navigation include tall structures, land uses that produce
smoke and glare, and activities that attract wildlife.
The 2009 Idaho Plan [The 2009 Idaho Transportation Department Division of Aeronautics (ITD-Aero) Idaho
Airport System Plan] provides guidance on compatible land uses, intended to support local airport land use
compatibility planning initiatives, including strategies for implementing compatible land use planning policies
and developing airport overlay zones. The 2009 Idaho Plan states that typical land uses that are compatible
with airports include commercial, industrial, agricultural, golf courses, and parks. (SZT Master Plan, 2015)
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Noise
Airport noise is often measured in day/night average sound level (DNL). DNL represents the total accumulation of all
noise over a 24-hour period. In the DNL metric, any operation that occurs between 10 p.m. and 7 a.m. is considered
more intrusive and is weighted by a factor of 10 dBA. The Airport Master Plan estimates that both the existing and
future 65 DNL noise contours will be nearly 100% contained within airport property. The subject parcel is therefore
outside of this noise contour. (SZT Master Plan, 2015)
Safety
According to the National Transportation Safety Board (NTSB), approximately 82% of accidents happened in or around
the airport environment. (NTSB, 2016). The below chart (Figure 5) is not specific to the Sandpoint Airport but shows
aircraft crash data from a collection NTSB aircraft accident statistics over a several year period and at airports all over
the country.

Figure 5 - Aircraft Crash Data, ITD Division of Aeronautics Idaho Airport Land Use Guidelines
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2. Public Hearing Procedure
Per Sandpoint City Code §9-9-5, notice has been provided to property owners within 300 feet of the parcel boundaries
on which the proposal is being considered. Notice has also been posted at the site 7 days in advance of the hearing and
a summary has been provided in the official newspaper of general circulation at least 15 days prior to the hearing date.
Order of Public Hearing:
1) Explanation of subject of the hearing by city staff.
2) Presentation by applicant. Commission members should address their questions to the applicant at this time.
3) Opening of the public hearing in which the public may provide testimony. Questions should be asked of the
person testifying before leaving the podium. Those wishing to testify are required to fill a signup sheet, which
will be provided by the City. The order for those providing testimony should be as follows:
I.
In favor
II.
Neutral
III.
Opposed
4) Rebuttal testimony from applicant. Final questions may be asked of the applicant at this time. If new facts are
elicited, however, the public must be given an opportunity to comment on new facts.
5) Close the public hearing.
6) Commission deliberates (no new information may be provided at this time and questions may be directed only
to city staff during deliberations).

3. Relevant Portions of the Comprehensive Plan















Goal CD-2: Resource Conservation, Policy A: Locate population intensity in and near the downtown and where
urban services are readily available.
Goal CD-2: Resource Conservation, Policy C: Encourage mixed use in CA-4 and CA-5 areas.
Goal CD-2: Resource Conservation, Policy F: Encourage small accessory dwelling units throughout Sandpoint.
Goal LU-1: Efficient Land Use, Policy B: Encourage provision of housing above ground floor retail in CA-3B, CA4, and CA-5 districts.
Goal LU-2: Traditional Patterns, Policy A: Mix land uses in CA3-B, CA4 and CA-5 areas.
Goal LU-2: Traditional Patterns, Policy C: Encourage development of single-family housing on small, 5,000 to
7,000 square foot or less, parcels within CA-2 and CA-3 areas.
Goal H-1: Housing Variety, Policy A: Encourage diversity in housing types by permitting detached, duplex,
townhouse, stacked flats, ADUs and other types as appropriate in land use districts.
Goal H-1: Housing Variety, Policy D: Blend mixed densities in neighborhoods to provide for income diversity
among neighborhood residents while ensuring that the bulk, mass or scale of any individual development does
not dominate a street.
Goal H-1: Housing Variety, Policy E: Strongly encourage housing above retail in CA-3B, CA-4, and CA-5 districts.
Goal H-2: Housing Variety, Policy C: Help reduce household transportation costs by locating housing near daily
needs.
Goal H-2: Existing Neighborhoods, Policy A: Implement appropriate controls in consideration of transition
areas between existing neighborhoods and adjoining CA-3B, CA-4 and CA-5 districts.
Goal H-3: New Neighborhoods, Policy D: Encourage a variety of housing sizes within a block.
Goal T-1: Walkability, Policy A: Locate housing in CA-4 and CA-5 areas.
Goal T-3: Affordability, Policy A: Promote and increase housing in commercial districts.
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Goal T-5: Airport, Policy A: Ensure surrounding land uses are compatible with continued aircraft operations.
Goal T-5: Airport, Policy C: Provide for safe air navigation by approving appropriate safeguards to ensure that
airport operations are conducted in a safe efficient manner.
Goal T-5: Airport, Policy D: Promote appropriate land uses adjacent to the airport which would be both
compatible and beneficial to the airport and the community.
Goal PS-1: Public Services, Policy C: Arrange land uses and public services systems to make them as efficient as
practicable.
Goal PS-3: Education, Policy A: Consider impacts on the school district when considering land use decisions.
Goal E-1: Economic Diversity, Policy C: Attract industries that provide jobs for graduates of higher educational
programs and vocational-technical schools.
Goal E-2: Neighboring Communities, Policy D: Coordinate land use decisions with surrounding communities to
limit commuting distance and redundant infrastructure.
Goal E-3: Workforce Needs, Policy A: Encourage diversity of housing types as appropriate in land use districts.
Goal E-3: Workforce Needs, Policy B: Help reduce household transportation costs by allowing housing near
jobs.
Goal E-3: Workforce Needs, Policy D: Promote opportunities that employ Sandpoint residents in Sandpoint.
Goal NR/H-1: Resource Protection, Policy A: Encourage, through arrangement of land uses and infill, the
protection of natural resource lands and wildlife in the city and neighboring regions of the ACI.
Goal NR/H-1: Resource Protection, Policy F: Concentrate growth within city limits.

