
CITY OF LIBBY 
952 E. SPRUCE I POST OFFICE BOX 1428 

PHONE 406-293-2731 I FAX 406-293-4090 I WEBSITE: www.cityoflibby.com 

CALL TO ORDER: 

• Welcome 

NOTICE OF PUBLIC HEARING 
AUGUST 3, 2026@ 7:00PM 

COUNCIL CHAMBERS - CITY HALL 

NEW BUSINESS: Each new agenda item will be introduced by the mayor (or assigned liaison) with 
a description of the item and explanation for the recommended action. Following council discussion 
on each item will be an opportunity for public comment prior to any action taken. Public comment 
is limited to 3 minutes concernine the a1:enda item bein&: discussed only. 

The Libby City Council will accept public comment regarding Zoning changes to Parcel Al 
of the Asa Wood property changing a portion to Highway Commercial from Residential A 

GENERAL COMMENTS FROM COUNCIL: 

ADJOURNMENT: 

Notes: 
The manner of Addressing Council: 

• Each person, not a Council member shall address the Council, at the time designated in the agenda 
or as directed by the Council, by stepping to the podium or microphone, giving that person's name 
and address in an audible tone of voice for the record, unless further time is granted by the 

Council, shall limit the address to the Council to three minutes. 

• All remarks shall be addressed to the Council as a body and not to any member of the Council or 

Staff with no personal remarks allowed. 
• No person, other than the Council and the person having the floor, shall be permitted to enter 

any discussion either directly or through a member of the Council, without the permission of the 
Presiding Officer. 

• Any person making personal, impertinent, or slanderous remarks or who shall become boisterous 
or disruptive during the council meeting shall be forthwith barred from further presentation to 
the council by the presiding officer unless permission to continue by granted by a majority vote 

of the council. 

ATTENTION: 

To access this meeting electronically with ZOOM, 
Dial: 253-215-8782 
Meeting ID: 4042719951 
Password: 151041 

Posted: 7/ 16/24 
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MEMO 

 
DATE:  July 20, 2026 

TO:  Council Members 

FROM:  Kristin Smith, Chair, Zoning Commission 

RE:  Recommendation for rezoning property described as Parcel A1 of COS 5014RB 
 

REQUEST FOR ACTION – PUBLIC HEARING 
August 3, 2026 

 
At a special meeting on Monday June 13th, the Zoning Commission, with all members present, 
reviewed the request submitted by Ohno, LLC to rezone a portion of the Asa Wood school 
property, known as Parcel A1 of Certificate of Survey 5014RB.   
 
Members of the Public in Attendance: Peggy Williams, Barb Desch, Dolan Norman and Alene 
Basham.   
 
The Asa Wood school property has been privately held for several years and is undergoing 
redevelopment, albeit not in a publicly planned manner.  A new building has been constructed; 
a new road is being built to connect Nevada Ave. to US Highway 2; and the old elementary 
school has been demolished.   
 
The specific parcel in question (A1) was created via boundary line adjustment and in doing so, 
created a parcel with split zoning.  Half of the 4.45-acre parcel is zoned Highway Commercial.  
The other half is zoned Residential A.   
 
The commission discussed the pros and cons of the request and in a 4-2 vote, recommends City 
Council deny the zoning request based on the following:   

• In the Highway Commercial District, there are not very many prohibited uses; and some 
conditional uses that would likely not be appropriate.  Once the property is zoned, all 
manner of use can be permitted on the property (see attached district text).  

• The property is not contiguous to the Highway, which is intended to be auto oriented.  

• The city has no guarantee that what will be built will be residential apartments or a 
senior living center – both uses that have been repeatedly identified as a need by the 
city and developer.   

http://www.cityoflibby.org/


2 

• The property can change hands without any stipulations. 

• Residential Business might be more appropriate as it will accommodate more dense 
housing opportunities and any business (senior living center) that may want to locate in 
Residential Business district must be approved by Council and is subject to the 
Conditional Use review criteria and process. 

• However, there is a gap in the City’s zoning code for this kind of property and mix of 
uses and perhaps thinking outside the box is in order (see attached alternatives). 

 
The applicant’s representative, Tina Oliphant, was in attendance to answer questions.  The 
applicants do not have an overall development plan to envision the build-out and anticipated 
mix of uses and are seeking the change for marketing purposes. 
 
