CITY COUNCIL WORK SESSION
CITY COUNCIL CONFERENCE ROOM
418 EAST SECOND STREET
MONDAY, MARCH 2, 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.

¢ 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. Monday, March 2, 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 - Review Land Use Element- 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: March 2, 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.

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, though each place type also very generally describes the
preferred land uses, patterns and intensities of development. As required by MCA
76-25-216, the land use element and placetypes map is intended to be the basis
for subsequent zoning regulations.

The Planning Commission discussed the land use element at two different work
sessions as well as the February 19 and 23, 2026 public hearings and made red-
marked revisions. Staff and the Planning Commission are in agreement with all
proposed changes. Czb, LLC will discuss the nature of the changes with the
Council at the work session.

Staff notes at present the land use element is still a separate document. The land

use element will be incorporated into the complete community plan draft after plan
adoption.
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GUIDING LAND USE DECISIONS TO PROTECTPRESERVE AND ENHANCE WHITEFISH'S
CHARACTER AND QUALITY OF LIFE

Vision: "We will guide land use decisions to pretect-preserve and 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 preteeting-preserving and 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:

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

o 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.
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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.

February 23, 2026 DRAFT

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.

Explore options with regard to historic preservation including historic overlay zones,
preservation incentives, and public education.
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2. Provide Housing Options and Affordability: Whitefish will work to 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.
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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-tocationsto meet the needs of diverse households and support long-term
housing choice.

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.

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.

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

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.

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.

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 and enhance 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.

PretectingPreserving and enhancing 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
qguiding 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, kigh-

resilient guatity-materiatsandmaterials, 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.

Guide development by using clear measurable and predictable standards for building form,
transportation performance, noise and lighting to ensure safe and functional neighborhoods
as the community grows. The process of dBevelopment should be managed to minimize
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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.

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.

4. Ensure Environmental Stewardship and Climate Readiness: Whitefish will work to 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.

b. 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.

c. 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.

d. 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.

e. 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.

February 23, 2026 DRAFT 6
City Council Packet, March 2, 2026 Page 8 of 688




5. Support a Resilient Local Economy: Whitefish will strengthen a diverse, year-round local economy
by providing space for businesses to grow, supporting workforce and year-round residential
housing-and investing in infrastructure that reinforces community character and long-term fiscal
stability.

Supporting a resilient local economy is essential given that approximately 61 to 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.
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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.

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

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.

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

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.

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.

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 comnaunityuschestls, andigoal® pligtetintyespinions 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 mmixed-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
= The areas along Spokane Avenue extendingwesttothe-Whitefish-River-and Baker

Avenue functions as a Downtown edge condition, characterized by a mix of zoning
allowances including professional offices, personal services, triplex, and four-plex
residential development. Within this area, Mountain View Manor represents a distinct
land use context that may warrant a tailored zoning designation to appropriately
reflect its scale, function, and relationship to the surrounding properties.

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, front yard driveways are not the norm
e Buildings

o Height:1% to 2 story / 30 ft

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

o Walkway to public sidewalk: Yes
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Urban Edge Neighborhood

Urban Edge neighborhoods blend single-family homes with duplexes, townhomes 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,-are-quadplex and townhomes
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: 2.5 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: triplexes, accessory dwelling units, schools, daycares
e Lots

o Width: 30-60 ft

o Front setback: 20-25 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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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 #8-25 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

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 such as if annexation of the Big Mountain area occurs. 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.
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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
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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 onpage 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

February 23, 2026 DRAFT 60

City Council Packet, March 2, 2026 Page 62 of 688



0 Reduced lot coverage allowance for buildings that exceed 45 feet

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” designation 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 A description 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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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 Monday, March 2, 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.

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. Monday, March 2, 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.

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 26-03. Resolution numbers start with 26-05

1)
2)

3)

4)

5)

6)

7)

CALL TO ORDER
PLEDGE OF ALLEGIANCE

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)

COMMUNICATIONS FROM VOLUNTEER BOARDS

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 February 17, 2026, Regular Meeting (p.83)
b) Ordinance No. 26-02; An Ordinance amending the Whitefish City Code Title 2, Chapter 12, regarding
membership qualifications for the Convention and Visitors Bureau Committee (Second Reading)

(p.90)

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 adopt the 2045 Vision Whitefish Community Plan (p.93)
i) Public Comment — Written public comment received prior to publication of the packet. These
comments are acknowledged as part of the public record but are not included in the full packet
PDF.

COMMUNICATIONS FROM PUBLIC WORKS DIRECTOR
a) Consideration to award the construction contract for the South Whitefish Water Tank Phases 1 (p.678)
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8) COMMUNICATIONS FROM CITY MANAGER
a) Written report enclosed with the packet. Questions from Mayor and Council? (p.688)
b) Other items arising between February 25th through March 2nd

9) COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS

10) ADJOURNMENT (Resolution 08-10 establishes 11:00 p.m. as end of meeting unless extended to 11:30 by majority)
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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 25, 2026
The Honorable Mayor Muhlfeld and City Council
City of Whitefish
Whitefish, Montana
Mayor Muhlfeld and City Councilors:
Monday, March 2, 2026 City Council Agenda Report
There will be a work session at 5:30 p.m. to review the final Land Use Element of the 2025 Vision
Whitefish Community Plan with Long Range Planner Alan Tiefenbach and the consultants from czb,

LLC. Food will be provided.

The regular Council meeting will begin at 7:10 p.m.

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 February 17, 2026, Regular Meeting (p.83)

b) Ordinance No. 26-02; An Ordinance amending the Whitefish City Code Title 2, Chapter 12, regarding
membership qualifications for the Convention and Visitors Bureau Committee (Second Reading)

(p.90)

RECOMMENDATION: Staff respectfully recommends the City Council approve the Consent

Agenda.

Item “a” is an administrative matter; Item “b” is a legislative 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 adopt the 2045 Vision Whitefish Community Plan (p.93)

i) Public Comment — Written public comment received prior to publication of the packet. These
comments are acknowledged as part of the public record but are not included in the full packet

PDF.

From Long-Range Planner Alan Tiefenbach’s transmittal report.

Summary of Requested Action: A request by the City of Whitefish to adopt the new Vision

Whitefish 2045 Community Plan.

Staff notes at present the land use element is still a separate document and is located in front of the
remainder of the community plan. Given the present time constraints, staff and the consultants will
work together at a later date to merge the land use element into the community plan in the same

manner as the rest of the plan has been formatted.
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Planning & Building Department Recommendation: Staff recommends the Council discuss
outstanding policy differences between staff and the Planning Commission (retained as red-marks in
the draft), make additional revisions as desired, and then recommends approval of the above
referenced Vision Whitefish 2045 Community Plan.

Public Hearing: After 30 work sessions on the Community Plan over the last 18 months, the
Whitefish Planning Commission held a public hearing on February 19, 2026 and considered the
request. Nineteen people spoke at the February 19, 2026 public hearing about the draft plan with
comments and concerns. Most of the concerns at the public meeting regarded areas of density
increases verses decreases in density.

Planning Commission Action: After closing public comment and recommending changes to the land
use map and text in the land use element, the Planning Commission continued the hearing to Monday,
February 23, 2026 and continued to discuss edits to various chapters. At that meeting, the Commission
took a vote on the plan and recommended forwarding the plan to the City Council with a
recommendation for approval 6-1 (Commissioner Phillips opposed) of the above referenced Vision
Whitefish 2045 Community Plan.

Commissioner Phillips noted she voted against adoption of the plan based on the Planning
Commission’s revisions to the economic development element (please see areas of staff concern
below). Commissioners Hein and Brandt also stated they shared her concerns but due to it being at
the end of the process they would vote to recommend the plan as revised with a recommendation for
the Council to discuss and review the economic development element at their March 2, 2026 hearing.

Areas of Staff Concern with the Planning Commission Draft: Throughout the review process, the
Planning Commission has made a myriad of additions, deletions and revisions to the draft. Many of
the revisions are agreeable to staff, inconsequential, or not substantive. In these instances, staff
accepted the changes into the draft without further comment. Unresolved areas of concern remain
red-marked in the draft for the Council to make the final policy decisions. Highlights of staff concerns
on this alternate draft are listed below. (All page numbers refer to community plan pages at the top
left of the document.)

Economic Development

There has been a significant amount of disagreement regarding the economic development element.
In May of 2025, an alternate economic development element was submitted as public comment that
was subsequently approved by the Planning Commission.

e Pages 22-23: Language was added to the vision statement regarding “policies supporting
moderate economic growth” to the vision statement for economic development. The economic
development element is intended to diversify the economy, target higher paying local jobs, recruit
appropriate industries and provide better availability to goods and services for residents. What is
a “moderate growth” scenario in relation to economic development?

e Pages 46-50: Goals were deleted which pertain to reviewing or relaxing zoning, supporting new
low-cost enterprises that cater to locals, limiting particular businesses in the downtown area and
a recommendation deleted to study the feasibility of paid parking. Revisions were also made with
more restrictive language regarding big box retail and formula retail and restaurants.

e Pages 140-152 of the Economic Development Background Section: Approximately two pages of
language were added regarding the benefits of tourism to the Whitefish economy. All mentions
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of a deficiency in locally-servicing goods, service and jobs or any recommendations to review or
change zoning were deleted (including findings listed from the economic development study
prepared for this plan element). New language regarding the impacts of short term rentals on the
economy were added whereas this was not substantiated by the economic study. References to
losing locally serving businesses were removed and listing of all the businesses that did exist were
added. There was a sentence changed that “a few” versus “many” visioning participants noted a
desire for more locally available goods and services.

Transportation

e All references to mixed use development have been deleted in the goals and objectives on pages
39-41 and page 139 of the background information in the resource document.

Environment, Natural Resources and Hazards

e Page 66 of the hazards section: An objective was added regarding developing a feasibility study
and preliminary design for an alternate egress from Big Mountain. There was another objective
added that recommends a moratorium on new subdivision approvals in the north and east sections
of the planning boundary if a secondary egress from Big Mountain is not established.

Public Facilities

e Objective added on page 72 regarding preparing report on quantity of water pumped annually
from Whitefish Lake and reporting on drop in lake levels. Objective added on page 80 regarding
preparing an analysis regarding how much city taxes have risen and what rises are attributable to
public facilities.

RECOMMENDATION: Staff respectfully recommends the City Council, after considering public
testimony at the public hearing, adopt Resolution No. 26-__; A Resolution to adopt the 2045 Vision
Whitefish Community Plan.

This item is a legislative matter.

COMMUNICATIONS FROM PUBLIC WORKS DIRECTOR
a) Consideration to award the construction contract for the South Whitefish Water Tank Phases 1 (p.678)

From Public Works Director Craig Workman’s staff memo.

The City has been working on additional water storage on the south side of town for nearly a
decade. This added storage will allow the City to meet required fire flow demands from DEQ.
AE2S was hired as the City’s consultant for this project in 2017.

The first phase of this project included an update to our water distribution system model. This task
required the review of existing system components and reconditions for pertinent system
improvements. The update also included a comprehensive review and analysis of the daily
demands placed on the distribution system by the current customers.

Once this phase was completed, and the model was updated and calibrated, the next phase of the
project was preliminary storage tank sizing and site location analysis. This work was completed last
year and the plan called for a 1-million-gallon tank at the City Shop on W. 18" Street. Final plans
were completed in January, and the project was advertised for bid on 1/11/2026 and 1/18/2026.
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Bids were opened on 2/11/2026 and a total of four bids were received. All bids were evaluated for
sufficiency during the bid opening. The results are as follows:

While the low bid is $132,000 over the Engineers Estimate of $6.5M, it should be noted that there
are several more bids that are somewhat higher, but this close grouping of bids indicates this is what
this project will cost to build in this area at this time. The project will be funded through the State
Revolving Fund with an anticipated principal forgiveness of $1M.

RECOMMENDATION: Staff respectfully recommends the Council award the bid for the 1.0 MG
Composite Elevated Tank to Landmark Structures in the amount of $6,632,000, as recommended by
AE2S.

COMMUNICATIONS FROM CITY MANAGER

a) Written report enclosed with the packet. Questions from Mayor and Council? (p.688)

b) Other items arising between February 25th through March 2nd

COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS

ADJOURNMENT

Sincerely,

e

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

the vote on... City Council Packet, March 2, 2026 Page 81 of 688
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WHITEFISH CITY COUNCIL
February 17, 2026
7:10 P.M.

1) CALL TO ORDER

Mayor Muhlfeld called the meeting to order. Councilors present were Qunell, Feury, Caltabiano,
Davis, Sweeney, and Norton. 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, Fire Chief Hadley and
Community Services Coordinator Belski. Approximately 40 people were in the audience and 6 people
attended virtually.

2) PLEDGE OF ALLEGIANCE
Mayor Muhlfeld asked Rachel Schmidt to lead the audience in the Pledge of Allegiance.
3) PROCLAMATION (YouTube Video 1:45)

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)

Mayor Muhlfeld read the proclamation that is provided in the packet on the website. He also
mentioned that five of the six councilors are in support of the proclamation. Councilor Sweeney said he is
grateful the city is taking a stand and believes it’s important for local communities to speak out against what
happened in Minnesota and reject that kind of injustice anywhere. Councilor Qunell thanked the mayor for
the chance to reaffirm his oath, saying recent events show constitutional rights are being ignored across the
country, not just in Minnesota, and it’s important for leaders to stand up for those rights. Councilor Norton
suggested sending the proclamation to the mayor of Minneapolis as a gesture of support, noting Whitefish
has faced hate incidents too. She said this is a pivotal moment in history and leaders must take it seriously.

Councilor Caltabiano explained that while he agrees that any loss of life is tragic and supports civil rights
and human dignity, he did not support the proclamation because he believes it goes beyond the council’s
proper role. He said the mayor can issue proclamations, but the council is a legislative body responsible for
local governance, not national issues outside its jurisdiction. Taking official positions on matters they cannot
oversee creates expectations they cannot fulfill. He emphasized that the council can still treat everyone in
Whitefish with dignity while staying focused on its local responsibilities.

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)

(YouTube Video 11:36)

Keegan Siebenaler, 306 Lupfer Avenue, Executive Director of Shelter WF said the draft land-use
plan is fundamentally off-track because it effectively downzones much of the city, reducing housing capacity
in many areas while relying on only a few sites to absorb roughly 1,500 future units—an outcome he believes
is unrealistic and will push growth into sprawl and annexation. He argued this contradicts the growth policy’s
goals for multimodal transportation, open-space protection, downtown vitality, and infill. Shelter WF
believes most new housing should be built within a mile of downtown and that every property owner should
have the chance to create workforce housing. He said the current plan concentrates dramatic change in only
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CITY COUNCILMINUTES
February 17, 2026

a couple areas while leaving most neighborhoods untouched, which is the opposite of balanced planning, and
urged significant revisions.

Rachel Schmidt, Executive Director of Safe Trails Whitefish, thanked the council for their Minnesota
proclamation and gave a brief update on the Riverlakes City Park and trail planning. After a successful
stakeholder meeting, they are hosting an open house on March 3—4 at North Valley Music School from 7-8
p.m. for the public to review maps, share ideas, and help shape the future of the park.

Richard Hildner, 104 5" Street, thanked the mayor for issuing the proclamation supporting
Minneapolis and reaffirming citizens’ rights to peacefully speak out. He said silence isn’t an option when
civil and human rights are threatened and reminded the council of past moments when Whitefish publicly
stood against hate. He praised the mayor’s leadership and courage in continuing that tradition.

Rhonda Fitzgerald, 512 Lupfer Avenue, thanked the mayor for the proclamation supporting
Minneapolis and said “Not In Our Town” remains an important guiding message for the community. She
expressed pride in living in a town where the council takes such actions and thanked each council member
for doing so.

