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

Planning and Zoning Commission
Planning Staff
September 19, 2019
October 1, 2019
CUP19-01: CONTINUED DELIBERATIONS - The Ridge at Cedar Street Multi-Family Development

General Information
Applicant: Cedar Street Investments, LLC.
Representative: Todd O. Butler Architect, Principal, forte’ architecture & planning Inc.
Requested Action: Deliberate and render a decision
Purpose: To obtain conditional approval for a 15-unit multi-family development
Location: 1715, 1717, 1721, and 1723 Cedar Street / Section 21, Township 57 North, Range
2 West, A Replat of Centennial Place, Lots 1A, 1B, 2A and 2B.
Size: 26,458 Square Feet
Existing Zoning & Zone: Residential Multi Family (RM)
Context Area: Context Area: CA-3
Surrounding Zoning & North: Residential Multi Family / Single Family Homes
Land Use: South: Residential Multi Family / Vacant Land and Multifamily Apartments
East: Residential Multi Family / Single Family Homes
West: Residential Multi Family / Vacant Land (Avista Utilities)
Included in 1. Staff Overview
Staff Report: 2. Relevant Portions of the Comprehensive Plan
3. Conditional Use Permit Standards
4. Potential Conditions / Development Requirements
5. Motion for Proposed Decision
Attached: 1.
2.
3.
4.
5.
6.

CUP Application with supporting materials
Development Standards Checklist
Required Public Notices
Written comments received prior the public hearing
Hearing signup sheets and written comments submitted on 9.3.19
Residential Multifamily (RM) Zoning Code
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1. Staff Overview
Process:
At the September 3rd, 2019 meeting following public testimony, the public hearing was closed, and
the Planning and Zoning Commission entered into deliberations. At this point in the process, no new
testimony or information may be received by Commissioners without a new public hearing being
noticed and opportunity provided for additional comments. Planning Commissioners may, however,
direct questions to city staff. Based on the testimony received and the information presented at the
last meeting, Planning Commissioners will continue deliberations.
Additional Materials Included:
All hearing signup sheets and written testimony submitted are included in the attachments to this
report along with all written comments received in advance of the hearing on 9/3/19. The draft
public meeting minutes, including all oral testimony from 9/3/19, is provided with this meeting
agenda.
Conditional Use Permits
See Section 3 of this report for the specific criteria established by Sandpoint city code for Conditional
Use Permits, specifically regarding the type of conditions that the Commission may apply.
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General Information
The applicant is requesting conditional approval for a 15-unit multi-family development located towards the
western end of Cedar Street, south side of the roadway, approximately 320 feet east of where Cedar Street
terminates at N. Lincoln Ave. The proposed development would incorporate the northeastern most four lots
within the Centennial Place Subdivision (Figure 1) and is zoned Residential Multi-Family (RM). Under the
existing RM zoning designation, 15 units is the maximum density allowable, meeting the minimum site square
footage (26,458 Square Feet) and street frontage requirements (130 feet) per Sandpoint City Code §9-4-2-3.

Figure 1

Per Sandpoint City Code §9-4-2-2, multi-family dwellings of 8 units or more require a Conditional Use Permit.
Conditional Use Permits trigger a public hearing and allow for the Planning and Zoning Commission to hear
public testimony and to impose additional conditions upon a development in order to mitigate potential
impacts. See section 4 of this report for Conditional Use Permit standards. Following a successful conditional
approval by the Planning and Zoning Commission, the subsequent process would require an approved Site
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Plan Review Permit, Building Permit, Stormwater Permit, as well as all other applicable permits and any other
permitting requirements by other agencies. Additionally, all applicable fees including, but not limited to,
Impact Fees, New User Facility Fees, plan review and permit fees will be required.
Surrounding Zoning and Land Use:
The site and immediately surrounding area is zoned as residential multi-family (Figure 2). To the north of the
proposed development the development pattern is primarily single-family residential. To the east and
adjacent to the site are predominantly single-story single-family homes. Directly to the south and within the
same subdivision are two recently permitted single-story single-family homes and two vacant lots. Further to
the south is existing multifamily development. Directly to the west of the property is vacant land owned by
Avista Utilities.

