
           

AGENDA
June 23, 2020   MEETING  TIME: 6:00 p.m.

VIRTUAL VIDEO CONFERENCE FORMAT

             
1. CALL TO ORDER - Planning Board President:  Welcome and Introduction of new and returning Board Members.  the

Yellowstone County Board of Planning, Montana, will hold a public hearing on Tuesday, June 23, 2020 starting at 6:00 p.m. Due
to the COVID-19 health concerns, the format of the Planning Board meeting will be held in a virtual videoconferencing
environment. The Miller Building and the Planning & Community Services Department will be closed during the meeting. Public
comment will be taken only during the Public Comment periods as indicated on the agenda, and during the Public Hearing under
the Regular agenda. Comments may be sent to Planning via email before 3:00 PM on Monday, June 22 nd. Emails received
before 3:00 P.M. will be read into the record, emails received between 3:00 PM and 5:00 PM, may be read during the meeting.
The link to the video conference site is located:
 
The Public may view the meeting via the Billings Planning & Community Services Facebook page:
https://www.facebook.com/Billings-Planning-Community-Services-Department-1738982159659260/?ref=bookmarks
 

 

2. APPROVAL OF AGENDA* - including any additions or deletions to agenda. The agenda for a regular meeting will be closed at
5:00 p.m. three (3) working days prior to the date of the meeting. 

 

3.   MEETING MINUTES: MAY 27, 2020
 

4. PUBLIC COMMENT PERIOD – As required (3 minute maximum per person).  Any member of the public may be heard on any
subject that is not on the agenda.  The Planning Board will not take any action on these items at this time, but could choose to add
an item to the next meeting’s agenda for discussion.
4a) Comments on items not on agenda and requests to add items to future agendas
4b)  Comments on items on the non-public hearing agenda items

 

5. DISCLOSURE OF CONFLICT OF INTEREST:
 

6. DISCLOSURE OF EX PARTE COMMUNICATION:  Ex Parte Communication Binder is available at the Sign-In and
Agenda station.

 

7. OLD BUSINESS (Agenda items that were not discussed or not completed in a previous meeting or items requiring action).
 

a. PUBLIC HEARINGS/PUBLIC HEARING PARTICIPATION GUIDELINES. The Public may call in during
specific Public Comment periods at 406.237.6165. All callers will be in a queued system and are asked to
remain on hold and be patient. Calls will be taken in the order in which they are received. Callers will be
restricted to 3 minutes of testimony as is customary. (Published:  June 5, 2020 and June 12, 2020 circa YC News). 
The County Planning Board welcomes public input on matters brought before the Board. To ensure a fair and effective public
comment process, we ask that you consider the following guidelines when presenting your comments: Address the Planning
Board directly. You must state your name and address before commenting. This is an opportunity to explain how you will be
affected by the decision and why that is an important consequence. By state law, the Planning Board must consider only certain
criteria when reviewing subdivisions (76-3-608(a), MCA). Please see the attached guidelines for the criterion. Thank you for
participating!

 

1.   Public Hearing. Motion/Recommendation to BOCC. Yellowstone Trail Subdivision.
 

8. NEW BUSINESS: (Agenda items new to this meeting).
 

a.   Public Hearing. Presentation/Discussion. Inner Belt Loop Corridor Study.  Scott Walker, Transportation Coordinator,

https://www.facebook.com/Billings-Planning-Community-Services-Department-1738982159659260/?ref=bookmarks


a.   Public Hearing. Presentation/Discussion. Inner Belt Loop Corridor Study.  Scott Walker, Transportation Coordinator,
presenting.

 

9. OTHER BUSINESS:
 

a. Presentation. Discussion. Yellowstone County Growth Policy Land Use Chapter. Monica Plecker,
Planning Division Manager, presenting .

 

b. (Standing Item) Long Range Strategic Issues and an overview of future City and County issues and projects.
 

10. ADJOURNMENT
 

FUTURE AGENDA ITEMS FOR TUESDAY, JULY 14, 2020  
 

a. Motion/Recommendation to PCC Inner Belt Loop Project.  Scott Walker, Transportation Coordinator, presenting.
 

b. Plat Review.  Discussion. Lake Hills Subdivision, 37th Filing.  City Major Subdivision.  Dave Green, Planner II, presenting.
 



