
 
 
 
 

Staff Report 

To:    Mayor and City Council 

From:    Jennifer Stapleton, City Administrator 

Report:     September 10, 2020 

Meeting:     September 16, 2020 

Item:    Bridge/First Land Swap 

 

General Information 
Purpose:  To approve a land swap and associated public improvements between the City of Sandpoint 

and Bridge Street, LLC 

Location:  City of Sandpoint owned .31‐acre (13,634‐sf) unimproved waterfront parcel 
RPS0215000001AA located on Sand Creek at Bridge Street in Downtown Sandpoint 

Bridge Street, LLC, owned parcels RPS0038002008CA and RPS0038002008DA totaling .26 
acres (11,238‐sf).  These properties were previously improved with separate commercial 
buildings which were destroyed in a fire in February 2019.   

Attached:  1. Notice of Public Hearing (Published September 1, 2020) 

2. Resolution No. 20‐037 Declaration of Value of Property 
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1. Staff Overview 
 
Private Development Proposal 
 
Bridge Street, LLC acquired two parcels (202‐206 N. First Avenue) at the corner of Bridge and 
First Avenue in Downtown Sandpoint in fall 2019 as vacant land.  The properties were 
previously owned by two separate parties and improved with separate commercial buildings 
which were destroyed in a fire in February 2019.  Currently, only the foundations remain and 
the sites are appropriate for new commercial development which will add to the vibrancy of 
downtown Sandpoint and contribute to the overall economic vitality of Sandpoint. 
 
Upon acquisition, Bridge Street, LLC approached the City of Sandpoint with a proposal to 
acquire a portion (3,678 sf) of the City‐owned parcel located directly behind 202‐206 N. First 
Ave. to facilitate the construction of a single, larger multi‐use building featuring both 
commercial and residential use with an estimated value of approximately $16 million.  
Approximately 1,494 sf would be developed for public/private use and benefit and Bridge 
Street, LLC would provide the City of Sandpoint a public easement.  This area is envisioned as an 
outdoor patio area connected by one stairway to Bridge Street and another stairway to the 
remaining waterfront parcel owned by the City of Sandpoint. 
 
The properties are depicted in the image below.  The parcels owned by Bridge Street LLC are 
labeled with the blue circle.  The parcel owned by the City of Sandpoint is labeled with the blue 
diamond. 
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In exchange for the acquisition of the 3,678 sf of City land, Bridge Street, LLC offered 889 sf of 
its property located along Bridge Street for sidewalk or other right‐of‐way expansion.  This 
would provide approximately six feet of additional width to the public right‐of‐way along Bridge 
Street.  In addition, Bridge Street LLC will remove the ramp along Bridge Street which provides 
access to the parking area along Sand Creek and the City‐owned parcel commonly known as 
Farmin’s Landing and construct a retaining wall and stairway from Bridge Street as 
contemplated in the City Downtown Waterfront Site Concept for the City’s Parks and 
Recreation Master Plan.  Any additional difference in value between the 3,678 sf of City Land 
and 889 sf of Bridge Street LLC property, including values established for the retaining wall and 
stairway construction, would be used to support stormwater management improvements 
(including bank stabilization) and landscaping on the City parcels, including the parcel located to 
the north along Sand Creek commonly known as Farmin’s Landing. 
 

 
 
Description of City Parcel RPS0215000001AA 
 
The City‐owned parcel is located on the west side of Sand Creek and the north side of Bridge 
Street, about 170 feet east of the intersection with First Avenue.  The site is a .31‐acre, or 
13,634‐sf unimproved waterfront parcel.  Approximately 6,649 sf of the parcel is under water, 
leaving an estimated 6,985 sf, or 51.2% as uplands.  Currently, the predominant feature on the 
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upland portion of the parcel is a public access ramp from Bridge Street.  There is a sloped 
vegetation area to Sand Creek.  Zoning allows dense commercial and mixed‐use development, 
although a 25’ setback from the high‐water mark limits developable area.  A city‐owned 
boardwalk along the waterfront is for public use only and is also a pier for boaters during 
daylight hours. 
 