Scott Wurster, 222 Montana Avenue, Scott thanked the mayor for the proclamation and said he was
glad to share it with his sister-in-law in Minneapolis, who has been sending him updates from the ground.
He also noted that as the one-year anniversary of the O’Piccolo’s building fire approaches, he has seen no
visible progress on the site and would appreciate an update when appropriate.

Schuyler Johnston, 174 Armory Road, spoke on behalf of several Armory Road residents regarding
the conceptual design for the road project. He said they’ve worked closely with staff, feel their concerns have
been heard, and that most neighbors support the current plan. They would like to see it move forward to
completion.

Karla Steele, 168 Armory Road, said the consultants have done a good job addressing neighbors’
concerns about the Armory Road project. They’ve been responsive, explained the land use clearly, and
demonstrated the proposed improvements. She asked the council to approve construction.

“Zee”, (Councilor Caltabiano removed himself from the council dais and stood at the back of the
chambers), said the proclamation disrupted her prepared remarks, but she first responded to Councilor Qunell
by noting the city is being sued for violating someone’s constitutional rights, which she felt made his
comments disingenuous. She dedicated her statement to Alex Pretti and addressed what she called false
accusations made against her by several councilors. Holding up her sign, she explained that it depicts one
specific officer involved in a racial-profiling lawsuit, the KKK as a racist ideology, and ICE as an agency
that targets people based on race. She said the sign does not claim the Whitefish Police Department is racist.
She emphasized her First Amendment right to petition the government, stating that while her signs may be
offensive to some, civil-dialogue guidelines are not laws, and she warned the council not to punish or defame
her for her speech.

Councilor Caltabiano returned to the council dais.

Toby Scott, Barkley Lane, Toby Scott listed several improvements he’d like the city to consider:
installing a stoplight (not a roundabout) at 13th and Baker, painting or wrapping the silver signal boxes to
make them more attractive, adding more public EV charging stations, removing the leased-space restriction
on the garage’s EV chargers, and requiring new multi-unit buildings to include—or at least be wired for—
EV charging. He noted EV use is growing and believes the city should plan for that future.
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5) COMMUNICATIONS FROM VOLUNTEER BOARDS (YouTube Video 32:13)

Toby Scott, chair of the Lakeshore Protection Committee, updated the council on recent issues
involving county-side violations of lakeshore regulations. After Whitefish notified the county of two major
violations, he attended a county meeting where officials seemed unaware of the problem and admitted they
lack staff to enforce rules on Whitefish Lake. He and others from Whitefish pushed for stronger oversight,
and the county planning director indicated openness to letting Whitefish administer the county portion of the
lake. Toby is now working with committee members to compare city and county regulations, encourage
public reporting of violations, and open discussions with county commissioners. Their long-term goal is
better cooperation—or possibly more local control—to protect the entire lakeshore.

Councilor Norton reported that the Climate Action Plan Committee is exploring options for more EV
charging stations, but new units cost around $25,000, and current funding, about $6,000, is far short of what’s
needed for a Depot Park charger. They are also considering upgrading the slow chargers in the parking
garage, though doing so would require charging fees and collecting state-mandated taxes. Manager Meeker
added that a recent state law prevents cities from requiring EV-charging wiring in new buildings, limiting
what Whitefish can mandate going forward. Director Workman stated the $6,000 that is in FY26 budget was
intended to be a match for grant that Flathead Electric had applied for but was not granted.

a) Ordinance No. 26-02; An ordinance amending Whitefish City Code Title 2, Chapter 12,
regarding membership qualifications for the Convention and Visitor Bureau Committee (First
Reading) (p.383)

Zak Anderson, Executive Director of the Whitefish Convention and Visitor Bureau asked the council
to adjust the appointment rules for the CVB Board. He requested allowing up to three county residents instead
of two and requiring that board members be CVB members in good standing, giving the council more
flexibility while keeping the board representative of the community.

Councilor Sweeney made a motion, seconded by Councilor Qunell to adopt Ordinance No. 26-
02; An ordinance amending Whitefish City Code Title 2, Chapter 12, regarding membership
gualifications for the Convention and Visitor Bureau Committee (First Reading). The motion carried

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)

(YouTube Video 46:36)

Councilor Caltabiano made a motion, seconded by Councilor Qunell to approve the Consent
Agenda as presented. The motion carried.

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. 26-03; A Resolution to establish an increase in the public usage fee the Whitefish
City Beach boat launch (p.415) (YouTube Video 47:04)
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Director Maria Butts presented her staff report that is provided in the packet on the website. Qunell
asked how “resident” is defined for boat-fee purposes, and staff explained it’s based on where the boat is
registered. The fee increase supports the aquatic invasive species (AlS) program, not boat type or size. Qunell
suggested considering boat type in the future since wake boats and fishing boats create different impacts.
Staff noted wake boats require more time for inspection and hot-water decontamination, but the city cannot
charge separately for decontamination.

Mayor Muhlfeld opened the Public Hearing,

Andre Groschupf, 120 River Butte Drive, a longtime lake user and commercial permit holder, said
the state is only concerned about AIS when boats leave the Flathead Basin, not when they stay within it. He
agreed commercial operators should pay more since they use the ramp frequently, and he supports a tiered
fee system for others who use the lake less. He also argued that non-residents who register boats in Montana
should still pay out-of-state fees.

There being no further public comment, Mayor Muhlfeld closed the Public Hearing and turned
matters over to the Council for consideration.

Councilor Sweeney made a motion, seconded by Councilor Qunell to adopt Resolution No. 26-
03; A Resolution to establish an increase in the public usage fee the Whitefish City Beach boat launch.
Norton, Sweeney, and Caltabiano all expressed support for the AIS fee changes and appreciation for staff’s
work. Sweeney and Caltabiano said the city should eventually define “resident” as a Montana resident with
a Montana-registered boat. Caltabiano added that locals pay taxes year-round and suggested much lower fees
for residents and higher fees for non-residents, noting the Park Board discussed reviewing the system again
in a year or two. The motion carried.

b) Resolution No. 26-04; A Resolution approving an Amendment to the Lease Agreement and to
Glacier Twins Long-term Lease of Stadium Land at Memorial Park (p.429) (YouTube Video
1:05:44)

City Attorney Angela Jacobs presented her staff report that is provided in the packet on the website.
Qunell asked for clarity on priority use and confirmed the school district is treated separately. Questions were
raised about who determines damage costs, and Jacobs said that is handled in the Twins’ sublease. Norton
asked about liability, and Jacobs confirmed the city is listed as an additional insured. Feury asked how rental
rates would be set; Jacobs said the Park Board would review them annually, supported by the Twins’ required
yearly report listing all subleases and rates. Manager Meeker added that this reporting gives the Park Board
oversight to question anything that seems unreasonable.

Mayor Mubhlfeld opened the Public Hearing.

Ray Queen argues that the Glacier Twins’ $1-per-year lease at Memorial Park no longer serves the
community. The program has shrunk to 11 players, yet the high school must pay thousands each year to use
a public field the Twins control. He says the Twins overstate costs, claim questionable “in-kind” values, and
keep most revenue from a cell tower on city land. He believes the lease has shifted from supporting youth
baseball to generating income for one organization, limiting access for local kids. He urges the city to rewrite
the agreement, ensure fair use for the high school, and return Memorial Park to serving the whole community,
not just one declining program. His full letter to the Council is appended to the packet on the website.
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Mayor Muhlfeld excused Council Davis at 8:40pm.

Julio Delgado, Karrow Avenue, said baseball shaped his life, and it bothers him that Whitefish High
School students can’t freely use a public field their families help fund. He argued the Twins’ lease gives them
too much control, with vague rules, high fees, and the power to block school access. He questioned inflated
maintenance costs, unclear “exclusive use” terms, and the fairness of the Twins controlling a taxpayer-owned
park. He urged the city to ensure high school players can practice and play at Memorial Field without
excessive restrictions or costs, saying the field should serve all local kids, not just one program.

Johanna Muller, 1850 Whitefish Village Drive, thanked those who have supported the Glacier Twins
through a difficult year and said the volunteers work hard with integrity. She said accusations from Julio and
Ray are false and have harmed families, including her own. She emphasized that the Twins have been
transparent, opened their books, welcomed lease changes, and want the high school to play at Memorial
Field, though scheduling conflicts exist. She said the Twins are learning, willing to adjust, and committed to
partnering with the city and community, but they reject claims of wrongdoing and feel the criticism has been
unfair and uninformed.

Mark Voelker, Park Knoll Lane, a Twins board member, said the Twins are a volunteer nonprofit and
that all buildings and equipment at Memorial Field were donated and built by the Twins—not the city.
Because of that investment, they feel responsible for protecting the facility. He added that high school
baseball is new, and the school initially entered the sport without a plan for where to play; the Twins have
offered field use each year, including the pricing referenced earlier.

Jeff Dalen, Lupfer Road, said many in town care deeply about baseball, including his own family. He
wants the high school team to be able to use Memorial Field at true cost—covering only actual expenses like
electricity, water, and mowing—just as they volunteer and maintain fields at Smith Fields. Since high school
baseball is a self-funded club, he believes eliminating inflated or unclear fees and basing access strictly on
real costs would create a fair, workable agreement going forward.

There being no further public comment, Mayor Muhlfeld closed the Public Hearing and called for a
recess at 9:00pm and reconvened at 9:06pm.

Councilor Sweeney made a motion, seconded by Councilor Feury to adopt Resolution No. 26-
04; A Resolution approving an Amendment to the Lease Agreement and to Glacier Twins Long-term
Lease of Stadium Land at Memorial Park. Sweeney said the claim that the Glacier Twins overcharge the
high school is false. He emphasized that the Twins have only ever sought to recover actual field-maintenance
and operating costs, nothing more. He added that the Twins have historically worked to include all kids in
baseball, offering scholarships and opportunities to anyone who wants to play. The motion carried.

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)

Parks, Recreation and Community Services Director Maria Butts presented her staff report that is
provided in the packet on the website.

Councilor Norton made a motion, seconded by Councilor Qunell to approve the Urban Forestry
educational banners to be placed on light poles in the downtown district. The motion carried.
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b) Consideration authorizing staff to proceed with bidding Armory Park Parking Lot and Open
Space (p.449)

Director Butts presented her staff report that is provided in the packet on the website.

Councilor Sweeney made a motion, seconded by Councilor Feury to authorize staff to proceed
with bidding Armory Park Parking Lot and Open Space project. The motion carried.

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)

Public Works Director Craig Workman presented his staff report that is provided in the packet on the
website.

Councilor Caltabiano made a motion, seconded by Councilor Norton to approve the conceptual
design for Armory Road and authorize staff to proceed with final design and bidding for construction.
The motion carried.

10) COMMUNICATIONS FROM CITY MANAGER
a) Written report enclosed with the packet. Questions from Mayor and Council? (p.481)

Norton asked whether the proposed roundabout at Big Mountain Road and East Lakeshore Drive was
finalized. Manager Meeker said a new property owner is working with MDT on shifting the road and adding
a roundabout, and the project has passed initial review, but it is not tied to a development the city can control.
Access issues for emergency vehicles are being worked through with the developer and nearby property
OWners.

Norton also asked about bear-safety outreach. Meeker said the city is coordinating education efforts
to prevent complacency, especially in years when natural food sources are low, and will continue public
messaging.

Caltabiano congratulated several Parks and Recreation staff members on earning professional
certifications and praised staff for completing multiple city goals.

b) Other items arising between February 11th through February 17"

Meeker to prepare, the budget calendar is on the agenda, which means she will be reaching out to the
Council to discuss preliminary budget thoughts in March.

11) COMMUNICATIONS FROM MAYOR AND CITY COUNCILORS
a) Consideration of approving the tentative FY27 Budget calendar (p.488)

Councilor Qunell made a motion, seconded by Councilor Caltabiano to approve the FY27
Budget calendar. The motion carried.

b) Letter from Tara Zimmerman requesting additional Deer Crossing signs on Wisconsin Avenue
(p-489)
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No comment.
c) Letter from Toby Scott — Action items for City to undertake (p.490)
No comment.
d) Letter from Karin Hilding asking Council to support the vulnerable in our community (p.491)
No comment.
Councilor Comments
Norton said she supports adding deer-crossing signs on Wisconsin Avenue. She noted that Toby Scott
continues raising the same issues and confirmed that Heart of Whitefish is already working on wrapping
electrical boxes. She appreciated Karin Hilding’s letter about her family’s history and the reminder about the

times we’re living in.

Feury honored the recent passing of former Kalispell councilman Jim Adkinson and longtime
community member Clifford Persons.

Qunell asked about returning to YouTube livestreaming; Manager Meeker said recent tests have gone
well and the city can begin discussing reinstating it. He also said the land-use update seems to be missing an
analysis of how proposed neighborhood areas align with existing zoning and how that will affect what people
can build.

12) ADJOURNMENT (Resolution 08-10 establishes 11:00 p.m. as end of meeting unless extended to 11:30 by majority)

Mayor Mubhlfeld adjourned the meeting at 9:33 p.m.

Mayor Muhlfeld

Attest:

Michelle Howke, Whitefish City Clerk
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ORDINANCE NO. 26-02

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 Bureau 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. Muhlfeld, Mayor
ATTEST:

Michele Howke, City Clerk
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RESOLUTION NO. 26-__

A Resolution of the City Council of the City of Whitefish, Montana, to Adopt the 2045
Vision Whitefish Community Plan.

WHEREAS, the Montana Land Use Planning Act (MLUPA), passed by the 2023
Legislature, was enacted to promote the health, safety and welfare of Montana citizens through a
system of comprehensive planning that balances private property rights, public services and
infrastructure, the human environment, natural resources, recreation, and a diversified and
sustainable economy; and

WHEREAS, pursuant to § 76-25-105, MCA, the City is required to comply with MLUPA
by May 17, 2026; and

WHEREAS, MLUPA requires the City to adopt a land use plan and future land use map
after consideration by and on recommendation of the Whitefish Planning Commission (formerly
the Whitefish Community Development Board); and

WHEREAS, in accordance with MLUPA, the City adopted a public participation plan in
July of 2023; and

WHEREAS, the City embarked on a robust public participation process to comply with
MLUPA including mailing postcards to all property owners in the 59937 zip code, providing a
flier with City utility bills, numerous press releases to local newspapers, creating a website called
engagewhitefish.com, holding visioning sessions and open houses, providing newsletter alerts,
creating on-line surveys, and taking extensive public comment; and

WHEREAS, over the past two years, the Whitefish Planning Commission has met and
deliberated over the 2045 Vision Whitefish Community Plan and future land use map in
numerous work sessions and regular meetings, making revisions to the drafts prepared by staff;
and

WHEREAS, at lawfully noticed public meetings held February 19" and 23rd, the
Whitefish Planning Commission received a staff report, invited public comment, and thereafter
voted to recommend approval (6 to 1) of the Vision 2045 Community Plan, with revisions, to the
City Council; and

WHEREAS, at its regularly scheduled meeting on March 2, 2026, at 7:10 p.m. at City
Hall, 418 E. 2" Street, Whitefish, Montana, the Whitefish City Council received a report from
staff, invited public comment, and thereafter accepted the Planning Commission’s
recommendation to adopt the 2045 Vision Whitefish Community Plan and future land use map,
attached hereto as Exhibit A.

WHEREAS, it has been determined that it is in the best interests of the City and its
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inhabitants that the 2045 Vision Whitefish Community Plan and future land use map be adopted
in accordance with MLUPA.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
Whitefish, Montana, as follows:

Section 1:  The City of Whitefish adopts the recitals set forth above as findings of fact.