 
 
RECOMMENDATION 
The Zoning Commission recommends City Council deny the request to re-zone half the property 
described as Parcel A1 of COS 5014RB from Residential A to Highway Commercial and remand it 
back to the Zoning Commission for consideration of a more suitable zoning district. 
 
We encourage council to read all the materials thoroughly for a robust discussion of this 
request on this property and its importance for appropriate infill development at the center of 
our community.   
 
 
ATTACHMENTS 

• Highway Commercial District 
• Williams Comment 
• Nelson Comment 
• DRAFT alternatives for a transitional district. 



Kristin Smith
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Kristin Smith
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Peggy Williams, 1103 Utah Avenue.  

This body needs to consider a separate zoning district for the Asa Wood 
property taking into consideration the unique potential of both the 
established residential neighborhoods and commercial development in 
which it sits. Rather than trying to force this property into an existing 
zoning classification that was never designed for a site with these unique 
characteristics, recognize the opportunity to create a framework that 
better serves everyone involved. 

None of the existing zoning districts fit the unique characteristics and 
development potential of the property. The surrounding residents, the 
wider community and the property developer deserve better than trying 
to fit a square peg into a round hole.  

As for setting a precedent, that should be viewed as a positive outcome. 
Should another large parcel present itself, in the future, that property too 
deserves a look at its best use based on its unique fit in the community.  
Zoning is a guidance and should be fluid enough to benefit developers 
and community.  

You only get one opportunity to get this right. The developer deserves to 
benefit from his investment. The community deserves a well thought out 
zoning district that addresses the unique opportunities this property 
presents. 

You only get one opportunity to get this right. Both the developer and 
community will lose if you get it wrong. Both will bear the 
consequences for decades to come. 

 



Concerns regard ing rezon ing the  Asa  Wood  Property Lot A1 to  Highway 
Com m ercia l -  Jenn ife r Ne lson  – City of Libby Zon ing Com m ittee  m em ber 

Po in t  1: Th is  pa rce l do e s  n o t  co n fo rm  t o  High w a y Co m m e rcia l in t e n t  w h ich  is  
s t a t e d  b e lo w : 

“This district is ma rked by the edges of the city on Highwa y 2 which represent the ga tewa y 
to the community and should present a  welcoming entra nce. The purpose and intent of this 
district is to a ccommoda te business opportunities tha t tend to be more auto-oriented tha n 
the downtown core, with an emphasis on sa fety (both vehicula r a nd pedestria n) a nd 
aesthetics.” 

Lot A1 is in te rna l to  the  city n o t  con t igu ou s  t o  t h e  h igh w a y cor r id or  and  the re fore  
does no t  m ee t the  in ten t  o f h igh way com m ercia l. It  lie s  d irect ly across  6thStree t  from  
Reside n tia l A to  the  no rth  an d  com m ercia l deve lopm ent on  th is  lo t  will no t  be  bu ffe red  
in  any way b u t instead  will in te rface  d ire ctly with  Reside n tia l A zon ing. Com m ercia l 
deve lopm ent  he re  will have  un desirab le  im pacts  to  re siden tia l hom eowners  includ ing 
increa sed  tra ffic, com m ercia l ligh ting, no ise  and  signa ge .  Ad ditio na l re la ted  im pacts  
include  sa fe ty con ce rns  and  lower p ro pe rty va lue s.  

Po in t  2:  No  con t ro l o ve r  w h a t  co m m e rcia l b u s in e sse s  w ill b e  b u ilt .  Accord in g to  
the  deve lope r  he  ha s  no  p lans  fo r  the  deve lopm e nt o f lo t  1A, and  he  is  reque stin g 
rezon ing in  o rde r  to  in cre a se  sa le  p o t e n t ia l. If re zoned  to  High way Com m ercia l th is 
will a llo w for  u se s  t h a t  a r e  n o t  com p a t ib le  w it h  r e s id e n t ia l a r e a s  in clu d in g ga s  
sta tions, ho te ls, sto ra ge  un its , p rofe ss iona l b u ild ings. If re zoned  the  city and  loca l 
re siden ts will no t  have  any sa y in  how the  land  is  deve loped.  High w a y com m e rcia l 
zon in g is  t h e  le a s t  r e s t r ict ive  o f a ll zo n in g in  t h e  c it y.  As no ted  above  com m e rcia l 
ligh tin g, signage , no ise  and  tra ffic will im pact  re s iden ts.  Addit iona lly, re s iden t ia l vie ws  
cou ld  be  b lo cked  b y h igh  bu ild ings an d  fum es  from  re stau ran ts, ga s  sta tions , d ry 
cleane rs  and  o the r  types  o f bus ine sse s.  