The Sand Creek Downtown Waterfront Concept contemplates removal of the ramp connecting 
Bridge Street and construction of a stairway from Bridge Street to the publicly‐owned 
waterfront.  This requires construction of a retaining wall.  
 

 
 
Declaration of Values 
 
The City of Sandpoint engaged Valbridge Property Advisors of Spokane Valley, Washington to 
conduct an appraisal on the City‐owned parcel RPS0215000001AA and the parcels owned by 
Bridge Street, LLC identified as RPS0038002008CA and RPS0038002008DA to determine values.   
 
The City also engaged an independent local public works contractor to verify estimated 
construction values for the construction of the stairs connecting Bridge Street to the public 
waterfront and Farmin’s Landing, removal of the existing access ramp to Bridge Street and 
construction of a retaining wall where the ramp currently exists.  The value for the 12‐ft wide 
sidewalk/pavers along Bridge Street to include new curb, ornament lights and street furniture 
consistent with City standards is based upon recent, average bid pricing for similar work. 
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Based upon the appraisal and estimates provided, the Sandpoint City Council declared the value 
of the property for this swap in Resolution No. 20‐037 as follows: 
 

 Bridge Street, LLC will acquire approximately 3,678 square feet of the City Parcel 
known as Kelchs Addn All Walkway valued at $410,000; and 

 Bridge Street, LLC will give the City approximately 890 square feet of additional 
right‐of‐way on the north side of Bridge Street valued at $46,673; and 

 Bridge Street LLC will remove the existing access ramp to Bridge Street and construct 
a retaining wall valued at $182,680 where the ramp currently exists in conjunction 
with the construction of its building foundation wall; and 

 The City of Sandpoint will construct stairs connecting Bridge Street to Farmin’s 
Landing with a connection through the Bridge Street, LLC parcel.  The estimated 
value of this is $150,000 which will be shared with Bridge Street, LLC contributing 
$75,000 towards the project; and 

 Bridge Street, LLC will provide a public easement (east/west for public use and 
access to the stairs; and 

 Bridge Street, LLC will construct a 12‐ft wide sidewalk/pavers as approved by the 
City adjacent to the property line (258 linear feet), to include new curb, ornament 
lights and street furniture consistent with City standards.  This is valued at $74,055. 

 Bridge Street, LLC will pay the City of Sandpoint $181,592 to be used towards 
construction of the Downtown Waterfront at Farmin’s Landing concept, including 
the construction of a dock retaining wall and other stormwater and landscape 
improvements on the City Parcel between the Bridge Street, LLC parcel and the 
dock. 

 
Summary of Public Benefit 
 

 Construction of a new multi‐use building valued at approximately $16 million in 
downtown Sandpoint which will contribute to the revitalization of the downtown 
core 

 Generation of new property tax revenues estimated at approximately 
$75,200/year using the FY 2020 property tax levy at $4.70 per $1,000 in value 

 Generation of approximately $70,000 in total impact fees to support public safety 
capital projects, street and pathways projects and parks infrastructure or 
acquisition as accordance with the City’s Capital Improvement Plans and 
Development Impact Fees 

 Provides funding and construction support for Phase 1 of the Sand Creek 
Downtown Waterfront Concept.  This phase will include engineering design and 
construction of stormwater improvements, including bank stabilization and 
landscaping 

 Creates public/private outdoor gathering space which contributes to the 
downtown Sandpoint vitality and character 

 Improves pedestrian, vehicular and bicycle access and safety between downtown 
Sandpoint and City Beach along Bridge Street (City staff will provide a presentation 
on the initial concept for improvements at the intersection of Bridge/First Avenue 
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extending along Bridge Street and considering the additional 889 sf of right‐of‐way 
the City would gain through this swap. 

 Reopening of a business lost to the February, 2019 fire (The Hound) which is a 
committed tenant in the private development 

 
 

2. Public Hearing Procedure 
 

Order of Public Hearing: 

1. Presentation by city staff and Bridge Street LLC. 

2. 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: 

a. In favor 

b. Neutral 

c. Opposed 

3. Final questions may be asked of City staff or representatives of Bridge Street LLC at 

this time 

4. Close the public hearing. 

5. Council deliberates (no new information may be provided at this time and questions 

may be directed only to city staff during deliberations).   