Section 2:  The Vision Whitefish 2045 Community Plan attached hereto as Exhibit A is
hereby approved and adopted.

Section 3:  This Resolution shall take effect immediately upon its adoption by the City
Council and the signing of the Mayor thereof.

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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LAND USE ELEMENT

WILL BE MERGED INTO THE MAIN
DOCUMENT AT A LATER DATE.



EXHIBIT 'A’

February 23, 2026 DRAFT
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EXHIBIT 'A'

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

Vision: "We will guide land use decisions to preserve and 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 preserving and 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:

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

o 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 23, 2026 DRAFT
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Goal

EXHIBIT 'A'

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.

February 23, 2026 DRAFT

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.

Explore options with regard to historic preservation including historic overlay zones,
preservation incentives, and public education.
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EXHIBIT 'A'

2. Provide Housing Options and Affordability: Whitefish will work to 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.
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A broad mix of housing types—including duplexes, triplexes, townhomes, cottage courts,
accessory dwelling units, and small-scale multifamily—should be allowed and encouraged to
meet the needs of diverse households and support long-term housing choice.

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.

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.

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

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.

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.

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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EXHIBIT 'A'

3. Preserve and enhance 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.

Preserving and enhancing 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, character, and
established neighborhood patterns through clear design standards, resilient 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.

Guide development by using clear measurable and predictable standards for building form,
transportation performance, noise and lighting to ensure safe and functional neighborhoods
as the community grows. The process of development should be managed to minimize

City Council Packet, March 2, 2026 Page 100 of 688




EXHIBIT 'A'

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.

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.

4. Ensure Environmental Stewardship and Climate Readiness: Whitefish will work to 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.

b. 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.

c. 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.

d. 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.

e. 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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EXHIBIT 'A'

5. Support a Resilient Local Economy: Whitefish will strengthen a diverse, year-round local economy
by providing space for businesses to grow, supporting workforce and year-round residential
housing and investing in infrastructure that reinforces community character and long-term fiscal
stability.

Supporting a resilient local economy is essential given that approximately 61 to 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, especially in and near commercial areas, 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, 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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EXHIBIT 'A'

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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EXHIBIT 'A'

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 community's needs and goals, differing opinions and interests mean not
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EXHIBIT 'A'

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 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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Top 10-20 Year Change
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)

EXHIBIT 'A'

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

Online In-person support
Statement (Agree + Mostly (Agree + Mostly
Agree) Agree)

Zoning Ordinance Update 75.4% 67.5%
Protect the Character and Scale of Downtown 64.6% 36.6%"
Update the Zoning Map to Match Place Types 72.3% 84.6%
Create Character-based Standards (Heritage Urban o o
Neighborhood) 615% 625%
Integrate Design & Development Standards into the o o
Zoning Ordinance 56.9% 47.7%
Consider Updated District Naming (Commercial o o
Zoning Intensity) 708% 649%
Refine Conditional Use Allowances by Zoning District ~ 61.5% 84.6%
Collaborate with Neighboring Jurisdictions to Plan o

. — 100.0%
Regionally
Grow Inward & Target Large Lot Areas (Locations o o
A/B/C) 70.8% 88.6%
Annexation Area - Location K 60.0% 90.0%
Annexation Area - Location L 58.5% 100.0%
Annexation Area - Location M 46.2% 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 The areas along Spokane Avenue and Baker Avenue function as a Downtown edge condition,
characterized by a mix of zoning allowances including professional offices, personal services,
triplex, and four-plex residential development. Within this area, Mountain View Manor
represents a distinct land use context that may warrant a tailored zoning designation to
appropriately reflect its scale, function, and relationship to the surrounding properties.

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, front yard driveways are not the norm
e Buildings

o Height:1%to 2 story / 30 ft

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

o Walkway to public sidewalk: Yes
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Urban Edge Neighborhood

Urban Edge neighborhoods blend single-family homes with duplexes, townhomes 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, quadplex and townhomes
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: 2.5 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: triplexes, accessory dwelling units, schools, daycares
e Lots

o Width: 30-60 ft

o Front setback: 20-25 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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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 25 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.

No individual commercial establishment may exceed 3,500 square feet of leasable floor area.
Commercial and service uses should be limited to small-scale, heighborhood-serving
establishments, including:

OO0OO0OO0OO0OO0OO0OO0OO0OO0OO0OO

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

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

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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Central 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 such as if annexation of the Big Mountain area occurs. 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.
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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
e Bicycle facilities

o Sidewalks

o Tree lawns and street trees

February 23, 2026 DRAFT 48
City Council Packet, March 2, 2026 Page 143 of 688



EXHIBIT 'A'

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

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)

¢ 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

o0 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 development in 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. Thisincludes 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.

Recommended Action:

Recent state legislation requires municipalities to allow multiple-unit
dwellings and mixed-use development in commercial zoning districts. For purposes
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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)(@), 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’ designation 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
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.
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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:

e 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.

0 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

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:
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e Reducing the overall number of conditional uses in zoning districts

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

e 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 A description 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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PLANNING FRAMEWORK

What is a Community Plan?

A community plan? is an official public document adopted and used by cities, towns, and
counties to set a community vision and to be used as a guide for making decisions about
their future, particularly with regards to land use. This plan is not a regulation; however, it
provides the legal and rational basis, or “nexus” for implementation by adopting or
updating zoning regulations, subdivision regulations or other regulations which can be
used to achieve the goals of the plan. Under Montana State Statute, the Planning
Commission is the only entity designated to prepare a community plan, with adoption
required by the City Council (the governing body). Although previous versions of this plan
were referred to as growth policies, this plan reflects the goals and vision of the City of
Whitefish community and not merely issues pertaining to growth or land use. Accordingly,
with this update it was determined that Community Plan is a more appropriate term for
this document.

Vision Whitefish 2045 is the guide to the future of the City of Whitefish. It builds on
Whitefish’s history and community wishes, integrates previous and upcoming plans and
projects, and recognizes the contributions of our leaders and community members that
have made Whitefish such a desirable place to live. Thoughtful and deliberate planning
is imperative to preserve and improve upon the current quality of life.

State Requirements for a Community Plan

Prior to 1999, Montana State Statute had no requirement for a community plan other than
mandating one before a city or county could adopt zoning or subdivision regulations. After
the 1999 Legislative Session, additional minimum requirements were added with the
rationale if a community plan was going to be used as the basis for regulation there should
be minimum standards. These requirements were outlined in the Land Resources and
Use Section of Montana Code Annotated, Title 76-1-601-607.

On May 17, 2023, Governor Gianforte signed Senate Bill 382, known as the Montana
Land Use Planning Act (MLUPA, MCA Title 76-500). This new law provides sweeping
changes to how land use planning must function within the State of Montana. Although
community plans had previously been optional under Title 76, MLUPA now mandates a
plan be adopted for all incorporated municipalities with a population of greater than 5,000
in a county with a population greater than 70,000. As of 2024, this amounts to ten cities
within the State of Montana. MLUPA is detailed regarding what is required for each

1 “Growth Policy” is the term used by the previous version of the Montana Code Annotated and is the
name of the earlier version of this document. Recent state statutory updates now use the term “Land Use
Plan,” although “Master Plan, Long Range Plan, “Growth Policy”, Comprehensive Plan” and “Community
Plan” are all synonymous terms.
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element of a community plan. The statutory requirements of each section will be
discussed in the pertinent plan element. MLUPA requires all ordinances and issue-
specific plans be in “general conformance” with the community plan.

Relationship with Other Plans

Vision Whitefish 2045 is the community vision for the city. It is intended to guide the
development of city regulations including the zoning ordinance, land use policies,
subdivision regulations, issue-specific ordinances such as floodplain regulations, and
future capital improvement and infrastructure projects. This document sets a broad body
of public policy founded in the vision and addresses issues through the various topic
areas. There is background information, community goals and objectives for achieving
those goals and implementation schedules for action items.

Numerous other plans and studies have been undertaken over the years which have
influenced and impacted decisions made by the City of Whitefish. Some of these plans
have not been fully implemented due to several reasons, including inconsistencies with
other plans, political differences, financial implications, the number of studies or
conflicting information and duplicative efforts. Vision Whitefish 2045 attempts to
incorporate, recognize or reference the recommendations of these documents, or
suggests updates in the case of contradictory or antiquated documents. Existing
documents adopted by the City and are still in effect include:

e A Trail Runs Through It Master Plan, 2006

e Big Mountain Neighborhood Plan, 2006

e Climate Action Plan, 2018

e Community Housing Needs Assessment Update, 2025

e Community Housing Roadmap, 2022

e Connect Whitefish Bicycle and Pedestrian Master Plan, 2017
e Critical Lands Report, 2008

e Emergency Operations Plan, 2019

e Extension of Services Plan, 2021

e Highway 93 South Corridor Plan, 2021

¢ Highway 93 West Corridor Plan, 2015

e Irrigation and Landscape Master Plan

¢ Long Range Fire Department Master Plan, 2021

e North Valley Hospital Campus Neighborhood Plan Revised 2009
e Parking Management Plan, 2019

e Parks and Recreation Master Plan, 2013

e Safe Streets for All Plan, 2025
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e Sustainable Tourism Management Plan, 2020

e Transportation Plan, 2022

e Whitefish Downtown Business District Master Plan, 2015 (revised 2018)
e Wisconsin Avenue Corridor Plan, 2018

e Whitefish School Trust Lands Neighborhood Plan, 2003

Although not formally adopted by the Whitefish City Council, there are also existing plans
which are pertinent and affect this community plan. These include:

e Downtown Whitefish Highway Study (MDT), 2022

e Flathead County Community Wildfire Protection Plan, 2021

e Flathead County Growth Policy, Updated 2012

e School District Long Range Facility Plan (Whitefish School District), 2021
e Urban Corridor Study (MDT), 2010

e Whitefish Area Community Wildfire Protection Plan, 2009

How this Plan is Organized

This Plan is intended to address a full range of specific aspects of land use planning and
the vision of the Whitefish Community. It is organized to be as user-friendly and easily
accessible as possible.

The plan begins with an executive summary, followed by background information
including the planning context, geographic location, and summary of the process. The
Plan establishes a community vision divided into six themes. Each theme serves to
frame plan elements addressing the required topics of Title 76-25 of the Montana Code
Annotated. Plan elements begin with a summary of the topic followed by goals and
objectives. Following the plan elements is an implementation section intended to provide
the timelines and responsible parties for implementing the statutory and city-
recommended actions of this Plan. Additional background data, consultant reports,
descriptions of processes and general information is organized into a resource
document as a second part of this document.

How to Use This Plan

As mentioned above, this plan is not a regulation; but it provides the legal and rational
basis, or “nexus” for implementation through the adoption or updating of zoning
regulations, subdivision regulations or other regulations to achieve the goals of the plan.
It is a tool for decision-makers and property owners to use in making choices about public
investment, land purchases and land development. It steers city policy, sets priorities, and
should be consulted when creating work programs. It is also used when assessing
rezonings, amending regulations, or annexing property into the city. Changes in land uses
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and annexations of land should generally conform to the plan’s goals, objectives and
maps.

Requirement for Review and Update

The previous City of Whitefish Growth Policy was adopted in 2007. There have been
periodic reviews and minor revisions up to 2016; recent corridor plans and other specific
plans have provided more comprehensive updates. Given the amount of time elapsed
since the approval of the original growth policy, the City Council has made it a high priority
to review and update the plan and incorporate more recent corridor and specific plans
into a single, cohesive document. A community plan is required to plan 20 years into the
future, which is why this plan is called "VISION WHITEFISH 2045."

A community plan is not a static, end state document. Communities are dynamic - they
change over time - and a community plan must be as dynamic and adaptable as the
community it serves. Periodic review and revision are necessary to keep abreast of
changes in circumstances and the thinking of the community. This is continuously
influenced by population growth or reduction, demographic shifts, market trends,
economic cycles, innovation, and institutional and regulatory changes. The State requires
a community plan be reviewed at least every five years, although due to intense growth
pressures and changes taking place in Whitefish and the Flathead Valley, this plan should
be thoroughly reviewed every three years and updated as needed.

In three years from the time this community plan is adopted, and every three years
thereafter, the Whitefish Planning Commission should conduct a review of this plan. This
review should consist of an analysis of the plan’s effectiveness in working toward
community goals and in carrying out its vision. The review must, at a minimum:

1. Make a preliminary determination regarding the existence of new or increased
adverse impacts from those previously described and analyzed when the community
plan and future land use map were previously adopted.

2. Check for changes in community conditions, trends, demographics, economics, and
other factors that may require revisions to the community plan.

3. Determine if there have been any changes in legal framework to warrant a revision(s)
to the plan.

4. Note which implementation items have been completed or begun since most recent
adoption or review.

5. Consider any public input suggesting the need to make changes.

Following this review, the Commission will submit a written report of its findings to the City
Council. All plan updates must follow the same public procedures required by the
Montana Land Use Planning Act (MCA 76-25) for initial adoption of a plan.
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State Requirements for Public Participation and the Public Process

The Montana Land Use Planning Act (MLUPA) enacted considerable changes to the
methods in which public participation is to occur in land use planning in Montana. Under
previous statutory requirements, after a community plan and regulations were adopted
through public hearings, zoning regulations could require additional public hearings for
site specific developments (hotels, for example) through processes such as the
conditional use permit. Public notification could be required with opportunity for public
comment as part of the process, and the City Council would make the final decision on
whether the specific developments should be approved after a recommendation from the
Planning Commission.

Public hearings as part of a regular review process for site specific developments ended
with MULPA. Pursuant to MCA 76-25-106, the time for public participation is during the
adoption, amendment or update of a growth policy or regulations. Throughout the process
of development (or update) of these documents, the local government is to provide
continuous public participation and emphasize that after adoption of the growth policy or
regulations, scope and opportunity for public participation and comment on site-specific
developments will be limited. Site specific developments are to be reviewed
administratively (at city staff level) against the adopted land use plan and regulations with
a decision rendered by the planning administrator (or designee) without public hearings.
Only when the planning administrator determines there would be new or significantly
increased impacts not previously identified by the adoption of the land use plan or
regulations, will the public be given the opportunity to comment during a 15-day period
prior to decision. Under MLUPA, public hearings on site specific developments only occur
when appealed by an applicant or by the public, the appeal must be limited to the issues
raised on the appeal, and it must be demonstrated the decision being appealed was made
in error.

Community Outreach

The City of Whitefish believes community participation is a critical component of the
planning process and recognizes policy and planning decisions about land use, housing,
transportation, and capital facilities do not impact us all in the same way. Providing the
opportunity for public input encourages citizens to be invested in the future of their
community and helps ensure recommendations developed as part of Vision Whitefish
2045 are implemented and sustained over time. Community members are holders of local
knowledge. It is the responsibility of the city to listen, elevate, and consider community
voices during the planning process. Robust and inclusive community engagement should
always be a vital component of drafting and updating a community plan.
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Developing Vision Whitefish 2045 involved an extensive public outreach process. Due to
the importance the Montana Land Use Planning Act places on public participation during
the process of adopting a community plan and associated regulations, the statute requires
the City Council adopt a public participation plan. Before MLUPA had been passed, staff
had already completed a public participation plan that met the upcoming requirements of
MCA 76-25-106. This plan was adopted by the Council in July of 2023. A public
engagement website was established for Vision Whitefish 2045 and staff held a kickoff
meeting to announce the update process on August 24, 2023.