CITY/COUNTY PLANNING BOARD
1st Floor Large Conference Room, Miller Building
2825 3rd Avenue North, Billings, Montana 59101
 

  
Public Hearing Participation Guidelines

 
 

The County Planning Board welcomes public input on matters brought before the Board. To ensure a fair and effective public comment process, we ask that you consider the following
guidelines when presenting your comments: Address the Planning Board directly. You must state your name and  address  before commenting. This is an opportunity to explain how you will be affected
by the decision and why that is an important consequence.

  
Be informed of the process and the requirements of the Board.  If you are commenting about a subdivision, please limit your comments to the review criteria.

By state law, the Planning Board must consider only certain criteria when reviewing subdivisions (76-3-608(a), MCA).  These criteria include:

     -Effect on agriculture and agricultural water user facilities

     -Effect on local services

     -Effect on the natural environment

     -Effect on wildlife and wildlife habitat

     -Effect on public health and safety

 

1.

Provide specific information about why you are concerned about the pending application, how the decision will impact the review criteria listed above, and provide suggestions on how to minimize or
eliminate the impact.
 
 

2.

Respect the right of others to participate.  Wait until the previous speaker has completed their comments before making your own comments. Do not talk over the person commenting or with other people in
attendance.
 
 

3.

The public hearing is not an opportunity to question or accuse the applicant or their agent. If you have questions of the Board, the applicant or the agent, ask the question directly to the Board during the public
hearing portion of the meeting. The Board will respond or request the applicant or agent to respond after the public comment portion of the hearing is closed.
 
 

4.

After the public comment portion of the hearing is closed, no further comments are allowed unless you are addressed directly by a Board member.
 
 

5.

You should expect the Board to make a balanced recommendation in accordance with its statutory responsibilities. The Board's ability to make reasonable and thoughtful recommendations is dependent on a
fair consideration of everyone's interests.

6.

Thank you for participating.
  
 



   

Planning Board Meeting 2 (4th Tuesday)
Meeting Date: 06/23/2020  

Information
Subject
MEETING MINUTES: MAY 27, 2020

Attachments
PlnBMinutes_2020_06_08_DRAFT 
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Board Attendance Roster: Please note:  “E” stands for excused absence, “A” stands for un-excused absence, “1” stands for present. 
BYLAWS, YELLOWSTONE COUNTY BOARD OF PLANNING, (Amended.  May 25, 2004)  
Section 4. Absences and Removal   A. Each member shall inform the Planning Director at least one day before the meeting of his/her inability to 
attend a Board or Committee meeting.  Such an absence shall be considered an excused absence.  If any Board member accrues three (3) or more 
consecutive unexcused absences from regular meetings, notice of which has been given at his/her usual place of work or residence, or by announcement 
at a meeting attended by him/her, the President may call such absences to the attention of the Board which may then recommend to the appointing 
authority that such member be asked to resign and that another person be appointed to serve out the unexpired term.   Schedule: (** denotes a Wednesday 
meeting) 
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June 9, 2020 
Virtural Video Conference Format 

To be approved by a motion on June 23, 2020 

PUBLIC HEARINGS/PUBLIC HEARING PARTICIPATION GUIDELINES.  Due to the 
COVID-19 health concerns, the format of the Yellowstone County Board of Planning meeting will 
be held in a virtual videoconferencing environment. The normal hearing room on the 1st Floor at 
2825 3rd Ave North (Miller Building) will be closed during the meeting and no one will be 
attending this hearing in person. Public comment will be taken only during the Public Comment 
periods as indicated on the agenda, and during the Public Hearings under the Regular agenda. 
Comments may be sent to Board via email before 1:00 PM on Monday, June 8, 2020. All emails 
received prior to this time will be read into the record for the public. 

The Public may call in during specific Public Comment periods at (406) 237-6165. All callers will 
be in a queued system and are asked to remain on hold and be patient. Calls will be taken in the 
order in which they are received. Callers will be restricted to 3 minutes of testimony as is customary. 
Live coverage can be viewed: https://www.facebook.com/Billings-Planning-Community-Services-
Department-1738982159659260/?ref=bookmarks 
 

Call the Meeting to Order  
President Woods called the meeting to order at 6:00 p.m. on Tuesday, June 9, 2020. 
  