 

3. Motion for Proposed Property Swap  

If Approving: 

“After duly considering the public testimony, along with the information that has been provided 

by City staff, and with all of the necessary steps having been taken under Chapter 14 of Title 50, 

Idaho Code,  I move  that  it  is  in  the City’s best  interest  that  the parcel of  land  .31 acre  in  size 

owned  by  the  City,  described  as  22‐57N‐2W  Kelch’s  Additional  All  Walkway  (Parcel 

RPS0215000001AA), be offered for exchange and that the City Council do all things necessary to 

exchange this property for real property and other consideration of equal value, pursuant to the 

terms that have been negotiated and which shall be a matter of public record.” 

 

If Denying: 

“After duly considering the public testimony, along with the information that has been provided 

by City staff, and with all of the necessary steps having been taken under Chapter 14 of Title 50, 

Idaho Code, I move that it is not in the City’s best interest that the parcel of land .31 acre in size 

owned  by  the  City,  described  as  22‐57N‐2W  Kelch’s  Additional  All  Walkway  (Parcel 

RPS0215000001AA), be offered for exchange at this time.” 
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OUTDOORS

Hidden lakes and 
backcountry trail
can create special 
lifelong memories

A friend who intro-
duced me to custom 
firearms and the Idaho 
backcountry in winter, 
both of them accessible 
to anyone with a pas-
sion for either, once har-
vested a mountain goat, 
sliding the billy down 
to a high mountain lake 
where he camped.

He dressed and ate 
some of the meat on a 
fire, he said, carefully 
tending the memory 
of the occasion as one 
worth keeping.

He recounted it down 
to the color of his socks 
and the bindings of the 
snowshoes he carried.

There was a problem 
however. He could never 
again find the mountain 
lake.

It was surrounded 
by trees, and the goat 
slid easily on the snow 
because the incline was 
steep, and it was a good 
place for an overnight 
camp under a sky full 
of stars as thick as a 
mohair coat.

The lake however, 
seemed to have fallen off 
the map.

“I never did know the 
name of it,” he said.

Mountain lakes can 
be like that. Sometimes 

you 
almost 
stumble 
upon and 
fall into 
them, 
and at 
other 
times 
you 
know 
where 
they are 
by an 
app, but 
finding 
them on 
foot is 
another 

affair altogether.
Dan Mottern at the 

fly shop in Avery has 
hiked his share of 
mountain trails, and he 
has hiked and ridden 
his bicycle to peaks in 
the St. Joe forest that 
have no trails - or what 
remains of the trails is 
just a whiff of a once 
vibrant national forest 
trail maintenance pro-
gram.

He knows his way 
around the saddles and 
ridges and pinnacles 
as well as anyone, but 
there was that time 
when he and his daugh-
ter bushwhacked to a 
lake that was pretty 
close to a road, but with-
out trail access.

“We missed it,” he 
said.

It was late afternoon. 
Business at the fly shop 

had dropped off and he 
decided to gather a child 
or two and head out to 
fish a mountain lake he 
had eye balled for a few 
years, but not visited.

He and his co-pilots 
used dead reckoning, 
and the landmarks 
they remembered from 
Google Earth, as sum-
mer daylight dwindled.

Despite a good try, 
he still hasn’t been to 
the lake he knows is out 
there, and that holds 
grayling.

A man in Lewiston 
who hunted the same 
area for elk, hasn’t been 
there either.

“I never could find 
that lake,” he said.

It is less than a mile 
from a fairly well trav-
eled back road but its 
tree-covered bowl hides 
in terrain as lumpy as 
truckstop oatmeal.

There are treasures 
to be found on a bush-
whack, and a lot of mag-
nificent nooks you mark 
by memory and will 
never visit again. But if 
you’re hiking to a lake 
to fish, it’s better to get 
there.

That’s why we often 
stick to the big trails.

They are broad and 
tramped out and usual-
ly visible even under a 
canopy at night.

The hangup for a 
hermit-like hiker on a 
journey of self discovery 

is that people use these 
trails, so wherever they 
lead you’ll probably 
have company.

Getting there early 
doesn’t help, so you 
might as well just set-
tle in and listen to the 
voices that carry across 
lakes like a radio with 
the volume stuck on.

