
           

 

  
CITY ZONING COMMISSION

AGENDA-Tuesday, February 4, 2020, 4:30 p.m.
Miller Building, 1st Floor Conference Room
2825 3rd Avenue North, Billings, Montana  

NOTICE TO THE PUBLIC
 

Public Comment:
There will be a Public Comment Section as noted on the agenda. This is the time members of the public may
comment on any item not appearing on the agenda. Under State law, matters presented under this section cannot
be discussed or acted upon by the Zoning Commission during this time. For items appearing on the agenda, the
public will be invited to make comments at the appropriate time. It is very important to speak clearly, and state
your name and address for the record. Please limit your comments to three (3) minutes or less.

             
Call the meeting to order.
 

Introduction of City Zoning Commission Members and Planning Department Staff.
 

Public Comment
 

Approval of Minutes:
 

  The minutes of the Board meeting of January 7, 2020
 

 Disclosure of any Conflict of Interest-Members of the Commission and Staff
 

Disclosure of an Outside (Ex Parte Communication)-Members of the Commission and Staff
a.The Exparté Communication Binder is available at the Sign-In and Agenda Station.
 

Regular Business:
 

A. Opening of public hearings.
 

B. Reading of rules for the procedure by which the public hearings will be conducted.
 

C. Reading of notices of the public hearings on the following items:
 

Public Hearings:
 



a.   City Special Review 981 – NW Corner of Shiloh Road and Central Ave.  – Car Wash – A
special review request to allow a stand-alone car wash facility, on Lot 22A, Block 2 of
Certificate of Survey 2727M, a 4.708 acre parcel of land. The parcel is currently outside the
City limits of Billings. There is a pending annexation request.  Presented by Karen Husman,
Planner I.

 

Other Business/Announcements
 

Adjournment
 

The City Council has designated Monday, February 24, 2020, at 5:30 p.m. in the City Council
Chambers as the time and place to hear testimony for or against the special review.  
Before taking any action on an application for a special review use, the City Council shall first consider
the findings and recommendations of the City Zoning Commission. In no case shall the City Council
approve a special review use other than the one advertised. The City Council shall take one of the
following actions on these Special Review requests: 1) approve the application; 2) conditionally approve
the application; 3) deny the application; 4) allow withdrawal of the application; or 5) delay the application
for a period not to exceed thirty (30) days.
Testimony regarding the above mentioned item may also be submitted in writing to the Planning Division,
2825 3rd Avenue North, 4th Floor, Miller Building, Billings, MT 59101 (247-8676) or to the Mayor and
City Council, P.O. Box 1178, Billings, MT 59103.
Additional information on any of these items is available in the Planning and Community Services Office.
Public hearings are accessible to individuals with physical disabilities. Special arrangements for
participation in the public hearings by individuals with hearing, speech, or vision impairment may be made
upon request at least three days prior to the hearing. Please notify Robbin Bartley, Administrative
Assistant, at 247-8676 or e-mail to bartleyr@ci.billings.mt.us
 

mailto:bartleyr@ci.billings.mt.us
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The minutes of the Board meeting of January 7, 2020
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The City of Billings Zoning Commission met on Tuesday, January 7, 2020 in the Miller 

Building 1st Floor Conference Room, 2825 3rd Avenue North, Billings, Montana. 
Chairman Wagner called the meeting to order at 4:30 p.m.  The City Council has designated 

Monday, January 27, 2020 at 5:30 p.m. in the City Council Chambers as the time and place to 
hear testimony for or against the zoning applications.    
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Mike Larson Commissioner  1            

Daniel J. Brooks  Commissioner  E            

Jack King  Commissioner  1            

Greg McCall Commissioner  1            

Vacant Commissioner             

Wyeth Friday Director, Planning & 

Community Services 
- - - - - - - - -    

Monica Plecker Division Planning Manager - - - - - - - - -    

Nicole Cromwell Planner  
Zoning Coordinator 

 1            

Tammy Deines Planning Clerk  -            

Dave Green Planner II - - - - - - - - -    

Karen Husman Planner I  1            

Robbin Bartley Administrative Support  1            
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Zone Change  2             2

Special Review  0             0

Chairman Wagner introduced the Planning Division Staff and Commission: Attending Staff were 

Nicole Cromwell, Zoning Coordinator, Karen Husman, Planner I, and Robbin Bartley, 
Administrative Assistant. 
 

In Attendance : Alicia Christenson, Richard Miller, Scott Aspenlieder, Bill Morgan 

 

Public Comment 

Chairman Pro Tem Larson called for public comments. There were no public comments. 

Chairman Pro Tem Larson closed the public comment portion of the meeting.   
 