4. Zone Change Criteria
Idaho State Code states that zone changes must be in accordance with the policies set forth in the adopted
comprehensive plan. It is important to note however, that zone changes do not necessarily have to be entirely in line
with the comprehensive plan land use designations and map. The Idaho Supreme Court has consistently stated that
the comprehensive plan serves “as a guide to local government agencies charged with making zoning decisions.”
“However, a board of commissioners cannot ignore their comprehensive plan when adopting or amending zoning
ordinances” (Pursley, 32). Most importantly, decisions on zoning matters, including zone changes, must be backed up
by sufficient findings of fact in order to determine if they are or are not “in accordance with” the comprehensive plan.
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5. Motion for Proposed Decision
If Approving:
“I move the Sandpoint Planning Commission, after consideration of the criteria and relevant standards of Idaho Code
and Sandpoint City Code, recommend that the Sandpoint City Council APPROVE the request by Eric Cookman for a
zone change from Industrial General (IG) to Mixed use Residential (MUR) for one parcel totaling 2 acres, which is legally
described as: 10-57N-2W Tax 16, Less West 290.
The reasons for this decision are:
1. Particular consideration has been given to the effects of this proposed zone change upon the delivery of
services by any political subdivision providing public services within the planning jurisdiction.
2. Staff has followed the notice procedures applicable to zone changes contained in Idaho Code §67-6511 and
Sandpoint City Code Title 9, Chapter 9.
3. The proposed Mixed Use Residential zoning designation is consistent with the existing land use patterns and is
in accordance with the goals and policies of the Sandpoint Comprehensive Plan.”
If Denying:
“I move the Sandpoint Planning Commission, after consideration of the criteria and relevant standards of Idaho Code
and Sandpoint City Code, recommend that the Sandpoint City Council DENY the request by Eric Cookman for a zone
change from Industrial General (IG) to Mixed use Residential (MUR) for one parcel totaling 2 acres, which is legally
described as: 10-57N-2W Tax 16, Less West 290.
The reasons for this decision are:
1. Particular consideration has been given to the effects of this proposed zone change upon the delivery of
services by any political subdivision providing public services within the planning jurisdiction.
2. Staff has followed the notice procedures applicable to zone changes contained in Idaho Code §67-6511 and
Sandpoint City Code Title 9, Chapter 9.
3. The proposed Mixed Use Residential zoning designation is not consistent with the existing land use patterns
and is not in accordance with the goals and policies of the Sandpoint Comprehensive Plan.”
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Please read and completethe application carefully. Failureto provide all required information could
result in a delay in processing your application.