Po in t  3: In cre a se d  t r a ffic  from  a u t o -or ie n t e d  b u s in e sse s  a n d  a ss ocia t e d  sa fe t y 
con ce rn s  fo r  d r ive r s , cyclis t s  a n d  p e d e s t r ia n s . By de fin it ion  High way com m ercia l is  
au to  o rien ted . Th is  in clu des  d r ive -th ru  re stauran ts, ban ks, coffee  shops, e tc, 
busine sse s  tha t  can  gene ra te  constan t  tra ffic. If re zoned  to  High way Com m ercia l, 
tra ffic will in crea se  on  6th  Stree t  and  Highway 2.  Curren tly the  6th  Stree t  b r idge  is  
conside red  unsa fe  d ue  to  its  na rrowne ss  and  lim ited  sigh t d istance . The  br idge  
be longs  to  the  county, so  the  city doesn’t have  co n tro l o ve r  its  u se  an d  m a in tenance . 
In  add it ion  to  increa sed  use  ove r  the  b r idge , tra ffic will a lso  increa se  on  6th Stree t  to  
the  ea st im pact ing tra ffic flows, includ ing a lread y ide n tified  conge stion  a rea s, the  
school bu s stop  on  6th an d  Idaho , the  post  o ffice  d rive -th ru  a t  6 th  and  Ma in , and  the  
in te rsect ion  a t 6 th  and  Hwy 37 N (Ca lifo rn ia  Ave ) which  curren tly suffe rs  from  
congestion  from  h igh  vo lum e  h ighway tra ffic and  drive -th ru  ban kin g tra ffic from  
Glacie r  Bank. Th is  in te rsection  ha s  a lso  been  the  loca tion  o f m a ny acciden ts.  



Many cyclists  an d  pedestr ians  use  6th  Stree t to  acce ss  the  west  end  of Libby avo id in g 
the  fa st  and  tu rn in g tra ffic on  Hwy 2.  In crea sed  t ra ffic on  6th  st re e t would  re duce  
sa fe ty fo r the se  use rs a s  we ll. Com m e rcia l deve lo pm ent will a lso  like ly increa se  tra ffic 
on  the  north  end s  o f Nevada  and  Idaho  th ro ugh  re siden t ia l a rea s  fun ne ling m ore  
tra ffic to  2nd  Stree t and  Hwy 37 N in te rsection  wh ich  is a lready a  p rob lem . 

Po in t  4: Ne e d  fo r  m ore  High w a y Com m e rcia l p rop e r t y is  u n w a r ra n t e d .  Curre n tly 
the re  a re  seve ra l p ie ce s  o f p rope rty tha t  a re  und e r de ve lopm ent, s itt in g vacan t o r 
unde ru t ilized  in  the  Highway Com m ercia l corrido r, se ve ra l owned  by the  sam e  
deve lope r  req uesting the  zon in g change  fo r  the  Asa  Wood prope rt ie s. The  need  ju st 
isn ’t  the re  fo r  m ore  com m ercia l p ro pe rty. Wha t is neede d  is  hou sin g, in clu d in g sen ior 
housin g. 

Po in t  5: Lib b y’s  Gr ow t h  Po licy r e q u ir e s  p re se r va t ion  o f e n vir on m e n t a l fu n ct ion s  
o f su r fa ce  w a t e r  a n d  m a n a ge m e n t  o f s t o r m w a t e r  p g 83. The  stream side  zone  an d  
the  known  floodpla in  in  the  a rea  needs  to  be  co n side red  p rio r  to  rezon in g a s a  port ion  
o f the  pa rce l will like ly no t  be  ab le  to  be  deve lop ed  or  deve lopm ent  cou ld  have  
nega tive  im pacts to  the  r ipa rian  a rea  and  the  na tura l environm ent. Th is a rea  floods  
with  som e  regu la r ity. Increa sed  ha rd  surface  in te rcep tion  a s  a  re su lt  o f b u ild in g and  
paving, reduced  ab sorp tion  and  na tura l slope  ca n  ove rride  sto rm wa te r  de s igns  d uring 
heavy ra in s an d  floods  and  cou ld  ve ry like ly im pact p rope rtie s  to  the  north , includ in g 
d irect ing flood  wa te r to ward  the  lower e leva tion  re siden t ia l a rea s  close r to  the  
Kootena i Rive r.    