The community was provided many opportunities throughout the plan update process to
voice their opinion and participate. This included:

e A public kick-off meeting

e Online question and answer sessions

e Creation of a public engagement website

e Six visioning sessions

e Stakeholder interviews

e Presentations to community groups

e Three open houses

e Online surveys

¢ Online mapping exercises

e Posting of all materials and drafts on the engagement site for review and comment.
e 33 Planning Commission Work Sessions or public hearings
e Ten City Council Work Sessions or public hearings
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Whitefish High School Participation

To involve members of the community not typically involved in a growth policy update,
staff reached out to faculty of Whitefish High School to get students involved in the update
process. Starting in Fall of 2023, Whitefish High School Seniors began using the
community plan update as a senior project. Staff gave presentations to the senior classes
and the students were tasked with choosing an issue or topic generally addressed by a
growth policy and proposing a solution. Ideas were presented to the Community
Development Board at January 2024, 2025 and 2026 work sessions. Some of the ideas
have been incorporated into this Plan where noted. In addition, Whitefish High School art
students were challenged by faculty to create artwork that captured Vision Whitefish
2045. This artwork was displayed at both city hall and the library and some has been
included (and credited) throughout this community plan.

Please refer to the Appendix for a complete detailing of the public participation process.
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SETTING

Location of Whitefish

The City of Whitefish is in a mountainous portion of Northwest Montana approximately 60
miles from the Canadian border at 3,028 feet above sea level and surrounded by forest.
The city is located on the south end of Whitefish Lake, a natural lake which is 5.7 miles
long, 1.4 miles wide and 222 feet at its maximum depth. The Whitefish City Limits
encompass 8,106.79 acres, with 3,350 acres of this being the lake. This amounts to a
total area of 12.67 square miles of which 5.37 square miles is land and 7.3 square miles
is water. As of 2024, the population of Whitefish is estimated to be 9,256.

The City of Whitefish is within the Flathead Valley, which is approximately 15 miles wide
and 20 miles long extending from Whitefish at the north to Flathead Lake at the south.
Flathead Lake is the largest freshwater natural lake west of the Mississippi River with 200
square miles of surface area and 185 miles of shoreline. The Flathead Valley is within
Flathead County, the third most populous and fastest growing county in Montana. With
an area of 5,252 square miles, the population of Flathead County is estimated at 114,5277
in 2024. Approximately 94% of the land in Flathead County is managed for specific
purposes: as a national park, as federal or state forest land, as wilderness, as agricultural
production, or as corporate timber land. The population of the City of Whitefish is
approximately 8% of the total Flathead County population.

FIGURE S1: LOCATION OF FLATHEAD COUNTY

2 Population estimates provided by Montana Census and Economic Information Center, Department of
Commerce

March 2, 2026 Draft
City Council Packet, March 2, 2026 Page 179 of 688



EXHIBIT ‘A
VISION WHITEFISH 2045: SETTING

FIGURE S2: FLATHEAD COUNTY / CITY OF WHITEFISH VICINITY MAP
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The City of Whitefish lies approximately 25 miles west of Glacier National Park
(established in 1910), Flathead County’s most popular tourist destination. To the north of
the city, the Whitefish Mountain Range rises to heights of 8,000 feet. Ten miles to the
west are the Salish Mountains, a lower mountain range. 35 miles to the east, the Flathead
Range forms the Continental Divide. Nine miles to the east of Whitefish is Columbia Falls.
15 miles to the south of Whitefish is the City of Kalispell, the seat of Flathead County and
the center of business and commerce in northwestern Montana. Regionally, Whitefish is
centrally located between four larger cities; driving distance to Spokane is 254 miles to
the west, Calgary is 281 miles to the north, Great Falls is 219 miles to the east, and
Missoula is 138 miles to the south.

Whitefish is located on the main line of the Burlington Santa Fe Railroad (BNSF) which
runs between Chicago and Seattle. Amtrak’s daily Empire Builder passenger train is also
on this line, and Whitefish is the busiest passenger stop between Portland and
Minneapolis. US Highway 93, officially recognized as a US highway in 1926, begins in
Arizona, runs through the center of the community to the Canadian Border where it
continues as a Canadian highway. Just outside the southern city limits, Montana Highway
40 intersects US Highway 93 before continuing east as US Highway 2 into Columbia Falls
and along the southern periphery of Glacier National Park. From there, US Highway 2
travels over Marias Pass and approximately 300 miles east as the “Hi-Line” terminating
in North Dakota. The City of Whitefish is approximately 11 miles to the northwest of
Glacier International Airport, the primary airport serving Northwest Montana.

General Layout of the City (see Exhibit S3)

The City is bisected by railroad tracks into a northern portion and a southern portion. A
viaduct connecting Baker Street to Wisconsin Avenue provides the only grade-separated
crossing across these tracks. East Second Street provides a second link between the
north and south sides of town, although it is an “at-grade” crossing and accessibility on
this route can be obstructed by trains.

US Highway 93 South serves as the main travel route and the primary southern and
western access in and out of the city. It has a north-south alignment as Spokane Avenue
from the southern city limits to its intersection with East Second Street in the downtown.
It then turns to an east-west alignment from Spokane Avenue to the western city limits
(leaving as West Second Street). Primary access to the eastern city limits is provided by
East Second Street on the east side of Spokane Avenue. Wisconsin Avenue is the major
north-south corridor through the northern side of the city, beginning at the center of the
city as Baker Avenue, crossing over the railroad tracks at the viaduct and continuing out
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of the city limits toward Big Mountain (Whitefish Mountain), the end of Whitefish Lake,
and mountain trails.

Figure S3: General Layout of the City

March 2, 2026 Draft
City Council Packet, March 2, 2026 Page 182 of 688



EXHIBIT ‘A
VISION WHITEFISH 2045: SETTING

The historic downtown core is located roughly at the center of the city (west of the
intersection of East 2" Street and Spokane Avenue, south of the railroad tracks). It
contains the majority of tourism, nightlife, and civic uses including the chamber of
commerce, retail stores and boutiques, cafes, restaurants, music venues and mixed uses
including residential above ground floor commercial. It is broken up into two distinct
districts, the Old Town Central District and the Old Town Railway District.

Most commercial uses outside of the downtown are contained on Spokane Avenue,
Second Street (east and west) and Wisconsin Avenue. Virtually all automobile-oriented
uses such as strip malls, fast food restaurants, auto dealerships, industrial uses service
stations and supermarkets are contained along US 93 South / Spokane Avenue from the
southern city limits at Highway 40 to East Sixth Street. The remainer of commercial uses
along this corridor to the western city limits is predominately neighborhood commercial
type uses (small scale local restaurants, professional offices, tour agencies, etc.).
Commercial uses along Wisconsin Avenue are also primarily neighborhood commercial,
along with resort uses such as lodging.

Outside of the downtown and the commercial corridors is mostly residential uses. The
oldest, densest and most historic single-family neighborhoods are in and around the
downtown and directly east of Spokane Avenue, south of the railroad tracks. The newer
and least dense single-family neighborhoods are located at the far northern city limits off
East Lakeshore Drive and surrounding the Whitefish Golf Course west of Karrow Avenue
on the south side of US Highway 93. The largest amount of high density multifamily
residential is within two areas. The first is on the north side of town on both sides of
Wisconsin Avenue between Denver Street and Edgewood Place. The second is at the
south side of the city on either side of US Highway 93, particularly south of JP Road and
north of Hwy 40.

Planning Boundary Area

The area encompassed by this Community Plan is generally the area the city could
eventually annex or extend municipal water and sewer over the next 20 years. Figure S4
represents the Vision Whitefish 2045 Planning Boundary. The boundary at the time of the
1996 growth policy update was larger than the present area. During the 2007 update, the
boundary was reduced in size pursuant to Montana Code Annotated Section 76-2-310,
which only allows a city to extend the limits of its zoning up to two miles beyond the city
limits. The boundary shown below is similar to the 2007 growth policy except it has been
expanded at the northeast to contain Haskill Basin (the location of the city’s water source)
and to the west to include additional properties adjacent to Whitefish Lake. The boundary
encompasses approximately 65 square miles, versus the 12.67 square mile existing city
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limits. This means that approximately 80% of the boundary lies outside of the existing
municipal limits, and final authority for land uses lies with Flathead County.

Figure S4: Vision Whitefish 2045 Planning Boundary
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OUR VISION

Our Identity

Originally a gritty working-class railroad and lumber milling town, Whitefish is now known
as a haven for active recreation. “Authentic community” and “small mountain town” is
what was most frequently mentioned when residents were asked to describe the City of
Whitefish during public workshops. When asked what they liked most about Whitefish,
topping the list was walkability. Residents also frequently mentioned the people, the tight-
knit community, the friendliness and feeling of safety, the access to the outdoors, the
lakes and rivers, the historic downtown and neighborhoods, and the local businesses.
Whitefish is highly regarded for its culture and amenities including good schools, an
excellent library, parks and trails, several performing arts venues, the yearly events and
a lively music scene. Whitefish is skiing, hiking, boating, biking, fishing, golfing, swimming,
and snowshoeing with locals that know and care for each other. Whitefish is a small town
with a big personality.

Our Challenges

The same qualities that make Whitefish special have also led to rapid change and
development pressures. Housing is of particular concern. Affordability for the local
workforce, a lack of housing diversity, the number of second homes, and investment
properties and short-term rentals top the list of concerns. Also frequently mentioned
includes an increasing amount of traffic, diminishing locally owned businesses, threats to
water quality, forest fires, the current pace of development, a widening divide between
working class locals and wealthy newcomers and investors, a disproportionate focus on
tourism versus the local population, and the loss of historic character to contemporary or
inappropriate development.

The Visioning Process

Visioning is a critical step in every planning process, laying a foundation for long-term
public engagement and planning. Visioning ensures that the values and goals of our
community are accurately reflected in our community plan’s policies and strategies.
Before there can be a meaningful community plan, the residents must agree on a mental
picture of what Whitefish should look like, feel like, and be like.

From February to June 2024 six visioning sessions were held. Several hundred people
were involved in the visioning process.® Sessions included interactive polling, mapping
exercises, and group discussion topics. Participants were shown the existing vision
statement from the 2007 growth policy and whether they believed this vision statement
was still pertinent. For those who could not attend in person, online visioning participation

3 Please refer to the appendix for a complete detailing of the public participation process.
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was available through the public engagement website. (Please see Appendix X for the
complete details on the public engagement process.) Although there were wide variations
in the opinions and viewpoints collected, commonalities arose in how the participants saw
our city in 2045. From these sessions, a vision emerged:

VISION WHITEFISH 2045

The citizens of Whitefish value the working-class origin of our city and embrace the
future while honoring our past. We treasure the walkability, quality of life, and small town
feel of our community. We will ensure Whitefish remains an exceptional place to live, work
and play. We will protect and enhance our trails, parks and open spaces, water quality,
wildlife, and natural resources. We will respect and support our local businesses, historic
downtown, and existing neighborhoods. We will continue to pursue all opportunities to be
an affordable, inclusive and diverse community. Six themes articulate our commitment
and establish the foundation of VISION WHITEFISH 2045:

e Guiding Land Use Decisions to Preserve and Enhance Whitefish’s Character and
Quality of Life
We will guide land use decisions to preserve and 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.”

e Encouraging a Diversity of Housing
We will encourage a variety of stable housing types. It will provide for all
demographic segments of our population, particularly our local workforce, to allow
residents to move in, move up or age in place, ensuring everyone can remain here
across multiple generations. New housing will be appropriate with and respect our
existing neighborhoods.

e Being a Multimodal Community.
We champion alternatives to private automobile use. We will be a connected,
walkable community and will prioritize a safe, efficient, and convenient
transportation system for all modes of travel. We place equal emphasis on non-
motorized and motorized forms of transportation while considering associated
impacts on land use and existing transportation infrastructure.

e Supporting a Robust Economy
We support local business retention and expansion and encourage a diverse year-
round economic base to accommodate current and future commercial enterprises
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while protecting our unique character and qualities through policies supporting
moderate economic growth for our community.

e Leading in Environmental Sustainability and Community Resiliency
We will respond and adapt to climate change and employ sustainability principles,
practices, and education. We will demonstrate environmental stewardship and
preserve and enhance our natural resources while managing, preventing, and
mitigating impacts from hazards.

e Ensuring High Quality Public Services, Infrastructure and Amenities
We will prioritize the provision of high-quality municipal services, maintain
appropriate service levels, use infrastructure to guide rather than respond to
development, and provide exceptional parks and amenities to serve the needs of
current and future residents and visitors.
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PLAN ELEMENTS

As noted in the Vision Statement, based upon the results of visioning sessions and
previously adopted growth policies, there are six themes which emerge that articulate
Whitefish’'s commitment and establish the foundation of VISION WHITEFISH 2045.
These themes are captured in plan elements, which represent the city’s vision for the
future, and provide a roadmap for how the city intends to grow and thrive over the next
twenty years. Each element addresses a specific topic or functional area and provides
guidance on how the city and community can achieve their vision and goals in this area
while also meeting statutory requirements. The plan elements contained in this section
are of equal weight and no particular order and should be used as a reference as
guestions arise or general guidance is needed about the city’s position on a particular
topic. The plan elements also guide the user to relevant background information and
supporting maps when applicable.

For the purpose of this community plan, the term “goal” and “objective” are to mean:

GOALS articulate a general and broad policy statement driven by the vision such as
“‘provide a wide variety of safe, decent, and affordable housing for the residents and
workforce of the community.”

OBJECTIVES are more specific statements or actions to be taken to attain the goal such
as “the city shall review its codes and ordinances to determine which 5 of 14 state-
required housing strategies will be implanted into its zoning regulations.”
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Like many high-amenity mountain towns across the United States, Whitefish is
facing challenges in providing housing affordable and attainable to individuals
who wish to live and work in one of Montana’s most beautiful locales.

The 2007 adopted growth policy reported
the median selling price of a single family

homewas $319,000.1n2020 the median
selling price was $440,000 and in 2025
the median selling price now exceeds
one million dollars.

In 2025, there are approximately 5,700
residential units in the City of
Whitefish. The Montana Department of
Commerce has indicated that 7,776
units will be required in 2045,
meaning the city must plan for an
additional 2,076 units.

~1,237 housing units

Some of the contributors to high
housing costs include:

Market demand and interest rates

Construction and labor costs

Whitefish’s high quality of life

Second homes and short term rentals

Permitting and engineering costs

87%

Income restricted housing units
represent approximately 5.8% of the

total housing inventory in the City of
Whitefish, which includes 58 permanently
attainable homesforentry level ownership
and 278 rental homes or apartments.

The 2025 Housing Needs Assessment
estimates approximately 20%  of
Whitefish owners and 61%
of Whitefish renters as cost

burdened, meaning that housing
costs consume more than 30% of gross
household income.

The city is presently meeting SIX of the
fourteen housing strategies required by
the State of Montana.

Higher density housing should be in
appropriate locations, including areas
with good access to public transportation,
walkable and bikeable transportation
routes, essential servicesand employment
centers.
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ENCOURAGING A DIVERSITY OF HOUSING

“We encourage a diversity of housing types integrated throughout all areas
of the city. We will provide for all demographic segments of our population,
particularly our local workforce, to allow residents to move in, move up or
age in place, ensuring everyone can remain here across multiple
generations. New housing will be complementary to and respectful of
existing neighborhoods.”

INTRODUCTION

Housing is a critical part of and one of the distinctive physical aspects of a thriving
community. Housing combines to form neighborhoods, and neighborhoods combine with
other uses to form the community. Housing is more than just shelter; it is our living
environment. Ensuring a range of housing options at a variety of sizes, with prices
affordable to all segments of the population, is imperative. While shelter is one of the most
basic human needs, the high cost of housing in the Whitefish area puts it out of reach for
many working families. Like many high-amenity mountain towns across the United States,
Whitefish is facing challenges in providing housing affordable and attainable to individuals
who wish to live and work in one of Montana’s most beautiful locales.