Introduction of Planning Board Members and Planning Department Staff 
President Woods called for introductions of the members of the Planning Board and staff.   

Attending Planning staff members:   Wyeth Friday, Director, Planning & Community Services; 
Monica Plecker, Planning Division Manager; Dave Green, Planner II; Scott Walker, Transportation 
Coordinator; Tammy Deines, Planning Clerk  

Participants: Darin Swenson, YC Public Works Dept; Forrest Mandeville 

Disclosure of Outside (Ex Parte) Communication or Conflicts of Interest– Board Members 
and Planning Staff.  There were no declarations of ex parte communications or conflicts of interest.  

Approval of the June 9, 2020 Agenda  
A motion was made by Board member Cook and seconded by Board member Hillius to 
approve the June 9, 2020 meeting agenda with the addition of continuing the zoning boundary 
discussion. The motion carried with a unanimous voice vote.   

 

https://www.facebook.com/Billings-Planning-Community-Services-Department-1738982159659260/?ref=bookmarks
https://www.facebook.com/Billings-Planning-Community-Services-Department-1738982159659260/?ref=bookmarks
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Approval of Minutes:  May 27, 2020 
Motion 
Board member Jensen-Christison made a motion and Board member Cook seconded the 
motion to approve the May 27, 2020 meeting minutes as corrected.  The motion carried with a 
unanimous voice vote.   

Public Comment: President Woods asked if there was anyone wishing to speak during the public 
comment portion of the meeting.  He stated any member of the public might be heard on any subject 
that is not on the agenda; the Planning Board will not take any action on these items at this time, but 
could choose to add an item to the next meeting agenda for discussion. There were no public 
comments.  President Woods announced the public all in phone number: 406-247-8607 

Planning Clerk reported no calls with requests for public comment. 

7.  OLD BUSINESS:   
 
(7-a1).  Motion/Recommendation to PCC.  2020-2024 Transportation Improvement Plan, TIP, Scott 
Walker, Transportation Coordinator, presenting. 
 
BACKGROUND 
Federal regulations require that Metropolitan Planning Organizations (MPOs) review and update 
their Transportation Improvement Program (TIP) periodically. This TIP amendment is required 
since funding adjustments have been made to several transportation projects listed in the plan. 
Nevertheless, it is also an opportunity to reformat the document to provide a clearer understanding 
and flow of the content and align better with other TIPs in Montana per State and Federal 
requirements. 
The Transportation Improvement Program (TIP) is a short-range program of highway and transit 
projects in the Billings MPO area and is prepared by City-County Planning Division staff in 
cooperation with the Montana Department of Transportation (MDT) and local agencies. The purpose 
of the TIP is to provide the mechanism for scheduling federal funds for surface transportation 
projects, indicate regional priorities, and demonstrate a short-range transportation vision for the area. 
A secondary purpose of the TIP is to provide information about other transportation projects in the 
urbanized area that are exempt from the TIP approval process, such as projects that do not utilize 
federal funds. 
 
This TIP is being presented to the Planning Board for review due to cost updates to several projects 
and transportation planning staff will provide a presentation with a detailed overview of the changes 
during the meeting. Additionally, a TIP Tracking Sheet with an overview of changes has been 
attached along with the TIP document. The projects listed in the TIP that have cost updates include 
The North Bypass, 1st Avenue N., I-90 Yellowstone River Bridges, and MET Bus Operating funds. 
The format if the entire TIP document also has been revised to make it more accessible to the public 
and staff, and to provide for a better display of the key funding information included in the 
document.  On May 27th the Planning Board received a presentation from staff and held a public 
hearing. No comments were received. The Board may ask further questions of staff.  The 
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expectation is for the Board to take formal action to recommend approval of the TIP to the Policy 
Coordinating Committee. 
 
Recommendation 
Staff recommends that the Yellowstone County Board of Planning forward a recommendation of 
approval of the 2020-2024 TIP to PCC through its designee. The PCC is scheduled to meet on June 
16, 2020 for action on this item. 
 