Applicant lnformation:
Applicant's Name: Eric Cookman
Address: 5914 Dufort Rd, Sagle, lD 83860

Phone:

(H)

(w)

(208)755-4162

E-mail: NiA
Holder of Legal Title:

Doyle & MaryReader

356 Mountain View Dr Sandpoint, lD 83864

Address

(w)

Phone: (H) NiA
E-mail: N/A

Representative Information

:

Business Name: James A. Sewell & Associates

Surveyor: Martin E. Taylor, AICP, Project Plannerand Representative
Address: 1319 N. Division Ave., Sandpoint, ldaho 83864

(w)

Phone: (H)

(208)263-4160

E-ma il : mtaylor@jasewell.com

Project Information:
Legal Description of

(or)

Site:

Lot(s) N/A

Block

#

N/A

Addition

N/A

Range

2W

RPS000001029604 (See attached title report for legal description.)

Section
Total Size of Parcel:

Township

10

57N

2 acres

Current City Comprehensive Plan Designation:

!
!
tr

Very

Rural

Context Area
Context Area

tr
n
I

1
1.5

n
!
tr

Context Area 2
Context Area 3
Context Area 38

Context Area 4
Context Area 5
lndustrial

Current Zoning:

tr
tr
tr
tr

Residential Single-family (RS)
Residential Multi-family (RM)
Rural Residential (RR1)
Rural Residential (RR2)

1L23 Lake Street, Sandpoint, lD 83864

tr
tr
tr
tr
.

E
!
E

Mixed-use Residential (MUR)
Commercial A

Commercial

B

Commercial

C

2O8-263-337O. www.sandpointidaho.gov
Zone Change

/

Page 3

of

5

.

lndustrial General (lG)
lndustrial Business Park (lBP)
lndustrial Technology Park (lTP)

cityplanning@sandpointidaho.gov

4P

0/51(t

Proposed Zoning:

tr
tr
tr
tr

(RS)
(RM)
(RR1)
(RR2)

ResidentialSingle-family

E

Mixed-use Residential (MU

Residential Multi-family

tr
tr
tr

Commercial A

Rural Residential
Rural Residential

Proposed Land

Use:

Commercial

B

Commercial

C

tr
tr
tr

R)

lndustrial General (lG)
lndustrial Business Park (lBP)
lndustrial Technology Park (lTP)

The applicant owns the adjacent MUR parcels (RPS000001029004 and RPS000001029504)

and desires to develop the subject property with multifamily housing as set forth in the requested MUR District.

What land uses border the site? Describe lot sizes, structures and uses:

North:
South:

Vacant zoned MUR, residential and Bonner County Readiness Center (jail and accompanying facilities).

East:

Vacant land zoned MUR.

West:

Single family residence zoned MUR.

Vacant field platted as North Addition to Sandpoint Airpark.

What Zones border the site?

North MUR

South

East

lG

MUR

West

MUR

Context Area 38

West

Context Area 38

What Comprehensive Plan designations border the site?

North

Context Area

38

South

lndustrial

East

Site lnformation - Provide detailed descriptions on the following

L.

Topography (lay of land), including estimated maximum slope, rock outcroppings,
benches, etc.: The site is essentially level.

2.

Water courses (springs, streams, rivers,

3.

Existing structures (size &

4.

Land cover (timber, pasture,

use):

etc.):

etc.):

The site does not contain any watercourses

The site is vacant.

The site is vegetated with

rasses, shrubs and evergreens

1123 Lake Street, Sandpoint, lD 83854 .2O8-263-337O. www.sandpointidaho.gov
Zone Change / Page 4 of 5

.

cityplanning@sandpointidaho.gov

5.

Other pertinent

information:

See attached rezone analysis confirming consistency with the comp plan land use

classification of Context Area 38, as well as consistency with Airport Overlay Zone standards

Effects of Proposed Zone Change:

1.

How will the proposed Zone Change affect such elements as noise, light glare, odors, fumes
and vibrations on adjoining property? Adjoining property to the north and east is undeveloped
Land to the west is developed with a residence. Property to the south across Woodland Drive is undeveloped but has been platted.

2.

How will the proposed Zone Change be compatible with adjoining land

uses?

Any development

of the subject property will be subject to MUR and Airport Overlay standards (the Overlay only affects a portion of the site)
involving setbacks, height, lot size, density, lighting, landscaping, parking, lot coverage, stormwater management and site plan review,

if and as applicable.

3.

Why is the proposed Zone Change compatible with the environmental characteristics, both
The area is committed to a mix of industry,
physical and social, of the site and surrounding property?

airport

facilities, county jail facilities, and residential uses. Further, the site has been comp planned CA-38 which promotes

"development patterns identical to CA-3 patterns." The CA-3 designation promotes the "increase of housing
density" through the "inclusion of attached and detached multi-family units."