The City of Whitefish is experiencing a community housing* crisis. The desirability to live
(and retire) or invest in Whitefish, in combination with a range of other factors including
escalating mortgage rates, high demand coupled with low supply of attainable housing,
increased construction costs, neighborhood opposition to housing projects, greater
interest from out-of-state buyers, the proliferation of short term rentals, the need to update
outdated development standards, recent state legislation and job growth has brought the
crisis to the forefront of the community. Many of these factors were compounded by the
effects of the COVID-19 pandemic. This brought a migration of well-paid remote workers
from larger metropolitan regions with a spending power which could not be matched by
local residents or employers. The 2007 adopted growth policy reported the median selling
price of a single family home was $319,000. In 2020 the median selling price was
$440,000 and in 2025 the median selling price now exceeds one million dollars®.

4 The 2025 Housing Needs Assessment defines Community Housing as “Housing that is affordable for
community members that live and work in the Whitefish Area that is not being provided by the housing
market. This refers to a range of household income levels for which market priced housing is unattainable,
including both the traditionally low-income housing, as well as middle income, and, in Whitefish, upper
middle income.”

5 Source: Montana Regional MLS
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This Housing Element promotes a diverse housing supply and preserves the existing
housing stock by encouraging a mixture of housing types, maintaining residential
neighborhood quality, and providing opportunities to assist in the development of housing
available to more economically diverse segments of the population. It will provide a
comprehensive analysis of recent statutory requirements and how the city will meet (or is
meeting) those requirements.

GOALS AND OBJECTIVES

Goal

1. With the most recently adopted Whitefish Housing Needs Assessment as a guide,
achieve an adequate supply of housing equitably distributed throughout the city for all
income levels to meet the needs of Whitefish’s existing and projected populations with
a priority on permanent affordability.

Whitefish is facing an escalating housing crisis driven by high demand, limited supply,
rising costs, and regulatory restrictions. This has contributed to local workers and
families being priced out of the community. To address the supply side of the
community housing deficit, the city should proactively work toward encouraging an
adequate supply of community housing at higher densities, and the housing should
be distributed throughout the city to minimize social and economic segregation.
Strategies include continuing to focus on implementing existing housing strategies,
exploring zoning and development standards revisions, and supporting compatible
infill development in areas with existing and adequate infrastructure (through such
means as elements of a form based code®). Clear benchmarks should be set to
measure success. As much as 14% of the total housing units in the City of Whitefish
are comprised of short term rentals (STRs), which take housing off the market that
could otherwise be used for full-time housing. Accordingly, the city should continue
proactive enforcement and additional restrictions to limit their impact on housing
availability.

Objectives

a. Continue to implement the most current Housing Roadmap.

b. Continue to review and revise regulations and development standards to reduce
barriers to the development of needed housing. Regulatory updates could include:
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Revising zoning districts to allow a larger diversity in housing types and
densities throughout the city.

Reducing minimum lot sizes and setbacks in all residential zones with
lot coverage, setbacks, height, massing and floor area ratio
requirements to ensure neighborhood compatibility.

Exploring the reduction of open space requirements as part of the
Legacy Homes program or when proposed housing developments are
designed for targeted income levels.

Providing pre-approved building plans for smaller homes that meet
requirements for compatibility with different neighborhoods.

Evaluate each of the unmet fourteen MLUPA strategies during any
zoning or community plan updates.

c. Mitigate the impact of the short-term rental market on the long-term housing
supply through interventions such as:

Expanded enforcement of existing regulations on short-term rentals.
Exploring a limit on the total numbers of permitted short-term rentals.

d. Support residential infill development with gentle density that complements
existing neighborhoods.

. Adopt form-based zoning code elements.

Review and regularly update the land use plan to ensure an adequate
future supply of land designated to housing.

Encourage innovative site planning techniques such as common open
spaces, shared driveways, and strategically placed windows and
landscaping to mitigate potential impacts on privacy and light.

Explore more flexible design standards associated with zoning and
public works requirements for smaller infill projects.

e. Track new housing towards meeting the 10-year housing needs, reporting
regularly to City Council, Planning Commission and Community Housing
Committee.
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Goal

2. Support a range of housing types and prices to fit the needs of a diverse community.

A diverse range of housing options - including small single-family homes, duplexes,
triplexes, townhomes, apartments, and accessory dwelling units - ensures that people
of all income levels, life stages, and household sizes can find suitable and affordable
places to live. This variety encourages mixed-income neighborhoods and allows
residents to age in place or relocate within the community as their needs evolve. By
reviewing current zoning and development standards, the city can accommodate more
innovative or non-traditional housing types such as boarding houses or dormitories,
which can help with workforce retention. Additionally, the city should consider existing
requirements and relationships with homeowner’s associations, which sometimes
have strict architectural guidelines that may limit housing styles, sizes, or materials.
When existing housing developments are proposed for redevelopment, the city should
encourage developers to mitigate the displacement of residents.

Objectives

a. Promote a variety of needed housing types that can provide housing options to
increase density in both new and existing neighborhoods, such as small single-
family homes, duplexes, triplexes, multiplexes, apartments, townhomes, and
accessory dwelling units, while respecting existing neighborhood form and
function.

b. Promote distribution of various housing types evenly across different areas and
developments, ensuring diverse housing options throughout the city while
minimizing social and economic segregation.

c. Encourage developers to address and account for the housing needs of
displaced residents whenever new projects are developed in place of existing
housing.

d. Encourage a diversity of housing types and lots to promote mixed income
neighborhoods.

I. Support the development of workforce housing serving residents at or
below 150 percent area median income.

ii. Explore requirements for and the role of Homeowner’s Associations and
their relationship to private roads as well as covenants and restrictions
that might affect affordability.
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lii. Support and encourage employee housing, including revising definitions
or standards to encourage and allow alternative housing options in
various districts for local workers such as single-room occupancy
developments, boarding houses, dormitories, converted motels or other
types of lodging into extended stay housing uses.

Goal

3.

Support existing property owners in maintaining and preserving housing stock.

The average lifespan of a house is between 50 and 63 years before significant
improvements and upkeep is often required. Many Whitefish homes are reaching or
have reached this threshold. Without intervention these units may be at risk of falling
into disrepair or being lost to redevelopment that may not serve local needs.
Supporting existing property owners in maintaining and preserving housing stock is
vital for sustaining community stability, affordability, and character. By offering
technical assistance, education, and financial resources such as grants or low-interest
loans, the city can provide help to homeowners to make critical repairs and
accessibility upgrades, ensuring older housing remains safe, livable, and affordable.

Objectives

a. Encourage ongoing property maintenance and promote reinvestment and
improvements in established neighborhoods by bringing substandard housing
and unmaintained properties into compliance with city codes.

b. Seek and sponsor federal grants such as community development block grants
to offer funding opportunities to property owners seeking to improve deficient
properties to be used for long term rentals.

c. Create atechnical assistance program to help homeowners navigate repair and
accessibility projects and understand available funding and regulatory
requirements.

d. Provide education and resources for grants or low-interest loans for low-to-
moderate-income homeowners to make critical repairs and accessibility
modifications.

e. Preserve existing affordable rental housing by providing resources for owners
to refinance, maintain units and offer long-term affordability. Explore allowing
current multi-family and naturally affordable rentals to qualify for the Whitefish
Legacy Homes Program.
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Goal

4. Pursue sustainable financing mechanisms and programs to support the development
of Community Housing.

In 2025, the cost of housing in Whitefish is beyond the reach of even the upper middle
class. Although providing sufficient housing supply is part of the equation, a successful
housing strategy to provide housing more attainable to the community cannot be
achieved without bridging the gap between market demand, land costs, development
costs and what residents can afford. Various financial tools and innovative funding
strategies exist to ensure housing remains accessible to a broader range of the
population.

Objectives
a. Analyze ways to streamline application processes.

b. Ensure funding mechanisms remain relevant and create usable tools to
increase Community Housing over time.

c. Explore alternative ways to increase city revenue allocated to Community
Housing such as:

i. Reallocation of resort tax revenues (such as reducing or eliminating
reimbursement of resort tax for housing used for second homes or short
term rentals) to increase city funding for needed housing.

ii. Reducing or reimbursing impact fees for new deed-restricted workforce
housing.

iii. Exploring funding mechanisms to assist with the purchase or
construction of workforce homes such as down-payment assistance
programs or construction loans.

iv. Explore increasing resort tax by one percent for Community Housing.

d. Explore opportunities to allow for expedited zoning and / or subdivision
variances for developments of 100% deed-restricted affordable housing units.

Goal

5. Work to establish and strengthen relationships with the development industry and
local, state and national organizations to help meet future Community Housing needs.
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Partnering with private developers alongside local, state, and national organizations
enables a city to combine public oversight with private-sector innovation and
investment. Private developers bring expertise in construction, market trends, and
project delivery. Public and nonprofit partners can provide regulatory support, funding
opportunities (such as grants and tax credits) and programs that reduce costs and
ensure affordability and equity. Land banking in partnership with non-profit
organizations can reduce future development costs. Local organizations contribute
community knowledge and grassroots support to align projects with neighborhood
priorities. Together, these partnerships leverage shared resources to deliver
sustainable, inclusive housing solutions that meet long-term demand.

Objectives

a. Partner with developers to support the development of Community Housing
in the private sector.

b. Leverage community partners such as Housing Whitefish, Northwest
Community Land Trust (“NWCLT”), Habitat for Humanity of Flathead Valley
(“HHFV?), and other developers of affordable housing toward reaching needs.
Utilize requests for proposals to find the most effective partners for Community
Housing projects who are able to achieve success.

c. Continue valley-wide communication with other jurisdictions on Community
Housing progress, programs and collaborative opportunities.

d. Utilize state-led housing programs which aim to increase Community Housing
opportunities.

Goal

6.

Encourage new housing development to align with all goals outlined in Whitefish
Vision 2045.

The housing goals outlined in this plan element go beyond the need to achieve an
adequate supply and types of needed housing. Housing development should also be
sensitive to environmental stewardship and efficient land use, reducing sprawl and
supporting walkable, transit-oriented neighborhoods. Throughout this community plan
in the associated plan elements there are broader sustainability principles such as
reducing car dependence, reducing the carbon footprint, addressing climate change,
and better economizing resources by prioritizing infill and compact development within
existing city limits where infrastructure is already in place. Efforts to address housing
affordability and supply should minimize impacts on the environment and the quality
of life that Whitefish residents value.
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Objectives

a. Promote density in areas near transit and active transportation routes.

b. Reduce car trips and improve quality of life by promoting walkable
neighborhoods.

c. Prioritize infill and compact development within existing city limits where water,
sewer, and transportation infrastructure are already in place or can be
efficiently upgraded or expanded.

March 2, 2026 Draft
City Council Packet, March 2, 2026 Page 197 of 688



EXHIRIT ‘A’

N
%
i v
\ i
N\ | Yae®
B : [ L‘ -
|===== 5 ==l =
1 | B N
Elmc-Ee 1]
- - i =
~_
i

1T
{
/

| | P \_j(w%
Nl ‘ ==

N City of Whitefish Low Density
A DenSity Map High Density

City Limits

[

<
—9
b
Q
|®)
N
Esri,NA“Ast GSJFEMA

0 0.5 1 2 Miles

City Council Packet, March 2, 2026 Page 198 of 688




EXHIBIT ‘A’

A\

N

\\‘\

W

L—@ M

N % a
0 0.47 0.95 1.9 Miles Esri, NASA, NGA, USGS; FEMA, Sources: Esri, TomTom, Garmin, FAO,'NOAA, USGS, ©
1 ] ] ] | ] ] ] | OpenStreetMap contributors, and the GIS User Community

City of Whitefish
Location of Existing Housing Types

.| Single Family Detached | Multifamily
| Two Family Dwelling / Duplex N\  Resort Residential
|| Single Family Attached B  Mixed Use

November 13 2025 City Council Packet, March 2, 2026 Page 199 of 688




EXHIBIT ‘A’

WA

WSR WCR

WSR
0
[
WLR
| WR-2
\ R-4
WER -
WR-2
L Wé‘% WSR
S
— WR-1
T ]
WL
WLR
WLR
c
N
0 0.5 1 2 Miles

Esri, NASA, NGA, USGS; FEMA, Sources: Esri, TomTom, Garmin, FAO, NOAA, USGS, ©

1 1 1 1 ] 1 1 1 I OpenStreetMap contributors, and the GIS User Community

City of Whitefish
Types of Housing Allowed by Right

.| Single Family Detached, Duplex and Two Family I Multifamily
| single Family Detached to Fourplexes 7/, Zone Districts Allowing Short Term Rentals

*WR-4 allows up to 18 multifamily units by right City Council Packet, March 2, 2026 Page 200 of 688 November 17, 2025




MV

2 Miles

Ages of Residences

City Council Packet, March 2, 2026 Page 201 of 688

Newest




EXHIBIT 'A'

TRANSPORTATION

transport including walking, biking,

During visioning sessions for Vision Whitefish 2045, the top response regard-
ing how citizens saw Whitefish in twenty years was that Whitefish should be a
multimodal community. This means placing equal emphasis on all modes of
transit, and rail as well as automobiles.

Many of Whitefish’s traditional
neighborhoods are compact and

walkable, asthey were laid out before the
widespread distribution of the automobile.

The Whitefish Transportation Network
is an integrated multimodal system
comprised of five components:

The Road Network

The Active Transportation Network

Public Transit

Air Transportation

Rail Network

The most frequently recommended city
improvement during visioning sessions

was the need for a second grade-
separated railroad crossing.

ACTIVE TRANSPORTATION refers to
any form of human-powered travel - such
as walking, biking, or using a wheelchair.
To be most effective, active transportation
routes should connect to key places such
as schools, parks, neighborhoods, and
shopping areas.

A land use plan should steer the

transportation plan and associated
infrastructure and not the other way
around so that growth occurs in a
concurrent manner. When the land use -
transportation connection is not managed
properly and new road infrastructure
makes undeveloped land more accessible,
development often follows.

COMPLETE STREETS are a
transportation policy that ensures streets
are designed, built, and operated to
accommodate safe access for users of all
ages and abilities, including pedestrians,
bicyclists, transit riders, and motorists.

US Highway 93 produces the highest traffic
speeds and volumes, the most conflict
points, the majority of the most congested
intersections, and seven of the ten most
dangerous intersections in Whitefish.

As the city continues to grow, much of the
new development has occurred along US
Highway 93 South and other extents of
the city limits - further away from schools,
the downtown, and amenities. This has
led to more road infrastructure, less
walkability and increased automobile
usage.
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Being a Multimodal Community

“We champion alternatives to private automobile use. We will be a
connected, walkable community and will prioritize a safe, efficient, and
convenient transportation system for all modes of travel. We place
equal emphasis on non-motorized and motorized forms of
transportation while considering associated impacts on land use and
existing transportation infrastructure”.

INTRODUCTION

A well-designed transportation system is the backbone of a thriving community. It shapes
how people move, interact, and access essential services and community amenities. By
integrating various modes of mobility, a cohesive transportation network can reduce
congestion, lower environmental impact, promote healthier lifestyles and improve
accessibility for all communities. A well-designed transportation system also enhances
safety, ensuring accessible routes for all individuals, including those with disabilities.

Of all the impacts growth can have on a community, the one most often cited is traffic.
Increases in traffic volumes, traffic congestion, speed, noise, air pollution and difficulty
finding parking spaces are issues many people raise when talking about growth in their
communities. Children’s safety walking or cycling is a big concern, and increased traffic
overtaxing neighborhood streets and intersections can frustrate residents.