Presentation 
Scott Walker opened this agenda item with a brief overview of the TIP.  A detailed presentation of the 
projects below was given during the last Planning Board meeting.   
 
NH Funding Tab: 
UPN 9022 1st Ave North – Billings (NEW) 

• Project Split for 1ST AVENUE NORTH - BILLINGS (UPN 9022).  The original project 
(from Division Street to N. 9th Street) has been split into three segments. 

o SOW remains the same for all segments – major reconstruction to address poor 
pavement conditions and substandard curb, gutter, and sidewalk.   

o Excess lane widths eliminated from the travel lanes will be used to create additional 
sidewalk width and/or boulevard width 

o Bulb outs are proposed at numerous intersections to provide traffic calming and 
shorten the distance pedestrians must navigate to cross 1st Ave. 

• Project 9022 has been shortened to the intersection of N. 9th St. to the RR Xing located 
between N. 22nd and N. 20th.  

• $14 million (all phases) 

UPN 9880 1st Ave N – RR xing To Broadway 
• Reconstruction Project on 1st Ave. N between the railroad crossing (near N 20th Street) and 

Broadway. 
• $7.8 million (all phases) 

UPN 9881 1st Ave N – Broadway to Division 
• Reconstruction Project on 1st Ave N. between Division Street and Broadway.   
• $7.2 million (all phases) 

National Highway Freight Program Funding Tab:  
Scott Walker mentioned this is a newer line item and noted the total project amount of $19.8 million 
UPN 7972 Yellowstone River Bridges 

• A new funding source added to this project  
• $19.8 million 

Railroad Crossing Funding Tab: 
UPN 9827 Steffes Rd – Billings 

• New project added to program 
• Upgrade of existing highway-rail grade crossing signal equipment 
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• $225,000 

Highway Safety Improvement Program Funding Tab:  
UPN 9383 Rimrock & 62nd St W (Roundabout) 

• Project transitioned from the OT Study into the PE phase 

Bridge Program Funding Tab: 
UPN 9720 Shiloh Rd/I-90 Bridge 

• New project added to program  
• Bridge rehabilitation project for a structure on Shiloh Rd. over Interstate 90.  Rehab work is 

necessary on the deck, superstructure, and substructure 
• $3.0 million 

Montana Air Quality Congestion Funding Tab:   
UPN 8717 Main Street Billings 

• New funding source added to the CN phase of the project 
• $1.1 million 

UPN 9198 Mossmain Intch – West Billings Inch (the limits of this project are not all within the 
MPO Planning Boundary) 

• New funding source added to the CN phase of the project 
• $400,000 

Discussion 
President Woods called for questions and discussion from the members of the Board.  There was 
none.  Scott Walker reviewed the schedule below and closed the presentation.   
 

Review Body Date Notes/Result 
Technical Advisory Committee 
 

Thursday, May 14 Recommendation to Governing Bodies 

Planning Board with PH 
Planning Board MTG/Action 
 

Wednesday, May 27 
Tuesday, June 9 

Presentation, Public Hearing and Action 

City Council  
 

Monday, June 8 Recommendation to PCC 

Board of Commissioners 
Discussion 
 

Monday, June 8 Introduction 

Board of Commissioners 
 

Tuesday, June 9 Recommendation to PCC 

Policy Coordinating Committee 
 

Tuesday, June 16 Final Action 

 
MOTION 
Board member Jensen-Christison moved and Board member Cook seconded the motion for 
the Yellowstone County Board of Planning to forward a recommendation of approval of the 
2020-2024 TIP to PCC through its designee. The PCC is scheduled to meet on June 16, 2020 
for action on this item. 
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Discussion 
Board member Thompson as Scot Walker how much Planning has to do with the execution of these 
projects?  He voiced concern with the way the landscaping and tree pruning was handled on the 27th 
Street project as the pruning was poorly done.  Scott Walker said Planning might comment on the 
projects at any time.  He said staff reached out to Rod Nelson, MDT/PCC representative and voiced 
concern with the tree pruning.    Mr. Nelson was apologetic and said he hoped this would not happen 
again.   Concerns may be brought forward to Planning staff, who will contact the pertinent parties 
for the project.  Board member Thompson said it is common for professional arborist to be hired to 
handle tree trimming for projects like these.  Scott Walker suggested it might be helpful to for the 
Planning Board to compose and submit a letter to MDT expressing concerns with the tree trimming.  
Board member Thompson said it is not unusual to include tree specifications and these types of 
contracts have been done in Great Falls, Missoula, and other cities.  Director Friday added staff 
might check to see if this is in place with other MDT projects.   
 