“Did you step in that? 
You stepped in that! You 
gotta be careful where 
you’re walkin,’ bro.”

Up there in the high-
er country, distance is 
the limiting factor.

It reminds you of 
what you did too much, 
or too little of.

Out there, stops aren’t 
called beer breaks. They 
are barely called any-
thing at all, but “cin-
wetakeabreather,” or 
“yougotanywater?,” may 
presage a wheeze.

Some of the best 
hikes are uphill both 
ways and even if you 
don’t return, their des-
tinations stick to your 
memory unlike the 
shoes you wore, or the 
color of your socks.

You recall the fish, 
usually.

They are so much 
more colorful, that much 
closer to the sun.

I can see them still.

Ralph Bartholdt writes 
from North Idaho. He can 
be reached at ralphbar-
tholdt@gmail.com

The best hikes in North Idaho 
are found closer to the sun

RALPH
BARTHOLDT

Outdoor
Columnist

Something to tweet about.
Get instant updates on the news and all things Bonner 
County via our Twitter accounts. Follow reporter Mary 
Malone @MaryDailyBee, News Editor Keith Kinnaird 
@KeithDailyBee, Sports Editor Dylan Greene @
DylanDailyBee, Managing Editor Caroline Lobsinger @
CarolDailyBee.

Projections for the 
fall steelhead run in 
the Idaho rivers includ-
ing the Snake and 
Clearwater rivers is bet-
ter than the last couple 
of years, according to 
Idaho Fish and Game 
officials.

Most of the fish that 
are returning over 
Lower Granite Dam are 
fish that have spent two 
years or more in the 
ocean, fishery biologist 
Joe Dupont said.

“What is very differ-
ent this year from these 
past three years is 75% 
of the returning steel-
head spent two or three 
years in the ocean,” 
DuPont said.

In Idaho, steelhead 
harvest season usual-
ly opens Sept. 1 in the 
Snake and Salmon riv-
ers with a daily harvest 
of three fish, although 
restrictive measures 
over the past few years 
have shortened seasons 
and lowered limits.

Restrictions are 

meant to ensure that 
enough fish return to 
hatcheries. In addition 
Fish and Game monitors 
the number of wild steel-
head in the system.

“This year we are 
forecasting that around 
17,000 wild steelhead will 
pass over Lower Granite 
Dam,” DuPont said. 
“Although we would 
like to see more, this 
forecast is better than 
we have seen the previ-
ous four years which is 
a good sign. With this 
wild steelhead forecast, 
impacts from our sport 
fisheries will not be an 
issue.”

Anglers waiting to 
see what the Clearwater 
River run holds for 
202, will have to wait, 
DuPont said.

“These fish are just 
starting to pass over 
Bonneville Dam, and it 
won’t be until mid-Sep-
tember until we have a 
good feel for what this 
return will be like,” he 
said.

State’s steelhead run 
better than last year
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a good sign. With this 
wild steelhead forecast, 
impacts from our sport 
fisheries will not be an 
issue.”

Anglers waiting to 
see what the Clearwater 
River run holds for 
202, will have to wait, 
DuPont said.

“These fish are just 
starting to pass over 
Bonneville Dam, and it 
won’t be until mid-Sep-
tember until we have a 
good feel for what this 
return will be like,” he 
said.

State’s steelhead run 
better than last year
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August 26, 2020

RESOLUTION

OF TTIE CITY COUNCIL

CITY OF SANDPOINT

TITLE: DECLARATION OF VALUE OF PROPERTY

The City of Sandpoint owns a parcel of land . 3 I acres in size (" City Parcel"), described as

22-57N- 2W Kelchs Addn All Walkway ( Parcel RPS0215000001AA), bounded by the

City- owned " Farmin' s Landing" parcel to the north ( Parcel RPS387l00l00l0A), Sand