Many of Whitefish’s traditional neighborhoods are compact and walkable, as they were
laid out before the widespread distribution of the automobile. As the city continues to
grow, much of the new development has occurred along US Highway 93 South and other
extents of the city limits - further away from schools, the downtown, and amenities. This
has led to more road infrastructure, less walkability and increased automobile usage.
Connected compact infill development should be prioritized, positioning residential,
institutional and commercial areas closer together to reverse this trend. This will reduce
dependence on single-occupancy vehicles, promote transit ridership, and encourage
active transportation modes like walking and biking. By integrating diverse uses into
compact areas and providing better pedestrian and bicycle connectivity between these
uses, a more efficient alternative transportation network will result, reducing traffic
congestion and supporting environmentally sustainable growth.

While many residents still choose to drive for most daily trips, demand for infrastructure
supporting non-motorized modes of travel is growing. In addition, a growing percentage
of the Whitefish population is aging. Mobility is an issue for older or disabled residents
who are no longer able to drive but still need to access services around the city.
Automobiles will likely remain an integral part of the community over the next twenty
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years, but thoughtful planning should prioritize diverse and sustainable alternative
transportation and mobility options as well.

TRANSPORTATION ELEMENT GOALS AND OBJECTIVES

Goal

1.

Continue to develop a safe, balanced, and well-integrated multimodal transportation
system for all ages and abilities that provides easy access to priority community
locations including stores, banks, schools, neighborhoods, pathways, trails, and river
access and gives equal preference to and enhances mobility for all modes of
transportation.

During visioning sessions for Vision Whitefish 2045, the top response regarding how
citizens saw Whitefish in twenty years was that Whitefish should be a multimodal
community. This means placing equal emphasis on all modes of transport including
walking, biking, accessibility for those with mobility-challenges, transit, rail for goods
or passengers as well as automobiles. However, safety and convenience for
pedestrians and bicyclists is compromised in certain areas by lack of sidewalks and
pathways, with safe routes to schools being voiced as a particularly high priority. The
2022 Whitefish Transportation Plan incorporates the multimodal recommendations of
previous plans (including the 2017 Connect Whitefish Bicycle and Pedestrian Plan)
into its transportation projects. The 2025 Safe Streets for All Plan builds on this plan
with additional recommended improvements for enhanced bicycle and pedestrian
safety. Frequent reviews and updates of these plans should occur to continue to
improve all forms of mobility and guide future transportation infrastructure.

Objectives

a. It shall be the policy of the City of Whitefish to support active transportation through
planning and capital improvements. This policy will promote mobility and
accessibility for people of all ages and abilities.

b. Continue to implement the 2022 Whitefish Transportation Plan (or future revisions
adopted hereafter) when reviewing future transportation improvements or projects.

c. At least every five years, review road network and active transportation network
project priorities of the 2022 Transportation Plan and 2025 Safe Streets for All Plan
and amend if necessary.

d. Conduct periodic resident transportation surveys to identify travel trends over time
and track progress toward meeting goals for all modes of transportation.
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e. Vehicular speeds should be reduced as appropriate throughout the community.
Reducing speeds improves safety, mobility and comfort.

f. Adopt a traffic-calming program as recommended in the 2025 Safe Streets for all
Plan.

g. Develop prioritization criteria to continue the construction of missing sidewalk and
trail links throughout the city, with those providing safe routes to school,
connectivity to other city trail systems, downtown access and along arterial and
major collector streets being the highest priority.

h. Whenever feasible, traffic-separated multi-use pathways are the preferred active
transportation option.

i. Prioritize connection of fragmented sections of the Whitefish River Trail and trails
linking to it.

j- The city should work with Flathead County to improve active transportation options
and provide connections to existing paths and sidewalks along East Edgewood
Drive outside of city limits east to its intersection with East Second Street.

k. Adopt an official complete streets policy which considers and balances the needs
of all transportation users, rather than prioritizing a specific mode. Commit to
developing transportation projects that address the needs of all transportation
users in all seasons.

[. Continue to support federal funding that will keep Amtrak passenger service
operating in Montana.
m. Promote safety for pedestrians where electric transportation use is allowed.
Goal

2. Develop and maintain a transportation network that provides multiple reliable route
options between key destinations to improve connectivity.
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“Connectivity” refers to how effectively different routes, streets, or modes of
transportation are linked together to allow smooth, direct, and efficient movement of
people and goods. High connectivity means there are multiple accessible routes
between destinations, which aids in dispersing traffic, providing multiple options to key
destinations, increasing evacuation routes, reducing travel times, and easing
congestion. Secondary access to and from areas with limited connectivity has been
one of the most commonly mentioned transportation challenges in Whitefish, with
additional grade-separated railroad crossings and emergency egresses mentioned as
critical. During planning for enhanced connectivity, it is imperative to be cognizant of
how new routes or transportation infrastructure impact existing neighborhoods.

Objectives

a. Vehicular speeds should be reduced as appropriate throughout the community,
and complete street strategies should be incorporated.

b. Combine and consolidate driveway accesses along US Highway 93 South to
improve traffic safety and flow.

c. Pursue and prioritize opportunities for a second grade-separated railroad crossing.

d. Pursue and prioritize opportunities for alternative access to Birch Point Drive and
across the railroad yard separating north and south Whitefish.

e. Pursue and prioritize options for reliable alternate arterial and collector access and
egress and alternative north-south connectivity from the Big Mountain area to
Edgewood Drive.

f. Discourage new subdivision development on Big Mountain which relies on
unimproved secondary emergency access which does not meet city or county
road standards.

g. Continue to prioritize additional east-west arterial and/or collector street
connectivity throughout the city road network, especially extending 71" Street to
Spokane Avenue and between major parallel north-south arterials such as
Monegan Road, Whitefish Avenue, Baker Avenue, and Karrow Avenue.
Incorporate complete streets and reduce vehicular speeds.
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h.

Goal

Plan for through, continuous streets to the greatest extent possible. When cul-de-
sacs are necessary due to ownership, topography, or other constraints, ensure a
future street extension can be made via a right-of-way dedication, public access
easements, or at the very least, a pedestrian connection.

Continue to explore options for future road extensions to better disperse vehicular
traffic across the transportation network, providing different route options to key
locations and reducing congestion.

Continue to prioritize and develop frontage roads and major arterials parallel to
Highway 93 south, including south of Highway 40, that connect to controlled
intersections.

Protect residential neighborhoods by designing the road network to minimize the
incursion of commercial and transient traffic into residential neighborhoods.

Explore opportunities to improve connectivity in existing neighborhoods without
widening existing streets or materially reducing on-street parking spaces on any
streets in our downtown neighborhoods.

. Coordinate with surrounding jurisdictions, Flathead County, and MDT toward

construction of multi-use pathways to Columbia Falls and Kalispell.

Continue to encourage MDT to replace the Whitefish River culverts under Highway
93 South with a bridge or tunnel designed to accommodate watercraft as well as
a bicycle and pedestrian path crossing under the highway.

Work with MDT to recalculate the annual growth rate for traffic on Wisconsin
Avenue and the level of service for all intersections along Wisconsin Avenue
through 2045.

3. Recognize the transportation - land use relationship and associated impacts and
encourage infill and compact development patterns over development which results
in inefficient or excessive transportation infrastructure requirements. Consider city
investment in transportation infrastructure to stimulate infill development where it is
most appropriate to meet the community’s stated preferences.
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Transportation decisions can have significant impacts on land use by encouraging
expansion and providing accessibility to previously inaccessible places. Likewise, land
use decisions directly impact transportation needs, influencing traffic patterns,
affecting environmentally sensitive areas and wildlife corridors, creating parking
issues and necessitating additional infrastructure. The city should prioritize compact,
and infill development in appropriate areas already served by adequate infrastructure
by placing residential, commercial, schools and job creating uses within close
proximity.. This reduces driving and associated emissions, economizes existing
infrastructure, and promotes alternative forms of mobility. Existing and future land
uses should steer infrastructure planning and investment in transportation
infrastructure to stimulate desired development patterns. Transportation related
impacts on surrounding land uses should be identified and/or mitigated where
feasible. Future development should be built in concurrence with infrastructure.

Objectives

a. Revise City of Whitefish Engineering Standards to improve transportation impact
evaluation criteria for land use projects, specifically related to collector roadways
and any project north of the viaduct.

b. The community should encourage sustainability in all aspects of the
transportation system so that the needs of the present are met while ensuring
that future generations have the same or better opportunities.

c. Consider city investment in transportation infrastructure to stimulate compact infill
development where appropriate.

d. Ensure future development is served by appropriate street classifications,
particularly in residential neighborhoods.

e. Evaluate existing street classifications to determine if updates are necessary to
accommodate or be more compatible with existing or future land use.

f. Ensure road design templates are consistent with street type and place type
standards.

g. Encourage and enable the development of housing, jobs, and services in close
proximity to one another to prevent sprawl and encourage infill development.
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h. Encourage infill development in order to avoid costly extensions of transportation
facilities and to minimize travel distances.

i. Transportation infrastructure should be prioritized in areas that are ideally located
for higher density housing.

j. Determine appropriate design treatments to reduce traffic noise in residential
neighborhoods and mixed-use residential areas before a major road capacity
improvement project is initiated.

k. Adopt a traffic-calming program as recommended in the 2025 Safe Streets for all
Plan.

I.  Road design and construction should consider environmental impacts to
sensitive areas, including using recycled materials and encouraging eco-friendly
surface treatments, and by adopting erosion control measures, stormwater
control practices, and vegetation management.

m. Consider impacts to wildlife habitat in road design and adopt measures to reduce
collisions.

n. Review roadway improvement plans to ensure the desired design character of the
area, as defined by zoning designations, is not adversely impacted.

0. Consider a study in the area surrounding the Whitefish Airport to determine future
needs and potential restrictions on future development in its proximity.

p. Encourage the State of Montana to facilitate a study of potential local impacts
related to future airport expansion and a full range of mitigation options.

g. Continue to pursue a BNSF quiet crossing at Birch Point Drive.

r. Continue evaluating parking management programs for downtown Whitefish to
increase availability of customer parking, provide more available employee parking
in designated areas, reduce impacts on adjacent residential neighborhoods, and
to potentially generate revenue for downtown improvements, new public parking
structures and lots, and/or public transit.
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s. It will be the policy of the City of Whitefish to require concurrency of all urban
services, including but not limited to: water and sewer, drainage, streets, public
safety and emergency services, pedestrian, bikeways and trails.

Goal

4. The city should explore improved public transit, both in the city, and inter-city, through
support of the expansion of existing systems, agreements with Flathead County and
surrounding jurisdictions and support for new transit systems.

Transit provides transportation for those who cannot or choose not to drive or do not
want to contribute to congestion or carbon emissions. Although there are some limited
public transit options in Whitefish, there could be better coordination between these
transit providers. A small local punctual bus system in the city could greatly reduce
dependence on vehicles and improve traffic and parking downtown and should be
studied. The city should proactively work with transit agencies, surrounding
jurisdictions and the State to support a regional commuter transit network within the
Flathead Valley and to explore solutions to make public transit funded, more efficient,
timely, easy to use, and reliable.

Objectives

a. Develop a memorandum of understanding (MOU) which outlines the roles and
responsibilities of transit partners within an eventual regional transit organization,
and determine the process and timeline by which such an organization will be
formed.

b. Study the feasibility and financing options for local public transit and opportunities
for equitable transit-oriented development

c. Improve coordination between S.N.O.W. Bus and Mountain Climber and identify
funding sources to provide improved services to increase transit ridership locally
and regionally.

d. Explore development of new public transit service from Glacier Park International
Airport (GPIA) to and from Whitefish.

e. As public transit becomes more available and coordination more frequent, facilitate
more efficient and reliable transit use by implementing intelligent transportation
system (ITS) solutions such as electronic fare payment and automatic vehicle
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location (AVL) technology to communicate real-time location of buses through
smartphone applications.

f. Improve equity for underserved populations by enhancing ADA accessible public
transit and non-motorized transportation options to improve access to
employment, quality of life destinations and affordable housing.

g. Collaborate with partners throughout Flathead County to achieve an integrated and
efficient regional transit system. Leverage transit to connect workers, residents,
and visitors to businesses and tourist destinations.
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EXHIBIT 'A'

ECONOMIC DEVELOPMENT

What was originally an economy based on the timber and railroad industries
is now primarily a visitor economy with some healthcare, education,
railroad, information, retail and entrepreneurial and service industries.

BNSF is still a major employer in the city,
employing approximately 280 people.

$71,110

Whitefish Median Household Income 21% of working Whitefish residents

work remotely
$67,915

Approximately 43% of all jobs in the City of
Whitefish are related to tourism.

Montana Median Household Income TOP WHITEFISH EMPLOYERS (2024)
Logan Health 483
< $35,000 BNSF 280
Average salaries of service workers Whitefish School District 250

In 2023, non-resident spending in Flathead

County was 1 billion with the Whitefish
Professional Services Convention and Visitors Bureau reporting tourism

Health Care bringing in approximately $390 million for the
City of Whitefish. Resort tax brought more than 6
million dollars into the city in 2023.

AREAS OF EXPECTED JOB GROWTH

Tourism

AREAS OF JOB DECLINE BUSINESSES MOST LACKING IN WHITEFISH

Transportation . .
2 Personal and business services

Warehousing Construction

Information Services Clothing retailers (for locals)

61% to 76% of employees who Goods and services limited by zoning or

work for Whitefish businesses do not live  availability in Whitefish results in Whitefish

in Whitefish. residents driving to other nearby communities for
their needs.

“Availability of Attainable Housing, Traffic and Shift of Resource and Transportation Based

Jobs into Tourism Economy”
Indicated as trends that will influence economic development opportunities




EXHIBIT 'A'
VISION WHITEFISH 2045: ENVIRONMENT, NATURAL RESOURCES AND HAZARDS ELEMENT

SUPPORTING A ROBUST RESILIENT ECONOMY

Vision: “We support local business retention and expansion and
encourage a diverse year-round economic base to accommodate
current and future commercial enterprises while protecting our unique
character and qualities through policies supporting moderate
economic growth for our community.”

INTRODUCTION

Whitefish has weathered many economic ups and downs since its incorporation in 1905
after the Great Northern Railway made Whitefish a stop in 1904. In 1929, the Empire
Builder rail service was completed from the east to west coast, bringing in visitors from
far away, many of whom stayed for the outdoor beauty and jobs at local mills or the
railroad. An early 1900s timber boom was tempered by the Great Depression that lasted
from 1929 to 1939. In 1947, Big Mountain Ski area installed lifts and soon after skiers
began finding their way here to recreate. Whitefish Lake also drew in visitors and summer
resort cabin owners for its productive fishing. In the 1980s, many local timber mills shut
down due to changing federal policies and timber jobs became scarce. At that time, there
were homes and businesses that sported signs that stated: “Supported by Timber
Dollars”. Empty storefronts appeared downtown after businesses left to new malls
constructed in Whitefish and Kalispell. The economy began to pick up in the late 1990s.
The early 2000s saw a huge jump in real estate prices and new home starts as more
people discovered Whitefish via the Internet and as a result of the housing bubble
nationwide. In 2008, the Great Recession hit, causing many in the construction and real
estate industries to lose their jobs and local families to move away. Fortunately, in 2003,
local businesses partnered with the city to develop the Whitefish Downtown Business
District Master Plan. Implementation of the plan began in 2009 using a combination of
resort tax funds and tax increment funds. This investment revitalized the town’s
commercial core resulting in the vibrant downtown we enjoy today.