Figure 2
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Transportation:
The site will be accessed off of Cedar Street and may generate up to 150 trips per day, based on the number of
units proposed. Per Sandpoint City Code, a traffic impact analysis is triggered for developments estimated to
create 300 or more trips per day. The City is currently undergoing a city-wide, long-term multi-modal
transportation planning effort that are expected to include improvements independent of and in proximity of
the proposed development.
Water and Sewer Service
The development would be served by existing City water and sewer mains in Cedar Street.
Units Proposed
• Twelve (12) of the proposed units are 2 bedroom / 2 bathroom units that range from 887 S.F. – 1,068
S.F. in living area.
• Three (3) of the proposed units are 3 bedroom / 2 bathroom units that contain 1202 S.F. of living area.
Analysis:
Per 2013-2017 U.S. American Community Survey Census data, the average household size in the City of
Sandpoint is 2.18 persons per household. By this metric, the development is expected to house approximately
33 individuals. City of Sandpoint services are adequate to serve the proposed development.
Parking Requirements
Sandpoint City Code §9-5-15.A specifies minimum off-street parking requirements for multi-family
developments. Multi-family dwellings 1,200 square feet and under require 1 space per unit while those over
1,200 square feet require 1.4 spaces per unit. Title 9, Chapter 5 also specifies minimum parking dimensions,
landscaping requirements and pedestrian circulation requirements.
Analysis:
Based on the proposed number of units and square footage thresholds denoted on the plans submitted the
parking requirements are as follows:
MINIMUM OFF-STREET PARKING SPACES REQUIRED: 16 SPACES
OFF-STREET PARKING SPACES PROVIDED: 21 SPACES*
*The site plan provided denotes 24 off-street parking spaces total. However, 3 parking spaces are also
dedicated for snow-storage and are therefore ineligible for inclusion into the calculated total.
On-street parking: the portion of Cedar Street immediately adjacent to the proposed development provides
sufficient width for parallel parking on both sides of the street; however, snow removal policies may limit the
availability of on-street parking during winter months.
The dimensional, landscaping and pedestrian circulation requirements meet the minimum standards.
Development Standards
Per Sandpoint City Code §9-4-2-3, development and design standards apply to the development including
standards for lot coverage, height, and design. Section H of the same includes additional standards for multifamily developments of 4 units or more with specified requirements pertaining to functional open space,
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facade and articulation, window coverage, pedestrian circulation, mechanical screening, bicycle parking, and
standards for neighborhood scale.
Analysis:
The proposal meets nearly all applicable development standards for multi-family developments per the
Residential-Multifamily development code with the exception of §9-4-2-3.H (Additional Standards Applicable
to Multi-Family Development) requiring that:
a. The overall height of the multi-family structure shall relate to that of adjacent structures by avoiding
construction that varies greatly in height from adjacent buildings. New multi-family structures shall
graduate their maximum height based on adjacent structures using stepped roofs and/or partial
stories. For example, the portion of a multi-family structure constructed adjacent to a single story
structure is limited to one and a half stories, and if constructed adjacent to a one and one-half (1 1/2)
story structure, the adjacent facade would be limited to two (2) stories.
Other minor corrections identified in the attached Development Standards Checklist will be administered by
staff through the site plan review process.

2. Relevant Portions of the Comprehensive Plan

The comprehensive plan designates the site as Context Area 3 (CA-3). CA-3 development patterns increase
the density of housing through the use of smaller lot sizes, smaller setbacks, options for shared open space
and the inclusion of attached and detached multi-family units. CA-3 supports the traditional street grid
pattern, sidewalks and walkable proximity to services exemplified by many of Sandpoint’s traditional
neighborhoods. CA-3 is limited to residential uses only. The bulk, mass and architecture of multi-family and
single-family units should seamlessly integrate with one another, encouraging a balanced streetscape where
no one structure or development dominates. Listed below are additional relevant portions of the
comprehensive plan:
Chapter 4: Land Use
Goal LU-1: Efficient Land Use
Achieve an efficient use of land in and around Sandpoint, reducing pressure to expand into the Area of City
Impact to accommodate population growth.
Policies:
A: Encourage increased density in CA-3 and CA-4 areas while requiring multi-family housing to respect
neighborhood character.
B: Encourage provision of housing above ground floor retail in CA-3B, CA-4 and CA-5 districts.
C: Preserve open space in ACI by clustering development.
D: Consider changes to building heights in CA-5 districts through “TDR’s” when accommodating multistory residential development above ground floor retail.
E: Create or retain parks and open space areas to complement areas of increased development
intensity.
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F: Support provision of structured parking in CA-5 districts and encourage in CA-4 districts as activities
there intensify over time.
G: Consider and possibly implement programs facilitating purchase or retention of existing openspace lands, such as Transfer of Development Rights (TDR) or Purchase of Development Rights (PDR)
programs.
H: Encourage small, conforming, ADU’s throughout the City.
Chapter Five: Housing
Goal H-1: Housing Variety
Provide a variety of housing types across income levels in Sandpoint
Policies:
A: Encourage diversity in housing types by permitting detached, duplex, townhouse, stacked flats,
ADUs and other types as appropriate in land use districts.
B: Encourage low to moderate-income housing with development incentives (like density bonuses) or
other similar strategies.
C: Help reduce household transportation costs by locating housing near daily needs.
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.
E: Strongly encourage housing above retail in CA-3B, CA-4 and CA-5 districts.
Goal H-2: Existing Neighborhoods
Protect and enhance the charm and comfort of Sandpoint’s existing neighborhoods.
Policies:
A: Implement appropriate controls in consideration of transition areas between existing
neighborhoods and adjoining CA-3B, CA-4 and CA-5 districts.
B: Create street environments that would be appropriate for historic single-family neighborhoods.
C: Encourage small accessory dwelling units throughout Sandpoint.
D: Encourage the formation of active neighborhood organizations and advocate their participation in
the public process.
Goal H-3: New Neighborhoods
Ensure that new neighborhoods provide the same charm and comfort of Sandpoint’s historic neighborhoods.
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Policies:
A: Cul-de-sacs and other dead-end streets are discouraged, with a preference instead for traditional
grid street patterns. Where cul-de-sacs are allowed, they must provide for continuous, non-motorized
connections between streets.
B: Neighborhood services, public open space and parks shall be connected with multimodal paths.
C: Development shall occur with a safe, appropriate street system in a network that provides easy
access but does not allow rapid or high volume traffic to disrupt the neighborhood.
D: Encourage a variety of housing sizes within a block.