4.

What extensions of water or sewer lines, roads or other public or private services would be
Services are present along Woodland Drive (sewer and water mains, power lines, etc.).

The Planning Director reserves the rightto not officially accept this application untilall if the above
required information is submitted. The date of the Planning Commission review will be established by
the Planning Department upon the acceptance of a complete application.

,<

**

r<

*****

*.

************

{.

* * {. *

{.

*********************************

lamthesoleownerofthepropertydescribedinthisapplication. lfurtherattestthatall information
is true and accurate to the best of my knowledge.

submitted with this application
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Signature

Applicant

1123 Lake Street, Sandpoint, lD 83864

Date

.
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Cookman
IG to MaR Zone Change Narrative
Project Narrative
The following zone change na:rative statement demonstrates that the request conforms to the
goals and policies listed in the Sandpoint Comprehensive Plan, to wit:
The feasibility of rezoning properfy known as RPS00000102960A (two assessed acres) from
"IG' (industrial) to "MUR" (mixed use residential) has been analyzed.
The applicant desires to be able to have the property developed with multifamily housing as set
forth in the requested MUR District.
Rezones must be in accordance with the

city's comprehensive plan.

The comp plan classifies these properties as CA-38. This overlay has development pattems
identical to CA-3 patterns. The CA-3 comp plan designation promotes development patterns that
"increase the density of housing" through the "inclusion of attached and detached multi-family
units." For example, properties north, east and west of the subject site are comp planned CA-38
and are zoned MUR consistent with that comp plan classification.
The MUR district permits "by right" (no conditional use permit required) multifamily dwellings
subject to the development standards of the RM zone.

Private Property Rights were considered throughout the comprehensive planning process, and
were used to test any proposed land use changes, The conclusion of this process resulted in the
subject area being "comp planned" CA-38 which, as noted, promotes CA-3 development
patterns that "increase the density of housing" through the "inclusion of attached and detached
multi-family units."

The Community Characteristics and Population component indicates "a larger demand for
housing in Sandpoint compared to Bonner County." The requested rezone is in direct response to
this larger demand.

The Community Design analysis concluded that "One way in which Sandpoint addresses
affordability is by promoting mixed-use development - reviving the traditional and beneficial
adjacencies of varied residential and business uses." The requested MUR zorr/rn.g provides for
just that:

The purpose of the mixed use residential zonrng district is to:
A. Accommodate mixed use buildings with neighborhood serving retail, service,
and other uses on the ground floor and residential units above the nonresidential
space;

B. Encourage development that exhibits the physical design characteristics
pedestrian oriented, storefront style shopping streets; and
Cookman 1G to MUR Zone Change Narative
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C. Promote the health and well being of residents by encowaging physical
activity, alternative transportation, and greater social interaction.
(SCC, Section 9-2-2-l)
Future Land Use considerations have been categorized into "context areas" to "facilitate the
development and evaluation of long-range, strategic growth pattems." As noted, the subject
property is categorized as "Context Area-3B" which, aS noted, promotes CA-3 development
patterns providing for an "increase the density of housing" through the "inclusion of attached and
detached multi-family units." Thus, this comprehensive plan land use designation provides for
MUR zoning.

The Housing Component recognzes that "a growing concern for Sandpoint residents is the
aftordability of housing as measured against local wages, i.e., 'workforce housing'." The
purpose of the requested rezone is to provide zoning that provides for multifamily dwellings as a
means of accommodating woikers.
Transportation Component goals include, in part, "maintaining the Sandpoint Airport as a viable
and safe part of the community." Applicable policies state:
A Ensure surrounding land uses are compatible with continued aircraft operations.
B Work with Bonner County to be aware of airport activity and respond to needs
if appropriate.
C Provide for safe air navigation by approving appropriate safeguards to ensure
that airport operations are conducted in a safe efficient manner.
D Promote appropriate land uses adjacent to the airport which would be both
compatible and beneficial to the airport and the community
E Aid in the reduction of noise impact from aircraft.
The portion of the subject property is encumbered by an "airport overlay zone." This zone, while
not necessarily regulating uses, does include varying height restrictions, and does not allow uses
that create electrical interference, create lighting conflicts with the airport, result in glare, impair
visibility, or generally create ahazard to air navigation. This overlay also specifies that if there
are more stringent regulations affecting lands within such an overlay, then these more stringent
limitations apply. This means that,if, for instance, the FAA had more restrictive codes, then those
codes would apply.