The COVID-19 pandemic in 2019 and 2020 brought a huge influx of new people and
businesses to Whitefish who were fleeing population centers for a more laid-back
mountain lifestyle, many of whom were able to maintain their high-paying jobs by working
remotely. A consequence of this was a steep increase in housing prices. This trend may
reverse as remote workers are being called back to in-person work. Over the next twenty
years, there will likely be other major economic shifts for reasons that are hard to predict.
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ECONOMIC DEVELOPMENT GOALS AND OBJECTIVES

Goal

1. Encourage a balanced year-round base economy that continues to provide essential

jobs, goods and services, recognizing that the needs of local residents and
neighborhoods should not be less important than the needs and interests of
businesses.

Diversifying the economy beyond a seasonal tourism base to attract “primary jobs” has
been a recurrent strategy of the city. A common theme has been strengthening the
economic base by seeking year round, high paying industries. During visioning
sessions for this plan update, virtually all comments about economic development
expressed the need for providing a greater diversity of jobs for the residents of
Whitefish. However, some residents expressed economic development should not
occur to the detriment of the existing small town character of Whitefish.

Objectives:

a. Pursue all feasible alternatives to provide affordable housing for those who work in
the City of Whitefish.

b. Evaluate where commercial and industrial areas may need to grow or revitalize to
meet expected demand over the next twenty years and beyond.

c. Preserve existing industrial and commercial zoning and only support rezoning for
residential purposes if a significant public benefit can be demonstrated, such as
workforce housing.

d. Consider incentive programs for certain business sectors to entice relocation or
establishment of high-wage businesses within the city.

e. Investigate opportunities and partnerships to identify and recruit clean, community-
compatible industry to Whitefish.

f. Support local and valley wide commuter public transportation to and from downtown
to accommodate residents, visitors, and local employees.

g. Continue to support local businesses and accommodate growth that has already
occurred.
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Goal

2.

Support local business retention and expansion and entrepreneurial opportunities.

The Whitefish community values locally owned businesses as well as the distinct
commercial character of Whitefish. Locally owned businesses should be protected and
incentivized, and franchise businesses should be discouraged. There are opportunities
to capitalize on the unique geographic setting of Whitefish such as its proximity to rail
and international commerce routes. Whitefish also has an educated and talented
workforce which could prove advantageous to locally-compatible startup, technology
or incubator type businesses.

Objectives:

a.

f.

g.

Consider incentive programs or low-interest loan programs to retain and expand
existing businesses within the city.

Coordinate with BNSF and compatible industries to identify available land and
opportunities to capitalize on existing rail access, including adding a new rail spur
to accommodate rail-served industry and local loading or unloading of shipped
goods.

Encourage the development of primary-job creating enterprises through such
strategies as timing of infrastructure improvements and/or emphasis on building or
redevelopment of building types that allow for small business growth (such as
business incubators or co-working spaces).

Prohibit big box retail.

Continue to prohibit formula retail and restaurants downtown and prohibit formula
hotels and formula services downtown. Continue to regulate formula businesses
in other commercial areas to support the unique character and shopping
experience of Whitefish and promote locally owned businesses.

Create a local group, network, or committee that has recurring conversations
regarding trends and specific areas of growth with other municipalities, chambers of
commerce, and economic development organizations to share information to help
develop and encourage sustainable business-attracting strategies.

Actively pursue partners and grants to fund and establish business incubators to
provide technical and logistic support to new businesses.
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h. Continue to evaluate and simplify the process of starting a business in Whitefish.

I. Encourage all new commercial development, subdivisions and infrastructure
upgrades to include the installation of conduit for high-speed internet, and
congruently explore grant or funding opportunities for this type of infrastructure to
meet the needs of the current population and potential growth.

Goal

3. Maintain the downtown core as the commercial, governmental, and cultural center of
the community.

The downtown historic core contains the majority of the tourism, retail, entertainment,
food, and civic uses in the city. But downtown is more than a commercial center — it is
a place of connection, where farmers markets, parades, and festivals foster civic pride
and social cohesion. In 2006, the Whitefish Downtown Business District Master Plan
was first adopted. This master plan presents strategies to maintain the commercial
integrity of the Downtown and ensure the heart of Whitefish remains intact.

Objectives:

a. Continue implementation of the Whitefish Downtown Business District Master Plan.

b. Maintain zoning consistent with the uses desired downtown and the
recommendations of the Downtown Business District Master Plan.

c. Create an overlay district for the downtown area to protect and enhance downtown
character, scale and massing.

d. Consider possible programs for the downtown area that can evaluate and
increase the diversity of year round local serving business

Goal

4. Protect the natural resources and unique character and qualities of Whitefish for the
continued health of the visitation economy and quality of life for residents.
5.
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Tourism remains a cornerstone of Whitefish’s economy. Tourists visit Whitefish and
the Flathead Valley for its uniqueness and for the quality of the experience. The local
economy is dependent upon clean air and water, scenic vistas, open spaces, and an
abundance of fish and wildlife. Protecting these resources through properly managed
development is not only good for the resource itself and a benefit to the community, it
is vital to the economy as well. To provide a strategic, long-term vision and framework
for the sustainable future of the Whitefish community and reduce tourism impacts on
the community, the city and the Whitefish Convention and Visitors Bureau joined
together to develop a Whitefish Sustainable Tourism Management Plan.

Objectives:

a. Work with Whitefish Convention and Visitor's Bureau, and local and state agencies
to explore ways to promote sustainable resource-based tourism without
endangering vital natural resources.

b. Support the goals and objectives of the Sustainable Tourism Management Plan.

c. Continue to work with the Montana DNRC, Whitefish Legacy Partners, Glacier
Nordic Club and other public and private agencies to support, protect, and maintain
outdoor recreation opportunities and amenities such as the Whitefish Trail, Glacier
Nordic Ski Trails, Smith Lake Disc Golf Course, and other public recreation
facilities.

Goal

6. Support organic and other localized farming as a means to broaden the community’s
economic base and to preserve and enhance rural character.

Preserving and supporting local farms has a positive impact on the economy. Local
produce grown nearby can be sustainably transported to market without using the
guantities of fossil fuels required to send products from somewhere else to local
grocery stores. As fuel prices continue to rise and as consumers become more
sensitive to processed and genetically altered foods, organic local farming should
become a growth industry.

Objectives:

a. Map active local agricultural operations as part of the land use database.

b. Explore incentives for the growth and retention of localized agriculture.
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c. Determine appropriate zoning and locations in rural agricultural areas to allow
limited farm-based produce stands, farmer’s markets.

d. Continue to partner with the Whitefish Farmers Market.
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Whitefish residents repeatedly express their desire for clean air,
scenic vistas, and protection of wildlife habitat, open space and forest lands.

clean water,

Since the last adopted growth policy,
Whitefish has adoped water quality and
lakeshore regulations.

4-6° Fahrenheit is the

average temperature Montana is
projected to increase by mid-century.

BIGGEST CONTRIBUTORS TO WHITEFISH
WATER QUALITY DECLINE

1. Failing Septic Tanks

2. BNSF Spill Incidents

3. Polluted Stormwater

LEADING CAUSES OF AIR
POLLUTION IN WHITEFISH

1. Vehicle Emissions

2. Open Burning

3. Wildfires

There is a healthy bear population in and
around Whitefish. There have been 381

bear incidents reported since 2018.

70% of the Whitefish Lake perimeter
is adjacent to properties which require
septic systems for development. As they age,
septic tanks are prone to failure and leakage.

Climate change consequences ALREADY
AFFECTING Whitefish include reduced
snowfall, hotter summers, bigger wildfires and
smokier air, more droughts, decline in water
supplies, increased flooding, and increased
sediment into water.

Whitefish has a 90% hlgher risk of wildfire
than other communitiesin the United States. The
entire city is within the Wildland Urban Interface
(WUI)

Natural Resources have driven the
early development and economy of Whitefish -
farming and ranching, fishing and hunting, and
healthy forests for logging.
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LEADING IN ENVIRONMENTAL SUSTAINABILITY AND
RESILIENCY FROM HAZARDS.

“We will respond and adapt to climate change and employ sustainability
principles, practices, and education. We will demonstrate environmental
stewardship and maintain and improve our natural resources while
managing, preventing, and mitigating impacts from natural hazards.”

INTRODUCTION

Article IX of the 1972 Montana Constitution guarantees its citizens “the right to a clean
and healthful environment’.” Whitefish is defined by its natural environment. At
community visioning sessions, Whitefish residents repeatedly expressed their desire for
clean air, clean water, scenic vistas, and protection of wildlife habitat, open space, and
forest lands. The natural environment is comprised of a complex system of many
components. Disruptions to any part of this system can result in permanent ecological
impacts that reverberate for generations. One of the greatest environmental threats is
climate change, which is already producing local and global effects.

Whitefish has an abundance of natural resources. Some of these resources have driven
the early development and economy of Whitefish. Natural resources and associated
activities specific to Whitefish include farming and ranching, abundant wildlife for fishing
and hunting, healthy forests for logging, and mineral extraction. Responsible
management of these resources is imperative to the health of the local economy and the
availability of food and materials. It is incumbent upon Whitefish to recognize the historic
contribution of resource extraction while managing our natural resources wisely to ensure
they are available for our present and future residents.

Hazards, whether natural or human-made, pose varying levels of risk to communities and
environments, highlighting the need for awareness, preparedness, and mitigation efforts.
There is potential for hazards in every community. Some of these hazards are
unavoidable and are natural phenomena such as lightning-caused fires, earthquakes, and
flood events. There are also hazards that can be avoided, such as human-caused fires
and chemical spills associated with the railroad and other industries. The magnitude and
frequency of hazards can be lessened, avoided, or mitigated through hazard planning
and preparation. Forest fires and the resulting damage can be reduced through proper

7 In a 2024 landmark case, the Montana Supreme Court upheld a district ruling in Held v. Montana in
which it determined recent legislation passed by the Montana State Legislature which prohibited
greenhouse gas emissions from being considering during environmental review was unconstitutional
based on Article IX which guarantees “Montanans’ right to a clean and healthful environment.”
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forest management and defensible space around properly constructed structures. Flood
impacts can be reduced by avoiding development in or around floodplains. Stormwater
runoff can be reduced by designing with green infrastructure that absorbs, stores, and
purifies rainwater and uses porous surfaces rather than concrete or asphalt. Earthquake
damage can be limited by building and engineering solutions and by having building
codes county-wide rather than just inside city limits. Train derailments and / or chemical
spills can be avoided by regular maintenance, adequate infrastructure, proper
communication and personnel training. There is much that can be done to reduce the loss
of life and property and to recover from hazardous events.

A sustainable community is a community that can meet the needs of the present without
compromising the ability of future generations to meet their own needs. A resilient
community is a community that can withstand, resist, absorb, accommodate, and recover
quickly from the effects of a hazard in a timely and efficient manner. Through responsible
stewardship of the land, thoughtful land use policy, regulatory updates, and citizen
involvement, Whitefish will continue to demonstrate its commitment to being a
sustainability and resiliency leader.

ENVIRONMENTAL GOALS AND OBJECTIVES

AIR QUALITY

Goal

1. Maintain and improve air quality for the health and enjoyment of residents and visitors
alike, including through continued exploration of ways to further reduce air pollution.

Clean air is a valuable resource for residents and visitors alike. Community members
and visitors appreciate clean air for outdoor pursuits including maintaining the visibility
of the grand vistas of the surrounding mountains, the Flathead Valley, and Glacier
National Park. The 2007 growth policy noted Whitefish was a non-attainment area,
mostly due to dust generated from winter road sanding materials and vehicles tracking
mud and dirt from unpaved surfaces. Paving of roads is now required, and salt deicers
are now used rather than sand, although salt deicers have their own share of
environmental impacts. Apart from the dust, the most predominant air quality
contaminants in Whitefish and the community plan area include open burning, vehicle
emissions, and wildland fires.

Objectives:

a. Continue to implement the Flathead County Air Pollution Control Program.
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b. Continue to monitor Whitefish air quality, and work and cooperate with federal,
state, and county agencies on a monitoring program.

c. Continue to identify additional sources of air pollution and explore programs and
regulations that will improve Whitefish air quality. Examples could include
measures the city could take to reduce automobile trips, championing for public
transit and other alternatives to automobiles, encouraging electric versus fuel-
powered equipment and promoting anti-engine idling policies.

WATER QUALITY

Goal

2.

Maintain and improve water quality of the Whitefish area’s lakes, rivers, groundwater,
and streams.

During the visioning process, the community overwhelmingly responded the top three
most important features to protect were the Whitefish River, Whitefish Lake, and
overall water quality. Much work has been accomplished concerning water quality
since the 2007 Growth Policy. The Whitefish Lake Institute (WLI) has evolved into a
significant local water quality leader and voice for Whitefish Lake. Water quality
regulations and Lake and Lakeshore Protections have been adopted. There have
been significant clean ups of BNSF-related fuel spills. An interceptor trench to capture
effluent from boat bilge pumps has been constructed on the boat ramp at City Beach.
The city has partnered with other agencies to begin a robust Aquatic Invasive Species
(AIS) program. New and more efficient and effective water and wastewater treatment
plants have been constructed.

Despite this progress, threats to Whitefish water quality remain. Some of these threats
include additional development along waterfront property, more impervious surfacing
and other contaminants being introduced into the water sources. The majority of
properties adjacent to and near Whitefish Lake use on-site septic systems which can
and have failed and leach into the Lake. Storm drains have the potential to drain oil
and other pollutants directly into the Whitefish River. Chemicals and fertilizers
associated with golf courses and agricultural practices can contaminate ground and
surface water. There are still trace amounts of pollutants such PCBs and mercury in
Whitefish waters. The city’s fireworks displays have been shown to release numerous
particulates and heavy metals into the air, water and soil.
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Objectives:

a.

It shall be the policy of the City of Whitefish that no land maintenance or land
disturbance, private or public, shall cause soil erosion, chemical contamination,
sedimentation, nutrient loading, or stormwater discharge that adversely impacts
other properties, roads, wetlands, or any water body. Zero sedimentation and zero
nutrient loading shall be the goal for all development activity.

Continue to partner with Whitefish Lake Institute, Whitefish-County Water and
Sewer District and / or other entities to address and monitor water quality, identify
and address sources of contamination, provide periodic reports, and public access
to such information where feasible.

Identify and mitigate septic leachate contamination to Whitefish Lake and Upper
Whitefish River

Consider city policy which requires all properties remaining on septic systems to
be inspected prior to annexation.

To mitigate impacts to neighborhoods with aging septic systems, provide
incentives such as deferred annexation in exchange for wastewater agreements
for a period of 20 years to match a rural special improvement district term length.

In order to avoid concentrations of impacts on the resource, encourage the city,
County, and State of Montana to provide additional public access points to
Whitefish Lake for swimming, but not for watercraft, due to the risk of zebra
mussels and other aquatic invasive species as transported by watercraft.

Work with and support non-profit conservation groups or agency partners, such as
the Flathead Land Trust, Montana Land Reliance, Whitefish Lake Institute,
Whitefish Legacy Partners and Nature Conservancy to preserve and maintain
critical waterfront, riparian and watershed lands as open space.

Initiate a public information campaign to engage community members and provide
education on how fertilizers and pesticides can impact the water quality of
Whitefish’s lakes and streams.

Continue to support and encourage “drains to river” labels and associated artwork
from Whitefish youth programs on storm sewer inlets.
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Start planning for MS4 requirements applicable to cities over 10,000 population.

Continue to implement and monitor programs and coordinate with other agencies
to neutralize the threat of aquatic invasive species.

Explore, encourage, and implement more environmentally friendly alternatives to
magnesium chloride deicer on city streets and sidewalks.