Po in t  6: Lib b y’s  Gr ow t h  Po licy su p p or t s  t h e  d e ve lop m e n t  o f a  va r ie t y o f h o u s in g 
op p or t u n it ie s  t o  m e e t  d iffe r e n t  n e e d s  pg 73.  The re  a re  lim ited  a rea s  with in  the  city 
to  deve lop  new hous ing. Be twee n  the  two  lo ts th a t we re  p re vious ly Asa  Wood  schoo l, 
the re  a re  a lm ost  9 acre s o f raw land  tha t  a re  ide a lly s itua ted  fo r  add it iona l hous ing.  
Approxim a te ly ½ of those  acre s a re  in  Pa rce l 1A. In  add it ion  to  a  va rie ty o f housing, 
the  growth  po licy a lso  ad dre sse s la ck o f hous in g, hous in g dens ity, and  a ffo rdab le  
housin g.   

The  gro wth  po licy a lso  sta te s  a s  goa ls  to  m a in t a in  t h e  a e s t h e t ics  o f t h e  t r a d it ion a l 
n e igh b or h o od s  o f ce n t r a l Lib b y a n d  e n cou ra ge  n e w  h ou s in g d e ve lop m e n t  on  
va ca n t  s it e s , p a r t icu la r ly w it h in  w a lk in g d is t a n ce  o f d ow n t ow n , t o  p r ovid e  m ore  
e fficie n t  u s e  o f t h e  la n d .   

Po in t  7: Lib b y’s  Gr ow t h  Po licy su p p or t s  fu t u re  d e ve lop m e n t  t h a t  r e fle ct s  a n  
e fficie n t  m ix o f la n d  u s e s  w h ile  p r e se r vin g e xis t in g n e igh b o rh o od s , p g 81.  
Includ ing iden tifying, p lann ing, zon ing and , whe re  necessa ry, pa rtne rin g with  
deve lope rs to  extend  adeq ua te  se rvice s  to  in fill d eve lopm ent  s ite s.  The  city is  no t  
requ ire d  to  gran t a  zon in g chan ge  be cause  the  d eve lope r  wants  it  o r  nee ds  it  fo r  a  
be tte r re tu rn   on  inve stm ent. The  de ve lope r  p urchased  the  land  in  q uestion  in  May of 
2026, aware  o f the  curre n t zon ing. The  city needs  to  co nside r  wha t  is  be st fo r its  
re siden ts when  con side rin g  zon ing changes , no t wha t is  be st  fo r  the  lando wner.  



Com m ercia l p rope rty is a va ilab le  a long the  High way Com m e rcia l corr idor, and  a  
b rand-ne w ligh t  indust ria l pa rk is  be ing de ve lope d  b y the  sam e  de ve lope r  sou th  o f 
town. Com m e rcia l p rope rty is  no t la cking in  and  a round  Libb y. 

Num erous  co nve rsa tio ns  have  su rrounde d  the  n eed  fo r  se n ior  hou sin g, a ffo rdab le  
housin g and  m ult ip le  fam ily dwe llings  in  Libby. No  o the r  bu ildab le  site  in  Libb y 
provide s acce ss  to  se rvice s  a s  does  the  fo rm er Asa  Wood School site .  With in  th ree  
b locks  o f the  p ro pe rty, the re  is  wa lkab le  acce ss to  banking, groce rie s  and  o the r  
shopping, ph ys ica l the rap y an d  fitne ss  gym , the  loca l lib ra ry and  post  o ffice , the  
courthouse , p lace s  o f worsh ip , cinem a , ha ir  and  na il sa lon s, laun drom a t, pa rks, 
re stauran ts  and  ba rs. Th is loca tion  is idea l to  he lp  m ee t  the  wa lkab ility goa l tha t  is a lso  
pa rt o f the  gro wth  po licy. 