The FAA does have "14 CFR 150 airport noise compatibility" plans attempting to reduce
conflicts between airport noise and neighboring uses. Residential uses are not considered
"compatible" where noise exceeds 65 decibels within "noiso exposure maps."
The Sandpoint Airport Master Plan (2015) evaluated noise and includes a noise contour map
confirming that "the existing and future 65 DNL noise contours are nearly 100% contained
within airport property. Therefore, mitigation measures for noise impacts are not considered to
be necessary." This means that residential uses, such as the contemplated multifamily uses,
constitute land uses "compatible without restrictions" according to Table [, 14 CFR-I50.
Cookman 1G to MUR Zone Change Nanative
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The Recreation Component "support recreation as an important component of Sandpoint
community life." Though lhe proposed rozone directly does not provide recreational
oppornrnities, the project's proximity to Sand Creek and Schweitzer Mountain Resort would
prove beneficial to residents within the project.
Public Service Facilities and Utilities planning recognizes that "as Sandpoint grows, the public
services that keep the crty running also need to grow." The subject properties currently benefit
from city services. Services are present along Woodland Drive (sewer and water mains, power
lines, etc.).

Economic Developmerel conclusions note that "proximity to Schweitzer and Lake Pend Oreille
combined with Sandpoint's community character makes it a great place to live, work and visit."
It is because of these amenities that Sandpoint lacks an inventory of "workforce housing." The
proposed rezonerepresents an initial step toward providing such housing.

Natural Resources and Hazardous Areas policies aim to "highlight and protect [Sandpoint's]
natural environment,. including concentrating growth within the existing city limits;" to
"encourage, through arrangement of land uses and inflll, the protection of nahrral resource
lands;" and to "protect Sandpoint residents from the major hazards: floods, earthquakes, and
human-caused hazards." The project is located within Sandpoint's clty limits and as such will
provide for the infill recognized as desirable in the comp plan. The subject properties do not
contain excessive slopes, wetlands, flood plain or other related hazards.
The Special Areas and Sites component recognizes "areas of special interest and historic value."
The subject property consists ofvacant property.

Conclusion

MUR zoning is consistent with the CA-3B comp plan land use classification and comp plan
goals and objectives, and this district is not in conflict with Airport Overlay Zone standards, nor
14 CFR 150 noise

compatibility standards.

Cookman.IG to MURZone Change Narrative
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Appendix B Environmental Overview

September 2015

Figure 7: Historic Site Map (Transect Archaeology 2013)
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When sound is perceived as unpleasant or disturbingly loud, it is considered noise. The perception of noise
is subjective and varies from person to person. Factors which may influence the perception of noise include

volume, frequency, atmospheric conditions, background noise, and the nature of the activity that is
generating the noise. Airport noise is often measured in daylnight average sound level (DNL). DNL
represents the total accumulation of all noise over a Z4-hour period. ln the DNL metric, any operation that
occurs between 10 p.m. and 7 a.m. is considered more intrusive and is weighted by a factor of '1 0 dBA.

<-*_

Estimations for the area encompassed by the 65 DNL noise contour (for both existing and future conditions)
has been evaluated as part of this Master Plan. The estimations are illustrated on sheet 10 of 1'1 within the
Airport Layout Plans. Both the existing and future 65 DNL noise contours are nearly 100% contained within
airport property. Therefore, mitigation measures for noise impacts are not considered to be necessary.
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Code of Federal Regulations

11t16t2018

1-Land Use Compatibility+ With Yearly Day-Night Average

Table

Sound Levels
Yaarly day-night average sound level (Ldn) in decibels

Land use
Below 65

70-75

65.70

75-80

80.85

Over 85

Residentlal
Resldontial, other than moblle homes ahd t.ansient lodglngs

N(1)

N(1)

N

N

N

Mobile home parks

N

N

N

N

N

Y

N(1)

N(1)

N(1)

N

N

Y

N(1)

N(1)

N

N

N

25

30

N

N

N

30

N

N

N

Governmenl6l services

25

30

N

N

Transportation

Y(2)

Y(3)

Y(4)

Y(4)

Y

Y(2)

Y(3)

Y(4)

N

30

N

N

Y

Y(2)

Y(3)

Y(4)

N

30

N

N

Y(3)

Y(4)

N

30

N

N

Transient lodgings

Public Use
Schools
Hospitals and nurslng homes
Churches, auditoriums, and concert halls