Creek to the east, Bridge Street to the south, and two parcels ofprivate property to the west,

owned by Bridge Street, LLC (north Parcel RPS0038002008DA and south Parcel

RPS003 8002008CA); and

l'he
buildings previously erected on the two privately- owned parcels described above

burned in February 2020 and were subsequently demolished; and

It is the intention ofthe current owner ofthe two parcels, Bridge Street, LLC, that a single,

larger multi-use building featuring both commercial and residential use with an estimated

value of approximately $ I 6 million, will be constructed at the site; and

Bridge Street, LLC, desires to acquire approximately 3,678 square feet ofthe City parcel

to enable a larger building with improved water access, stairs and a landing, which will
provide 1,494 square feel for both public and private benefit; and

The City desires to widen the right- of-way along Bridge Street to improve pedestrian,

bicycle and vehicle safety and mobility in conjunction with other intersection

improvements at Bridge/ Church/ First; and

Bridge Street, LLC, is willing to swap the City approximately 890 square feet along the

north side of Bridge Street, which will provide approximately six ( 6) feet of additional

width to the public right-of-way at Bridge Street; and

The City desires to implement the conceptual design for the Downtown Waterfront,

including the area known as Farmin' s Landing, as developed by Bemardo Wills Architects

as part ofthe City's 2021 Parks and Recreation Master Plan. This concept includes the

removal of the exisling access ramp to Bridge Street and construction of a stairway from

Bridge Street to Farmin' s Landing, as well as stormwater, landscape, hardscape and other

site improvements; and

WHERF, AS

WHERI: AS:

WIIEREAS:

WHI] RI'AS

WH EREAS

W H E REAS:

WHEREAS:

WHEREAS:

No:

Date

Pursuant to ldaho Code $ 50- l 40 | , City Council is empowered to sell. exchange or convey,

by good and sulficient deed or other appropriate instrument in writing, any real property

owned by the City which is underutilized or which is not used for public purposes; and

Pursuant to ldaho Code $ 50- I402, whenever City Council proposes to convey, exchange

or offer for sale any real property, it shall first declare the value or minimum price, ifany,
it intends to receive as a result ol such conveyance or exchange and may contract for or
provide that the propefty be appraised: and

WHE REAS:



Resolution No. 20-037

August 26, 2020

Page 2 of 2

WT] EREAS To that end, a property exchange has been negotiated between the City and Bridge Street,

LLC, as flollows:

Bridge Street, [,]- C, will acquire approximately 3,678 square feer ofthe Ciry Parcel

known as Kelchs Addn All Walkway valued at $ 410, 000; and

Bridge Street, LLC, will give the City approximately 890 square feet ofadditional

right- of-way on the north side ofBridge Street valued at $ 46,673; and

Bridge Street LLC, will remove the existing access ramp to Bridge Street and

construct a retaining wall valued at $ I 82, 680 where the ramp currently exists in

conjunction with the construction of its building loundation walll and

The City of Sandpoint will construct stairs connecting Bridge Street to Farmin' s

Landing with a connection through the Bridge Street, LLC parcel. The estimated

value ofthis is $ I 50,000 which will be shared with Bridge Streer, LLC contributing

75,000 towards the project; and

Bridge Street, Ll,C, will provide a public easement ( east/west for public use and

access to the stairs: and

Bridge Srreet, Lt.C, will construct a l2-ft wide sidewalk/ pavers as approved by the

City adjacent to the properb- line ( 258 linear feet), to include new curb, ornament

lights and street furniture consistent with City standards. This is valued at $ 74. 055.

Bridge Street, Ll,C, will pay the City of Sandpoint $ 181. 592 ro be used towards

construction ofthe Downtown Waterfront at Farmin' s Landing concept. including

the construction of a dock retaining wall and other stormwater and landscape

improvements on the City Parcel between the Bridge Street, LLC, parcel and the

dock.

NOW, THEREFORE, BE IT RESOLVED THAT: As outlined above. City Council hereby declares the

property values and minimum price the City intends to receive as a resuh ofthis exchange

ol real property.

BE, IT FURTHER RESOLVED TIIAT: As required by Idaho Code $ 50- 1402, a public hearing regarding

this proposed property swap will be scheduled, with notice published at least I4 days prior

to the date ofthe hearing.

Shelby Rog avor

AI- fE T

Moved by:

Seconded by:

Voted Yes:

Voted No:

Abstained:

Absent:

Aispuro

Darling

Williamson, Ruehle, Aispuro, Darling, McAlister, Groar

Mel I SSA City er

I