Growth  po licy da ta  show tha t  52% of the  popu la tion  o f Libb y is  45 yea rs  o f age  o r  
o lde r. People  65 yea rs  and  o lde r repre sen t  23% of the  popu la tion  and  ha s  sho wn  a  3% 
increa se  in  the  la st  decade .  Lib by is a  town  of re t ire e s. The  city ha s the  oppo rtun ity to  
in fluence  the  deve lopm ent  o f th is p rope rty to  p rovide  necessa ry hou sin g fo r  sen iors. 
Provid ing a  sen ior  livin g op t ion  im proves  the  ava ilab le  hous ing stock in  two  wa ys  – 
p rovid ing new hous in g an d  ge tting the  hom e s of peop le  tha t a re  ready to  down size  
ou t in to  the  hous in g m a rke t fo r  new b uye rs.  

With  bo th  fo rm er Asa  Wood pa rce ls  1A and  B, th e  city curren tly m ay have  the  
opportun ity to  pa rtne r  with  the  deve lope r  to  cre a te  needed  hous ing, witho u t ne ga tive  
im pacts  to  curren t  re side nces. Th is was  d iscusse d  a t the  la st zon in g boa rd  m ee t ing 
and  th is  avenue  need s to  be  exp lored  be fore  co m m ercia lizin g our  re s iden t ia l a rea s 
and  e lim ina tin g op portun itie s  fo r  neede d  hous in g takes  p lace . Othe r  town an d  cit ie s  
have  done  th is  to  p rovide  facilit ie s an d  se rvice s  fo r the ir  re s iden ts  when  need  a rise . 
We  kno w tha t  Im m anue l Luthe ran  Livin g ha s  exp re ssed  in te re st in  having a  facility in  
Libb y.  As was  reque sted  in  the  pa st, su ch  a  facility cou ld  be  appro ved  th rough  a  
conditiona l use  pe rm it. 

 

 

  

 

 

 

 



 

MEMORANDUM: Proposal for a New "Transition" Zoning District 

TO: City of Libby Zoning Commission 

FROM: Jaden Ueland  

DATE: April 1, 2026 

RE: Establishing a "Professional Office & Residential Transition" (PRT) District 

 

1. THE CHALLENGE: The "Zoning Gap" 

Libby currently lacks a "middle-ground" zone between high-density Commercial 
(retail/noise/traffic) and low-density Residential A (single-family homes). When large, unique 
parcels become available—such as former institutional or industrial sites—forcing them into 
existing zones often leads to "spot zoning" or developments that don’t fit the neighborhood. 

2. THE PROPOSAL: The PRT District (General Applicability) 

I am proposing we draft a new district for our zoning toolbox: the Professional Office & 
Residential Transition (PRT) District. This would be a "floating zone" that could be applied to 
any large parcel (2+ acres) that sits as a buffer between residential areas and busier corridors. 

3. CORE USES (The "Professional Campus" Model) 

The goal is to attract high-value, low-impact tenants that operate primarily during daylight hours: 

● Professional Services: Law firms, accounting, engineering, and architects. 
● Healthcare: Dentist offices, eye doctors, physical therapy, and medical clinics. 
● Creative Spaces: Art studios, photography, and "maker spaces." 
● Housing Solutions: Multi-family apartments and Senior/Assisted Living facilities. 

 

 

 



4. WHY THIS WORKS FOR LIBBY (The "Big Picture") 

● Economic Growth: It prioritizes "white-collar" jobs and healthcare services identified as 
needs in the 2023 Growth Policy. 

● Neighborhood Protection: By prohibiting loud retail, 24-hour gas stations, and outdoor 
storage, we protect the property values of surrounding homeowners. 

● Infill Strategy: It encourages the redevelopment of empty "brownfield" or "institutional" 
sites inside city limits rather than pushing growth into the outskirts. 

5. "GOOD NEIGHBOR" STANDARDS (Built-in Rules) 

Any property rezoned to PRT would automatically be held to higher design standards: 

● Landscaped Buffers: Minimum 20-foot "green strip" wherever the zone touches a 
residential lot. 

● Architectural Harmony: Buildings must use "residential-scale" materials (stone, wood-
look, gabled roofs) to blend in. 

● Dark Sky Lighting: Mandatory downward-shielded lighting to prevent light pollution for 
neighbors. 