3. Conditional Use Permit Standards
Pursuant to City Code §9-9-6.A.3.h, a Conditional Use Permit application must provide a narrative statement
demonstrating in what ways the request conforms or does not conform to the following standards:
1) Will, in fact, constitute a conditional use as established on the official schedule of regulations for the
zoning district involved.
2) Will be harmonious with and in accordance with the general objectives, or with any specific objective
of the comprehensive plan and/or applicable sections of the Sandpoint Code.
3) Will be designed, constructed, operated and maintained to be harmonious and appropriate with the
existing or intended character of the general vicinity and that such use will not change the essential
character of the same area.
4) Will not be hazardous or disturbing to existing neighboring uses.
5) Will be served adequately by essential public services and utilities such as highways, streets police and
fire protection, drainage systems, refuse disposal, water and sewer, and schools; or that the persons
or agencies responsible for the establishment of the proposed use shall be able to provide adequately
any such service or utility.
6) Will not create excessive additional requirements at public cost for public services and utilities and will
not be detrimental to the economic welfare of the community.
7) Will not involve uses, activities, processes, materials, equipment and conditions of operation that will
be detrimental to any persons, property or the general welfare by reasons of traffic, noise, smoke
fumes, glare or odors.
8) Will have vehicular approaches to the property, which shall be designed so as not to create an
interference with traffic on surrounding public roads.
9) Will not result in the destruction, loss or damage of a natural, scenic or historic feature of major
importance.
Pursuant to City Code §9-9-6.A.6, upon granting a Conditional Use Permit, conditions may be attached
including, but not limited to, the following:
1) Minimizing adverse impact on other developments
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2) Controlling the sequence and timing of development
3) Controlling the duration of development
4) Assuring that development is maintained properly
5) Designating the exact location and nature of development
6) Requiring the provision for on-site or off-site public facilities or services
7) Requiring more restrictive standards than those generally required in an ordinance.

4. Potential Conditions / Development Requirements

The following represent a list of potential “menu” of conditions. Not all listed potential conditions would
be applicable together.
A. Limit height in accordance with Sandpoint City Code § 9-4-2-3.H.a to be administered and negotiated
by city staff through the site plan review process and subsequent building permit issuance (as
recommended by the City Attorney).
B. Limit height of structures fronting Cedar Street to one and a half (1 ½) stories
C. Limit height of structures fronting Cedar Street to two (2) stories
D. All structures shall be limited to two (2) stories
E. Limit that portion of the Southern most structure to two (2) stories
F. A six-foot (6’) masonry wall shall be constructed at the east and south borders of the property in order
to mitigate potential noise and light pollution from vehicle parking. The wall shall be in accordance
with City Code §9-4-2-3.H.10 (Walls and Fences)
G. Other limitation(s) as determined by the Planning and Zoning Commission in accordance with
conditional use permit standards (City Code §9-9-6.A.3.h) and authority for conditions per City Code
§9-9-6.A.6:
a. _________________________
b. _________________________
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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, APPROVE the request Cedar Street Investments, LLC. for a Conditional
Use Permit to allow for a 15-unit multifamily development in the Residential Multi-Family Zone subject to the
following conditions:
1) _________________________________
2) _________________________________
3) _________________________________
Based on evidence, records, and testimony, the reasons for approving this request are:
1) Staff has followed the notice procedures applicable to Conditional Use Permits contained in Idaho
Code 67-6512 and Sandpoint City Code Title 9, Chapter 9.
2) Based on information presented at the hearing and the placement of limitations through conditions,
the application is in compliance with the nine criteria for Conditional Use Permits as outlined in
Sandpoint City Code §9-9-6 A.3.H per the following justification(s):
a. _______________________________
b. _______________________________
3) The requested Conditional Use Permit is not inconsistent with the overall planning goals and
objectives outlined in the 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, DENY the request by Cedar Street Investments, LLC. for a Conditional
Use Permit to allow for a 15-unit multifamily development in the Residential Multi-Family Zone. Based on
evidence, records, and testimony, the reasons for denying this request are:
1) Staff has followed the notice procedures applicable to Conditional Use Permits contained in Idaho
Code 67-6512 and Sandpoint City Code Title 9, Chapter 9.
2) Based on information presented at the hearing and the placement of limitations through conditions,
the application is not in compliance with the nine criteria for Conditional Use Permits as outlined in
Sandpoint City Code §9-9-6.A.3.H per the following justifications:
a. ____________________________
b. ____________________________
3) The requested Amendment is not consistent with the overall planning goals and objectives outlined in
the Comprehensive Plan.
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