Approval of Minutes:  

Chairman Pro Tem Larson called for approval of the November 5, 2019 meeting minutes.  
 

Motion 

Commissioner King made a motion and Commissioner McCall seconded the motion to approve the 

November 5, 2019 meeting minutes.  

COMMISSIONER          Yes        No                              ABSTAINED     ABSENT 

Mike Larson  X    

Daniel J. Brooks     X

Jack King  X    

Greg McCall  X    

Vacant     

The motion for approval then carried with a unanimous voice vote 3-0. 
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Disclosure of Conflict of Interest 

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Mike Larson   X   

Daniel J. Brooks     X

Jack King   X   

Greg McCall   X   

Vacant     

 

 

Disclosure of Outside Communication     

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Mike Larson   X   

Daniel J. Brooks     X

Jack King   X   

Greg McCall   X   

Vacant     

 

  

Public Hearings: 
Chairman Pro Tem Larson reviewed the rules and the procedures by which the City Zoning 
Commission public hearings are conducted and advised the audience this would be heard by the 

City Council on January 27, 2020.  

 

Item #1 

Nicole Cromwell read aloud the legal notice for this application: 
 

City Zone Change 975 – SW corner of S 46th St. W & King Ave W  - Modification to 

the Western Sky Planned Development - A zone change request to amend the Planned 
Development Agreement (PDA) for Western Sky Subdivision, more specifically the 

underlying Neighborhood Commercial (NC) allowed uses to include certain light 
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manufacturing, ancillary warehousing and preparation facilities. The amendment also 
clarifies offices and manufacturing facilities shall conform to the setbacks in the Billings 
zoning code for all NC zone districts, however, any ancillary warehouse facilities shall be 

set back a minimum of 40 feet from the front property line along King Avenue West. Mini 
storage facilities will continue to be set back a minimum of 150 feet from the King Avenue 

West property line. The amendment includes an allowance for a 45-foot building height 
limit in the NC zone district. The amendment applies to Lots 2 & 3, Block 1, Western Sky 
Subdivision Amended, a 9.128 acre parcel of land. A pre-application neighborhood meeting 

was held on November 25, 2019, at the offices of Sanderson Stewart, 1300 N. Transtech 
Way. Tax ID: C15620 & D00614 
 

Recommendation 

Planning staff recommends approval of Zone Change 975 for an amendment to the Planned 
Development agreement for Western Sky Subdivision. 

 

Questions for staff: 

Commissioner King asked if there are any landscaping specifications by staff. 
Staff replies regarding the existing landscaping requirements of the Planned Unit Development. 
 

Public Hearing Chairman Pro Tem Larson opened the public hearing and asked for anyone 
wishing to speak in favor or against City Zone Change 975. 

 
Favor: 

 

Bill Morgan, Sanderson Stewart, agent 

This is meant only to be an amendment.  A possible purchase may require these additional uses.  
The height is allowable on adjacent properties.    The building faces east.  The truck movement is 

on the south side. 
 

Questions:  Commissioner King asked what kind of landscaping is to be expected.   
Compliance with all requirements. 
 

Opposed:  
NONE 

 
Public Hearing CLOSED AT 4:49 
 

Discussion 
Chairman Pro Tem Larson called for questions and discussion from the Board.   

 

Motion 

Commissioner Mccall made a motion and Commissioner King seconded the motion to 

approve City Zone Change 975. 
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COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Mike Larson  X    

Daniel J. Brooks    X 

Jack King  X    

Greg McCall  X    

Vacant     

 

The Motion carried with a 3- 0 vote. 

 

Item #2 

Nicole Cromwell read aloud the legal notice for this application:  Karen Husman presenting: 
 

City Zone Change 976 – 727 Lincoln Lane  - from R-70 to HC- A zone change request 

from Residential-7000 (R-70) to Highway Commercial (HC), on Lots 1 & 2, Block 2 Bede 
Subdivision, a 25,200 square foot parcel of land. A pre-application neighborhood meeting 

was held on November 21, 2019, at 231 Main Street. Tax ID: A29430 
Recommendation 

 

Planning staff recommends approval and adoption of the findings of the 10 criteria for Zone 
Change 976. 

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

 

Discussion 

Chairman Pro Tem Larson called for questions and discussion from the Board.   

 

Public Hearing 

Chairman Pro Tem Larson opened the public hearing and asked for anyone wishing to speak in 
favor or against City Zone Change 976. 

 

Scott Aspenlieder, Performance Engineering, agent 

There is an existing warehouse on this parcel.  Existing zoning does not allow building permits.  

The owner would like to improve this structure. 
 