● Low-Profile Signage: No tall pole signs; only ground-level "monument" signs (max 5-
6ft). 

6. LEGAL STANDING 

By creating the PRT District as a general ordinance, we avoid "Contract Zoning." We are 
providing a clear, predictable path for any developer who wants to build high-quality, 
professional mixed-use projects in Libby. 

 

Discussion Goal: To direct staff to draft language for a PRT District that balances professional 
economic development with neighborhood character. 

 

 

 
 
 
 
 



BOARD STRATEGY: PROPOSED MODELS FOR A "TRANSITION" 
DISTRICT 

TO: Libby Zoning Commission FROM: Jaden Ueland 

MODEL 1: The Office Park & Residential Transition (OP-RT) 

The Concept: A "Professional Campus" designed specifically for clean, quiet business uses 
that border residential backyards. 

● Why it works for Libby: It solves the "Identity Crisis" of large lots. Neighbors often fear 
"Commercial" zoning because it implies neon signs and late-night traffic. This zone uses 
the Residential label in its name to signal a commitment to the neighborhood's quiet 
character. 

● What it Includes: 
○ The "Unity of Title" Rule: This is the anchor. It mandates that the entire parcel 

(e.g., 7 acres) must be developed under one cohesive management plan. This 
prevents the land from being "sliced and diced" into tiny, mismatched lots that 
could eventually house low-quality uses. 

○ Daytime-Only Activity: Focuses on appointment-based businesses (Dentists, 
Eye Doctors, Lawyers) that operate 8 AM–5 PM. 

● The "Pitch": "We aren't creating a strip mall; we are creating a quiet professional park 
that 'goes to sleep' at 5:00 PM just like the rest of the neighborhood." 

MODEL 2: The Planned Development District (PDD) 

The Concept: A negotiated "Contract-Style" zone where the Board 
and the Private Owner agree on a custom Master Site Plan. 

● Why it works for Libby: It gives the Board Ultimate Control. Instead of giving a 
developer a "blank check" of rights, the developer must show exactly where every 
building, parking spot, and tree will go before the zone is granted. 

● What it Includes: 
○ Custom Layouts: It allows for a "Mixed-Use" design where higher-density 

Assisted Living or Apartments are placed in the center, using the Professional 
Offices as a "noise shield" against the main road. 

○ Negotiated Public Benefits: In exchange for the rezoning, the Board can 
require the owner to include "Community Wins," such as a paved walking path 
connecting to city sidewalks or specific "Lodge-Style" architecture. 

● The "Pitch": "This model lets us say 'Yes' to the jobs and housing Libby needs while 
keeping our hands on the steering wheel of the design." 



MODEL 3: The Infill Employment District (IED) 

The Concept: A zone dedicated to "Clean Employment" and "Live-Work" spaces to grow 
Libby's tax base from the inside out. 

● Why it works for Libby: It directly fulfills the 2023 Growth Policy. Libby needs "White 
Collar" jobs (Healthcare, Tech, Creative). This zone creates a "District of General 
Applicability" that can be used for any old industrial or institutional site in town, showing 
the state that Libby is pro-business and pro-infill. 

● What it Includes: 
○ The "Professional Only" List: Strictly limits uses to Healthcare, Legal, Tech, 

and Art Studios. It explicitly prohibits outdoor storage, auto repair, and high-
traffic retail. 

○ Live-Work Integration: Allows for apartments to be built on the same site as the 
offices, providing "Workforce Housing" for the very professionals working in the 
buildings. 

● The "Pitch": "This is an economic engine. We are turning empty dirt into a high-value 
workplace that brings professionals—and their tax dollars—into the city limits." 

 

MANDATORY "GOOD NEIGHBOR" STANDARDS (The Fine Print) 

Regardless of which model we choose, the following "Teeth" should be written into the law: 

1. 20ft Green Buffers: Mandatory landscaping/fencing whenever a business lot touches a 
residential lot. 

2. Dark Sky Compliance: All parking lot lights must be "fully shielded" and point 
downward. 

3. Monument Signage: No tall "lollipop" signs; only ground-level signs (max 6ft) made of 
wood or stone. 

4. Underground Utilities: All new infrastructure must be buried to maintain the 
neighborhood's aesthetics. 

 

 

 
 