. Continue to explore and implement more environmentally friendly fireworks
alternatives with the goal of eliminating perchlorates. After July 4, 2026, no
fireworks with perchlorates may be used at Whitefish Lake until a toxicology report
is obtained which demonstrates no significant effect on drinking water quality.

Evaluate and prepare for impacts to surface municipal water supply in event of
wildfire

Proactively engage county, state and federal resource management agencies to
reduce and prevent water quality degradation.

For recreational fields and golf courses, owned by the city but leased to another
entity, the City of Whitefish should evaluate future lease renewal language to
determine whether environmental certifications and additional practices could be
required to limit and mitigate environmental contamination of ground and surface
water and to conserve natural resources, including water and energy.

Encourage private recreational facilities such as sports fields and golf courses, to
get environmental certifications from accredited environmental or professional
organizations.

Continue to educate the public on the water quality impacts of non-organic
fertilizers, herbicides, and pesticides, promoting best practices and
environmentally friendly alternatives.

WILDLIFE AND HABITAT

Goal

3. Minimize and/or mitigate impacts to both terrestrial and aquatic wildlife and their

habitats as development occurs.
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The community and visitors appreciate the wildlife and its habitat. Wildlife in the city
and community plan area ranges from herds of elk to bald eagles and grizzly bears.
As the Whitefish population has grown and development has moved outward, wildlife
interactions and conflicts have increased. When developing or expanding city limits,
thoughtful planning needs to occur to help maintain wildlife corridors and habitats
while ensuring development respects the needs of wildlife. The city should continue
to re-evaluate its approach to solid waste and other animal attractants. Wildlife
management programs specific to particular wildlife, such as deer, should be
considered. There also needs to be increased attention of the introduction and
increase of invasive species, such as noxious weeds.

Objectives:

a. Work with partner organizations such as the Montana Department of Fish, Wildlife
and Parks to develop guidelines or regulations for development proposals in
proximity to wildlife habitats, ranges, and migration routes, while not precluding
development and still respecting individual property rights.

i. Identify, prioritize, and preserve key wildlife habitat and corridors, including
consideration of providing wildlife crossing areas.

ii. Develop a city Wildlife Management Plan to mitigate conflicts between humans
and wildlife, particularly the impacts of the urban deer population as well as
addressing chronic wasting disease.

b. Minimize the use of fencing that is exclusionary or dangerous to wildlife, except
when required for human safety, for protection of at-risk crops, or for domestic
animal containment. All fencing in critical wildlife corridors and habitat should be
wildlife friendly.

c. Continue to support streamside, wetland, river, and lake buffers and setbacks
through both the Whitefish Water Quality Protection regulations and the Flathead
Conservation District regulations. While such regulations provide water quality
protection, they also provide habitat for plants and animals.

d. Develop trail design standards for public trails along the Whitefish River to be
reviewed and approved by Montana Fish, Wildlife and Parks and the Flathead
Conservation District that protect water quality and habitat as much as practicable.

e. Support Montana Department of Fish, Wildlife and Parks Living with Wildlife

program to reduce conflicts between wildlife and people. Living with Wildlife
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includes not feeding wildlife by promptly removing fruit from trees, securing bird
feeders, pet food, and garbage, and installing wildlife friendly fencing.

f. Continue to support the city fruit gleaning program for fruit trees on public land and
within city parks to discourage aggressive human-wildlife interactions.

g. Continue to implement animal resistant solid waste containers throughout town
and identify the next areas of town for animal resistant solid waste containers.

h. Coordinate with residents, community groups and non-profits to encourage use of
animal resistant garbage cans within the unincorporated planning jurisdiction.

i. Continue to enforce noxious weed regulations and support noxious weed public
education.

CLIMATE CHANGE IMPACTS

Goal

4.

Continue to fulfill the city’s commitment to the implementation of the Climate Action
Plan.

Climate change is expected to present numerous significant impacts, many of which
are already occurring. In 2018, the City of Whitefish adopted a Climate Action Plan
(CAP) to prepare for climate change, improve local resilience to climate change
impacts and make the transition to a clean energy economy. To implement the CAP,
the city established the Whitefish Climate Action Plan Standing Committee. The
Committee has enjoyed recent successes implementing the plan such as
incorporating energy efficient fixtures into city facilities and revising landscape
regulations to reduce water usage, but opportunities for improvement still exist.
Potential improvements include regulatory updates, proactively supporting public
transit and supporting more compact development to reduce vehicular emissions.
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Objectives:

a. Continue to provide staff support to the Climate Action Plan Standing Committee.

b. Create an implementation schedule which outlines the city’s responsibility in
implementation of the plan, the timeline for action, and the responsible department.

c. Utilize the Electrification Recommendations from The Whitefish Climate Action

Plan (3-7-2023) to lower greenhouse gas emissions within the city including:

I. Transition public buildings to be all-electric.

ii. Evaluate the feasibility of transitioning city landscape maintenance
equipment from fuel-burning to battery-powered electric, where
appropriate (e.g. lawn mowers, snow blowers, utility golf carts,

sidewalk snowplows).

iii. Pursue an all-electric bus fleet at a scale that is economically

feasible.

iv. Provide education and resources for students and community

members on beneficial electrification.

d. Support local and valley wide commuter and visitor public transportation to and

from downtown including the creation of a transit plan.

e. Continue to implement the 2022 Whitefish Transportation Plan and the 2017

Connect Whitefish Bicycle and Pedestrian Master Plan.

f. Review and revise regulations and engineering standards as necessary to provide
incentives for climate-smart development practices. Examples include, but are not

limited to:

i. Allowance for reductions in landscaping, open space, or stormwater

requirements when buildings incorporate green roofs.®

ii. The use of above ground vegetated treatment for stormwater runoff

rather than underground mechanical treatment and detention.

iii. Reduced or eliminated off-street parking standards to reduce
impervious surfaces, surface heat, and stormwater requirements.

8 A “green roof” is a roof either fully or partially blanketed with vegetation. During Whitefish High School participation in
the growth policy, 2024 Whitefish Senior Miki Flint wrote a senior paper and championed for green roofs at a Whitefish

Community Development Board meeting.
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iv. Adopting a complete streets policy, allowing narrower streets,
creation of protected pedestrian/bike-only streets, and other
techniques to encourage walkability.

v. Encourage new buildings to be EV and Solar Ready, especially if city
funding is involved.

vi. Reviewing zoning and other development regulations to ensure
infrastructure associated with renewable energy such as solar
panels are supported.

g. Encourage density, when appropriate, in locations which provide efficient use of
infrastructure and are walkable to goods, services, and places of employment.

h. Map green infrastructure assets and integrate them with the stormwater master
plan update and proposed stormwater plans.

i. Explore the development of a heat island reduction plan with a strategy to
introduce more shade structures and/or tree canopies in outdoor spaces such as

above sidewalks, courtyards, pathways, and parking lots.

j. Expand small neighborhood parks when appropriate.

NATURAL RESOURCES GOALS AND OBJECTIVES

WATER QUANTITY

Goal

5. Promote sustainable water management practices to ensure the availability and
guality of water resources.

The City of Whitefish relies entirely on surface water for its domestic supply. Reliability
and quality of surface drinking water could be threatened in the future by impacts of
climate change, population increase, excessive water usage, contamination
associated with landslides or wildfires, and excessive evaporation. Other potential
water supply sources that are less sensitive to climate change should be investigated
and the city should continue being proactive in reducing water consumption.

Objectives

a. Continue to review regulations, building standards, engineering standards and
other best management practices for ways to improve water conservation.
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Goal

6.

b.

Consider the creation of a city-wide water conservation plan that could include, but
not be limited to, assessment of current water usage, benchmarks for progress,
conservation goals, community outreach, potential infrastructure upgrades,
regulatory changes and monitoring procedures.

AGRICULTURE

Encourage the preservation of prime farmland and productive agricultural lands.

During visioning sessions for this community plan, participants noted their fondness
for the rural land and farms surrounding the city limits, particularly along the
southeastern portion of the planning area. Farmland nationwide is being lost to
development, increasing importance for local jurisdictions to preserve prime farmland
and support local farms. There are numerous innovative approaches to encouraging
the preservation or more efficient usage of agricultural land while still allowing
adequate land for future development and respecting private property rights.

Objectives

a.

The City of Whitefish shall give priority to infill development in and adjacent to
established urban areas over plan amendments redesignating prime agricultural
land for subdivision development.

Extending municipal services and roads into areas that would result in premature
development of prime agricultural land should be avoided.

Support annexation of prime agricultural land for development purposes when it
can be demonstrated it is needed for proper urban expansion, or the land is not
productive.

Encourage the preservation of prime agricultural land through such mechanisms
as conservation easements, zoning which supports farm operations by clustering
development to retain the most agriculturally productive areas, establishing
community gardens, or exploring the possibly of transfer of development rights.

Allow development in a way to make the most of the agricultural potential. Ensure
land development, future regulations, easements or other restrictions do not
unintentionally impact agricultural lands.
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f. Review whether regulatory updates can be created that result in regulations or
incentives to preserve or retain agricultural potential on productive and/or prime
farmland.

TIMBER RESOURCES

Goal

7. Encourage sustainable forest management and future timber operations that support
fuels reduction.

Careful forest management creates healthy forest ecosystems, preserves habitat and
promotes the health and safety of residents by reducing the risk of wildfires. Although
no sawmills remain in Whitefish, logging still occurs in the planning area. The largest
private landowner is F.H. Stoltze Land and Lumber Company. Much of this land is
protected by conservation easements which allow continued logging by Stoltze,
protect city water sources and allow for public recreation. The city should continue to
support sustainable forest management practices to promote healthy forests while
limiting impacts on local mill operations, the environment, and outdoor recreation.

Objectives

a. Ensure land development, future regulations, easements, or other restrictions do
not unintentionally impact forest management or logging operations.

b. Encourage landowners in forested areas to consult with professional foresters on
proper silviculture® and forest management techniques, particularly for hillsides
and environmentally sensitive areas.

c. Encourage selective thinning over clearcut operations for forest management.

d. Continue to support Stoltze's sustainable logging operations, particularly within the
Haskill Basin conservation easement.

e. Encourage communication between Stoltze, the US Forest Service, the Montana
Department of Natural Resources and Conservation, and non-profit conservation
groups such as Whitefish Legacy Partners and Nature Conservancy to ensure
forest management activities minimize impacts on outdoor recreation.

9 The US Forest Service defines Silviculture as the art and science of controlling the establishment,
growth, composition, and health of forests and woodlands to meet the needs of landowners and society
sustainably.
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f. Support local milling operations including providing adequate zoning and land for
these types of uses.

g. Ensure tree and water quality buffers are maintained during forest management
adjacent to rivers, streams, wetlands, and other sensitive resources to reduce or
mitigate adverse impacts.

MINERAL EXTRACTION

Goal

8.

Mineral, gravel, and sand extraction is generally considered to be incompatible with
the character, qualities, and environment of the Whitefish area, and is to be
discouraged.

Mineral extraction can have severe impacts on groundwater, wildlife, and surrounding
neighborhoods. The City of Whitefish has consistently held the position that mineral
extraction is incompatible with the Whitefish area and is to be discouraged. However,
the city is surrounded by unincorporated Flathead County land in which extractive
industries are allowed by conditional use (or State law). When residential development
is proposed within the city in areas adjacent to or in near proximity to unincorporated
land with the potential of mineral extraction, strict development standards should be
developed, and property owners should be made aware of potential future impacts.

Objectives

a. Continue to coordinate with Flathead County on proposed opencut mining sites in
unincorporated areas near existing Whitefish residential areas to ensure impacts
are mitigated or eliminated.

b. When residential development is proposed within the city in areas adjacent to or
in near proximity to unincorporated land with a reasonable probability of mineral
extraction, ensure site design accounts for potential impacts from adjacent
properties and encourage “buyer beware” statements of mineral extraction to be
indicated through such means as a plat note.

c. Develop zoning performance standards for mineral and gravel extraction, including
hours of operation, fencing and screening, noise and dust abatement, surface and
groundwater quality monitoring, and reclamation plans.
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HAZARDS GOALS AND OBJECTIVES

Goal

9.

WILDFIRE

Minimize wildfire risk to the Whitefish community, infrastructure, and amenities.

The risk of wildfire in Whitefish is 90% higher than other communities in the US. The
entire City of Whitefish is within what is known as the Wildland Urban Interface (WUI),
the zone where development meets and intermingles with undeveloped wildland or
forest. To prepare for the risk of potentially catastrophic wildfire events, the city should
prioritize completion of risk assessments and a community wildfire protection plan to
define and mitigate the areas of highest risk, assess firefighting capabilities, feasible
evacuation routes, and how to manage emergency communications. Wildfire
prevention is key, with recommended strategies including updating construction and
development standards, supporting best management practices and proactivity
encouraging wildfire education and preparation.

Objectives

a.

Continue active participation in Firesafe Flathead.

Prioritize completion of an updated fire risk assessment in coordination with DNRC
and USFS fire specialists.

Prepare an updated Community Wildfire Protection Plan (CWPP) within six months
of this community plan approval. The plan should include a delineation of the
Wildland Urban Interface, high risk areas, wildfire response times, community
preparedness, firefighting capability, identify areas of insufficient water pressure,
feasible evacuation routes, how emergency notification would occur and areas for
most effective hazardous fuel treatments.

Develop regulations for future subdivision development in areas identified in the
Community Wildfire Protection Plan as being “high” to “very high” wildfire risk in
order to protect life and property.

Adopt requirements for Wildfire Defensible Space standards in Subdivision
regulations.
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Goal

Include Firewise® construction standards, mitigation of fire hazards, reduction of
fuel loads, fire resistant landscaping materials and design, and adherence to
defensible space requirements in City zoning regulations to supplement gaps in
state building code WUI standards.

Compile a list of active local homeowner's associations and neighborhood
associations and encourage their working together to become fire adapted or
Firewise® communities.

Promote wildfire education, prevention and preparedness. This may include, but is
not limited to, “buyer beware” plat notes in areas identified as high fire risk and
Firewise® handouts with the issuance of building permits.

Consider additional changes to the subdivision regulations wildfire urban interface
standards to include requirements for new subdivision homeowners’ associations
to include requirements for continued establishment and maintenance of WUI
standards into their covenants as a condition of plat approval.

Work with the Department of Natural Resources and Conservation, the US Forest
Service, Firesafe Flathead, Stoltze Land and Lumber Company, homeowner’s
associations, fire districts and individual property owners to compile a map of
mitigated areas and areas proposed for future mitigation, and date and type of
hazard treatments/mitigation.

Support best management practices for reduction of wildfire risk, including but not
limited to, commercial harvest and thinning of timber on public and private lands
to reduce wildfire risks.

Support legislative efforts to reduce State limitations on WUI building code
enforcement.

10.Assess and upgrade infrastructure to increase safety before fire events occur.

Concerns with inadequate infrastructure during an emergency event have been at the
forefront of hazards and transportation discussions. Specific areas of discussion have
been inadequate emergency egress from the top of Big Mountain, the need for another
grade-separated crossing in addition to the existing viaduct, the present one-way-in
and one-way-out ingress-egress into Birch Point and recent fires in other locations
caused by overhead utility lines.
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Go

11.

a

Objectives:

a.

Develop a feasibility study and preliminary design for a two lane alternative egress
from Big Mountain.

If a secondary egress from Big Mountain is not established within five years of
adoption of this Community Plan, City Council should consider implementing a
public health and safety based moratorium on new subdivision approvals in the
north and east sections of the future land use planning boundary.

Pursue opportunities for a grade-separated railroad crossing at East 2"? Street.
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