Parking

Y

Commercial Use
Omces, business and professional
Wholesale and
Retail

retail-buildlng materials, hardware and larm equipment

trade-general

Y

Utilities

Y

Communication

Y
Y

Y(2)

Manutacturlng and Productlon
Manulacturing, general

CONSULTING ENGINEERS
LAND SURVEYOHS AND
LAND USE PLANNERS

Photographic and optical
Aqriculture (except livestock) and forestry

Y(6)

Livestock farming and breeding

Y

Y(6)

Mining and fishlng, resource produclion and exlraction

Y

Y

Ameican I nslilule of Ceftifi ed Planners

Ouldoor sporls ar€nas and speclalor sporls

Y

Y(5)

Ouldoor music shells, amphltheaters

Y

N

Inuil tlse Planniltg,Desigu & Perntit Semices
Welland Delircalioils
Prciect Managetneilt

Nalure exhibils and zoos

Y

Y

Martin E.Taylor' AICP

Recreallonal

Amusemenls, parks, resorts and camps
Golf courses, riding stables and water recrealion

Y

1319 North Division Avenue
Sandpoint, lD 83864
www.jasewell,com

Bus: (208) 263-4160
Cell: (208) 610-0465
mtaylor@iasewell'com

NumbeE in parentheses refer to notes.

delermined needs and values in achieving noiso compatible land uses.

Keyrorabre

1

SLL,CM = Slandard Land Use Coding

Manual.

ltlnlel

tt|'

Y (Yos) = Land Use and related structures compaliblB without reskictions.
N (No) = Land Use and related structures are not compalible and should be prohibited.
NLR = Nolse Level Reduction (outdoor to indoo4 lo be achieved lhrough incorpo.ation of nolse attenuation lnto the design and const.uction of the slructure.
25, 30, or 35 = Land use and related slructures generally compatible; measures to achleve NLR of 25. 30, or 35 dB must bo incorporated inlo design and construction of structure.

Notes for Table

1

codes and be considored in individual approvals. Normal
windows year round. However, lhe use of NLR crileria wlll

https://www.gpo.gov/fdsys/pkg/CFR-2018-tltle14-vol3/xml/CFR-2018-title14-vol3-part150.xml
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SHEET 10 of

1

1

Subject property looking east. Woodland Drive is to the right in the photo.

Subject property looking west. Woodland Drive is to the left in the image.

Subject property looking north from Woodland Drive

Ryan Shea
From:
Sent:
To:
Subject:
Attachments:

Dave Schuck <sandpointairport@gmail.com>
Friday, March 29, 2019 5:15 AM
Ryan Shea; Jeff Connolly (jeff.connolly@bonnercountyid.gov)
Re: Request for Comment (City of Sandpoint ZC19-03)
BOCC_Letter to City of Sandpoint.pdf; Bonner County Mail - RE_ SZT Zone Change
Request.pdf

Good Morning Ryan,
I have attached a letter explaining the Bonner County Commissioner's public safety
concerns with increasing residential density under the airport overlay as defined in the
City of Sandpoint Zoning ordnance.
I have also attached an email from our FAA Program Manager stating the FAA's position
on increasing residential density near airports. Though this letter specifically addresses
another parcel, the FAA's position remains the same for the current application.
Please let me know when the public hearing is so that we can attend and voice our
concerns.
Thanks,
Dave
On Fri, Mar 15, 2019 at 9:23 AM Ryan Shea <rshea@sandpointidaho.gov> wrote:
Hello,

Please submit any comments on the attached City of Sandpoint Zone Change application by 3/29/19. This
proposal encompasses one 2 acre parcel on the north side of Woodland Drive, just north of the Airport. The
change from IG (Industrial General) to MUR (Mixed-use Residential) would generally allow for more
residential structures, both single and multi-family, small scale commercial development, and a height limit of
40’. If you have any questions please let me know.