Questions: 

Commissioner McCall asked if there is a proposed use that could be made public. 
Mr. Aspenlieder replied the intent of the owner is to remain private. 
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Favor: NONE 
 

Opposed: NONE 

 

Chairman Pro Tem Larson closed the public hearing and called for a motion.   
 
PUBLIC HEARING CLOSED AT 4:55pm 

 
Motion 

Commissioner King made a motion and Commissioner McCall seconded the motion to 

forward a recommendation to City Council to conditionally approve with the conditions 

recommended by staff for City Zone Change 976. 

 

Discussion There was no discussion on the motion.  

 

 

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Mike Larson  X    

Daniel J. Brooks    X 

Jack King  X    

Greg McCall  X    

Vacant     

 

          The Motion carried with a 3- 0 vote. 
 

The City Council has designated Monday, January 27, 2020 at 5:30 p.m. in the City Council 
Chambers as the time and place to hear testimony for or against the zoning applications.    
 

Other Business 

   

 
Adjournment:  The meeting adjourned at 5:00 p.m.  
 

ATTEST: Approved by a motion at the next scheduled meeting, February 4, 2020. 
 

  



   

City Zoning Commission
Meeting Date: 02/04/2020  

SUBJECT: City Special Review 981- To allow a car wash in a NC zone
THROUGH: Karen Husman  PRESENTED BY: Karen Husman

Information
REQUEST
City Special Review 981 – NW Corner of Shiloh Road and Central Ave.  – Car Wash – A special review request to
allow a stand-alone car wash facility, on Lot 22A, Block 2 of Certificate of Survey 2727M, a 4.708 acre parcel of
land. The parcel is currently outside the City limits of Billings. There is a pending annexation request.  Presented by
Karen Husman, Planner I.

RECOMMENDATION
Planning staff has reviewed this application and is recommending conditional approval of Special Review 981.

APPLICATION DATA
OWNER: Amy Iwata, Trustee
AGENT: Bryan Alexander, Sanderson Stewart
LEGAL DESCRIPTION: Lot 22A, Block 2 of Certificate of Survey 2727M
ADDRESS: No address/generally located on the NW corner of Shiloh Road and Central Ave
CURRENT ZONING: Neighborhood Commercial
EXISTING LAND USE: Agricultural
 PROPOSED USE: Car Wash
 SIZE OF PARCEL: 4.708 Acres

CONCURRENT APPLICATIONS
Annexation 20-01.

APPLICABLE ZONING HISTORY
SUBJECT PROPERTY   DATE FOR APPROVED (Y/N) ADDITIONAL DATA
  County ZC 347 12/13/1983 R-150 to NC Yes  

SIMILAR PROPERTY SR # DATE FOR APPROVED
(Y/N) ADDITIONAL DATA

2335 Lewis Ave 980 11/5/19 Car wash Y
SR approved, Concurrent
ZC denied making SR
invalid.

SURROUNDING LAND USE & ZONING
NORTH: Zoning: R-150
Land Use: Clydesdale Park (County)
SOUTH: Zoning: NC, RMF & R-96
Land Use:  Cenex Zip Trip, Morning Star Senior Living, New YVEC substation and vacant commercial land
EAST: Zoning: CC
Land Use: Shiloh Commons (mixed use)
WEST: Zoning: R-150



Land Use:  Shiloh Estates - single family county subdivision

BACKGROUND
The applicant is requesting a special review to allow a stand-alone car wash facility, on Lot 22A, Block 2, of
Certificate of Survey 2727M, a 4.708 acre parcel of land. The contract purchaser, Buggy Bath Carwash, is
proposing development of the car wash on the northerly 2.22 acres and keeping the remaining 2.5 acres
undeveloped at this time. The lot is currently outside the City limits of Billings and has a concurrent application for
annexation being processed. The City Council will consider the petition for annexation and this Special Review
recommendation during the same regular business meeting to ensure the property is annexed before the Special
Review is acted upon.

A Traffic Impact Study was prepared by the current property owner, and is included with the application. The study
concluded the proposed use would have low impact on traffic.  No improvements were recommended for the
intersection at this time to improve capacity. A Special Review is necessary for the intended use of a car wash in the
existing NC zone. The developer intends to orient the site to minimize impacts on adjacent residential properties by
facing dryers away from them, using low-noise dryers in the automatic tunnel and touch less automatic bay, and
providing a six foot high block wall adjacent to the residential parcels.

SUMMARY
Before a recommendation of approval or conditional approval can be made, each special review request must
demonstrate conformance with three primary criteria: 1) the application complies with all parts of the Zoning
Regulations, 2) the application is consistent with the objectives and purposes of the Zoning Regulations and the
2016 Growth Policy, and 3) the application is compatible with surrounding land uses and is otherwise screened and
separated from adjacent land to minimize adverse impacts.
 