Thank you,

---------------------------------Ryan Shea
Associate Planner
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9-3-3: ALLOWED USES AND PERMIT REQUIREMENTS:
A. Permitted Land Uses: The land uses allowed by this zoning ordinance in industrial zoning districts
are identiﬁed in table 1 of this section as:
1. "Permitted" land uses are indicated by a "P". Permitted land uses are allowed on a property
without discretion by the city, subject to compliance with all applicable provisions of this code.
2. "Conditionally permitted" land uses are indicated by a "C" and are allowed only with the approval
of a conditional use permit (section 9-9-6 of this title). These uses are subject to all applicable
provisions of this chapter, as are permitted uses. However, the city has discretion to approve,
approve with conditions, or deny a conditional use permit application. The decision on a
conditional use permit is based upon the circumstances of an individual case and the criteria in
section 9-9-6 of this title.
B. Uses Not Permitted Or Not Listed: Land uses not permitted are those indicated by a "-" on the table.
Land uses not listed on the tables are not allowed, except by the determination of the planning
director, who will consider whether the use is similar to a permitted use after consulting the current
edition of the North American industry classiﬁcation system code.
C. Regulations For Speciﬁc Uses: Where a column in the following tables includes a reference to a
section number or footnote, regulations in the referenced section or footnote apply to the use.
However, provisions in other sections of this zoning ordinance or this code may also apply, along
with the current adopted version of the international building code, international residential code
and applicable sections of the uniform ﬁre code and national ﬁre protection association standards.
D. Ancillary Uses: Ancillary uses are those secondary activities associated with a primary land use
directly associated with and supporting said primary permitted or conditionally permitted land use.
Ancillary uses and activities typically require a minor portion of the square footage or space in a
business premises, impose no additional impacts on land use patterns, building design, parking
requirements, or outdoor storage. Examples of ancillary uses include, but are not limited to, small
factory stores associated with an active manufacturing plant, on site childcare facilities, etc.
TABLE 1
INDUSTRIAL DISTRICT LAND USE REGULATIONS

Use permitted

P

Conditional use permit

C

Not permitted

-

Zoning
District
IG5 IBP ITP
Use

Additional Regulations

Commercial, ofﬁces and ﬁnancial institutions:
Banks

-

-

-

Data centers, medical imaging
processing, business incubators, software
development, engineering and similar
technology related industry

-

P

P

Ofﬁce, government

-

P*

P

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Ofﬁce, medical and dental

-

P*

-

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Ofﬁce, sales, administrative, business,
professional

P*

P**

P*

* When associated with a
permitted use in the zone
** New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Research and development

P

P

P

Retail sales

P*

P**

P*

* When associated with
permitted use in zone
** New construction shall
comply with all design
requirements of section 9-3-5-1
of this chapter

Education and training:
Child daycare center when on site and
servicing employees during their work
hours

P

P

P

School, college or university (private)

-

P

C

School, vocational or technical

C

P

P

Adult entertainment business

P*

-

-

Athletic club

-

P

-

Entertainment and recreation related:
* Prohibited within 1,000' of a
residential zone or the
centerline of Baldy Mountain
Road, and having a 500'
separation from like business

Community and/or recreation center,
stadium or arena

-

P

-

Cafeteria for employee dining and
catering services

P

P

P

Drive-through sales (retail or with any
food service)

-

-

-

Grocery or convenience store

-

P*

P*

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Restaurant, counter service

-

P*

P*

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Restaurant, table service

-

P*

P*

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Aircraft hangars

P

-

P

Auction (indoor)

-

P

-

Business support services

-

P

P

Equipment rental (outdoor)

-

P

-

Hotel/motel

-

P*

-

Mini/self-storage

P

C

-

Ambulance service

-

P

-

Animal hospital

-

P

-

Animal kennel

P

C

-

Emergency medical care

-

P

-

Hospital

-

P

-

P

P

P

Food service:

General service:

* New construction shall
comply with all design
requirements outlined in
section 9-3-5-1 of this chapter

Health and veterinary services:

Industry and manufacturing:
Light

See note 1

Medium

P

P

C

See note 1

Heavy

-

-

-

Aquaculture <1 acre per business

P

-

P

Cogeneration and other energy
production

P

C

C

Industrial services

P

-

-

Industry and manufacturing with outdoor
processing or unenclosed storage of raw
materials

P

-

-

Laboratory

P

P

P

Material resource recovery facility
(MRRF)

C

-

-

Operation of slaughterhouse, glue factory,
tannery or similar operations with more
than 2 employees during any shift

-

-

-

Scrap and salvage operation

C

-

-

Wholesale, storage and distribution,
including bulk tank storage of liquids

P

C

-

Church or other place of worship

-

P

-

Clubs, fraternities, sororities, lodges and
similar uses

P

P

P

Corporation yard

P

C

-

Public safety facility

P

P

P

Utilities, public or quasi-public utilities

P

C

C

Airport

P

-

-

Antenna or communication facility

P*

P*

C

* See airport overlay
restrictions

Helipad

P

P*

-

* Hospital/medical use

Moving and drayage service

P

P

-

Parking facility, nonresidential

P

C

-

Private transportation service

C

C

-

Transit station or terminal

C

P

-

Truck stop

-

-

-

See section 9-3-5-2 of this
chapter

Public, quasi-public, and assembly:

Transportation and communication:

Vehicle sales and service:
Automobile and vehicles major repair and
sales

P

-

-

Large truck and machinery - sales and
leasing

P

-

-

Service station

C

C

-

Vehicle storage or impound yard

P

-

-

Accessory use, nonresidential

P

P

P

Building or landscape material sales

P

C

-

Contractor's yard

P

C

-

Homeless shelter

-

-

-

Residential

-

P

-

See note 4

Residential caretaker unit

P*

P

P*

See note 2

See note 3

Other uses:

* Residential use is prohibited
within the footprint of the airport
overlay zone

Notes:
1.Uses meeting the "manufacturing and assembly, light and medium" deﬁnitions shall include
biotechnology, software/hardware development, electronics, and similar technologies, along
with artist studios.
2.Only 1 residential caretaker unit shall be permitted per property. The unit shall be located
within a principal building on the site and/or completely screened. The maximum size of a
caretaker unit is limited to 1,000 square feet.
3.No vehicle may be stored or displayed on any vacant site or at any vacant
commercial/industrial location except when approved as part of an auto dealership or vehicle
storage or impound yard.
4.Residential uses are permitted on upper stories above ground ﬂoor nonresidential use, or on
ground ﬂoors behind storefront space.
5.Permitted IBP uses are allowed in the IG zone 400 feet north of the centerline of Baldy
Mountain Road. Section 9-3-5 of this chapter shall be applicable to development in this area.
(Ord. 1252, 4-20-2011)

9-2-2-3: ALLOWED USES:
Uses are allowed in "mixed use residential" zoning districts in accordance with the use table of this
section.
TABLE 1
MIXED USE RESIDENTIAL LAND USE REGULATIONS
Use permitted

P

Conditional use permit

C

Not permitted

-

Zoning District
Mixed Use Residential
Use
Residential:
Assisted living

C

Dwelling units located above the ground ﬂoor

P

Hostel (< or = 20 beds, < 14 night stay in any one month)2,5,6

P

Multi-family4

P

Single-family detached1

P

Townhouse

P

Commercial:
Adult entertainment

-

Animal hospital

-

Athletic club (> 3,000 sq. ft.)6

C

Athletic club (< 3,000 sq. ft.)6

P

Banks (< 3,000 sq. ft.)

P

Building or landscape material sales

-

Business support services (< 3,000 sq. ft.)

P

Community and/or recreation center3,6

P

Drive-through sales (retail or with any food service)

-

Emergency medical care

-

Equipment rental (outdoor)

-

Firearm sales

-

Galleries

P

Gas stations

-

Grocery or convenience store (< 3,000 sq. ft.)6

P

Hospital

-

Liquor store

-

Mini/self-storage

-

Ofﬁce, government

P

Ofﬁce, medical and dental (< 3,000 sq. ft.)

P

Ofﬁce: sales, administrative, business, professional (< 3,000 sq.
ft.)

P

Pawnshop

-

Payday loan

-

Restaurant (< 60 seats)6

P

Retail sales, general (< 3,000 sq. ft.)

P

Schools

C

Tourist homes

P

Vehicle service and repair6

C

Public and civic:
Church or other place of worship

P

Clubs, fraternities, sororities, lodges and similar uses

-

Daycare, all types

P

Libraries and museums

P

Postal service

P

Public safety facility

P

Utilities, public or quasi-public

-

Industrial:
Artisan (hand tools only; e.g., jewelry or ceramics)
Notes:
1. Development standards of residential single-family zone apply.

P

2. Owner occupation required.
3. Occupancy capacity > 100 requires approval through CUP.
4. Development standards of the residential multi-family zone apply. For mixed use buildings only, the
minimum lot area per dwelling unit shall be 1,000 square feet.
5. Must abut a commercial zone.
6. When adjacent to any residential use, screening of adjacent property lines, utilizing a minimum 6
foot solid, masonry board, or equivalent fence, shall be provided and maintained in good condition to
reduce the trespass of noise and other related business activity.
(Ord. 1305, 10-15-2014)