This application conforms to the first criteria in so far that the zoning regulations adopted by the City Council has
designated all NC zoning districts can have a car wash as long as they go through the special review process. The
subject property is also within the Shiloh Overlay District. The requirements for the Shiloh Overlay District are
activated upon annexation to the city limits. There are requirements for landscaping and screening from residential
uses next to commercial uses within the zoning regulations, the overlay district has additional requirements for
landscaping, signage and building design. The proposed facility meets the requirements of the zoning regulations.
 
The application meets criteria from the second requirement, as it is consistent with some of the objectives of the
2016 Growth Policy: 

Essential Investments: Infill development and development near existing City infrastructure may be the
most cost effective.

The proposed special review will promote development of a commercial service on a parcel where none currently
exists on land zoned appropriately for this commercial use. The property is located on a principal arterial street
near an intersection of two principal arterial streets. The property has easy access to City services and
infrastructure. 

Strong Neighborhoods: Neighborhoods that are safe and attractive and provide essential services are much
desired.

The proposed development of this land will provide services to the immediately adjacent neighbors as well as
capture existing traffic from Shiloh Road and Central Avenue. The proposed use is not expected to generate much
new traffic, but does take advantage of current high volume traffic on two arterial streets. Conditions of approval
will be proposed to ensure this development does not impact the neighboring properties with excessive noise, light
and other intrusions. 

Community Fabric: Attractive, aesthetically pleasing, uniquely Billings

Upon development of the site, this property will comply with current City standards on landscaping both within the
property and adjacent the the public ROW. This property is within the Shiloh Overlay District and will be subject to
the development standards for the corridor.



the development standards for the corridor.
 
The application also meets the third criteria in that it is compatible with surrounding land uses in the area. This site
is in an area of Billings with commercial and residential uses. There are residential  zoning and uses to the north
and west, and commercial and residential mixed uses to the east, and commercial to the south.  There are impacts
from the proposed use that need to be mitigated. The conditions recommended with the special review should
mitigate impacts on the surrounding properties.
 
PROPOSED CONDITIONS 

The special review approval is limited to on Lot 22A, Block 2, of Certificate of Survey 2727M, a 4.708 acre
parcel of land generally located near the NW corner of Shiloh Road and Central Ave.

1.

The special review is for the construction and operation of a stand-alone car wash. No other use is intended or
implied.

2.

The site shall be developed in substantial conformance with the site plan submitted.3.
To mitigate the long term impacts of this facility on the residential development to the west, a solid wall will
be built to screen the residences from light and buffer noise emanating from the site.

4.

There will be no construction activities, including site preparation such as grading, operating equipment or
digging prior to 7 a.m. or after 8 p.m. daily.

5.

The proposed development shall comply with all other limitations of Section 27-613 of the Zoning
Regulations concerning special review uses, and all other City of Billings regulations and ordinances that
apply.

6.

These conditions of special review approval shall run with the land described in this authorization and shall
apply to all current and subsequent owners, operators, managers, lease holders, heirs and assigns.

7.

**NOTE** Approval of this Special Review does not constitute approval of a building permit, sign permit or fence
permit. Compliance with all applicable local codes will be reviewed at the building permit level. This application is
for a Special Review as noted above and no other request is being considered with this application. The Planning
Division points out that the use and development of the property must be in accordance with the submitted site plan.
 
Zoning Commission Action
The City Zoning Commission shall make a recommendation to the City Council to:
1. Deny the application for a special review use.
2. Grant the application for a special review use.
3. Conditionally grant the application for a special review use.
4. Delay action on the application for a period not to exceed thirty (30) days.
5. Give reasons for the recommendation.
Before recommending approval of a special review use, the Zoning Commission shall find
that the contemplated use:
1. Complies with all requirements of this Article (27-1500);
2. Is consistent with the objectives and purposes of Chapter 27 and the Comprehensive
Plan;
3. Is compatible with surrounding land uses or is otherwise screened and separated from
adjacent land in such a way as to minimize adverse effects.
 
Further the Zoning Commission shall consider and may impose modifications or
conditions concerning, but not limited to the following:
1. Street and road capacity;
2. Ingress and egress to adjoining streets;
3. Off-street parking;
4. Fencing, screening and landscaping;
5. Building bulk and location;
6. Usable open space;
7. Signs and lighting; and/or
8. Noise, vibration, air pollution and similar environmental influences.



RECOMMENDATION
The Planning Division recommends conditional approval and adoption of the findings of the three criteria for
Special Review 981. This application is pending approval of an application for annexation to the City of Billings.

Attachments
Zoning Map & Site Photos 
Application. Appl. Letter 
Site Plan 
Traffic Impact Study 
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