Motion 
Board member Thompson made a motion and Board member Jenson-Christison to amend the 
motion of approval of the 2020-2024 TIP to PCC with the addition of a letter from the 
Planning Board expressing concern that contacts be in place with professionals to handle trees 
and landscaping in MDT Projects.    
 
The motion carried with a unanimous voice vote. 
 
8.  NEW BUSINESS 
 
 
8a. Plat Review. Discussion. Yellowstone Trail Subdivision. A County Major Subdivision. A 
38.55-acre parcel of land into 18 lots for residential development. J 7J homes, Applicant. 
Engineering West/Forrest Mandeville Consulting/Performance Engineering. Dave Green, 
Planner II, presenting. 
 
INTRODUCTION 
May 1, 2020, the Planning Division received an application for major plat approval for the proposed 
Yellowstone Trail Subdivision.  The property is generally located south of Yellowstone Trail and west 
of Darrah Drive, west of Pryor Creek golf course. This subdivision would create 18 lots from a 36.687-
acre parcel of land.  The applicant is proposing to develop a residential subdivision; the land is outside 
of zoning.  The land is currently dryland grass and shrub. 
 
RECOMMENDATION 
Staff recommends that the Yellowstone County Planning Board recommend to the Board of County 
Commissioners to conditionally approve the preliminary plat of Yellowstone Trail Subdivision and 
adopt the Findings of Fact as presented in the staff report. 
 
VARIANCES REQUESTED 
No variance is being requested for this subdivision.  
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PROPOSED CONDITIONS OF APPROVAL 
Pursuant to Section 76-3-608(4), MCA, the following conditions are recommended to reasonably 
minimize potential adverse impacts identified within the Findings of Fact. 

1. To ensure public health and safety, prior to final plat approval, the applicant will receive DEQ 
approval for the proposed storm water management and for the proposed water and septic 
systems for each lot.  

2. To protect public health and safety and clarify road dedication, prior to final plat approval, the 
applicant will add language in the SIA under the heading III Transportation A. Streets, add 
language stating ‘dedicated to the public’ in the first sentence. An RSID needs to be created to 
maintain those public streets.  

3. To protect public health and safety and provide for future Dry hydrant maintenance, prior to 
final plat approval, the applicant will provide drawings to the Worden Fire Department for 
review and approval prior to any construction. The tank will be tested once it is installed and 
signed off by the Fire Department. An RSID for the dry hydrant system will be created for 
maintenance of the system. 

4. To protect the public health and safety and to maintain the new park, prior to final plat approval 
the applicant will create an RSID for maintenance of the park. 

5. To minimize the effects on local service, prior to final plat approval, the applicant will 
coordinate with the USPS for locating and providing the correct amount of space for safely 
delivering the mail to the residents. 

6. To minimize effects on the natural environment, prior to final plat approval a weed 
management plan and property inspection shall be completed by the County Weed 
Department.    

7. Minor changes may be made in the SIA and final documents, as requested by the Planning 
and/or Public Works Departments to clarify the documents and bring them into the standard 
acceptable format. 

8. The final plat shall comply with all requirements of the County Subdivision Regulations, rules, 
regulations, policies, and resolutions of the Yellowstone County, including laws regarding 
moving houses onto or off the property, and the laws and Administrative Rules of the State of 
Montana.   

Discussion 
President Woods called for questions and discussion.   Board member Thompson asked if access 
would be provided to the parkland from Yellowstone Road.  Consultant Forrest Mandeville said the 
accesses provided will all be internal and granted through easements.   Board members voiced 
concern as the parkland is landlocked and it may not be used due to the access.  Mr. Mandeville 
stated the grades are such that connections cannot be made to the park from Yellowstone Road.  The 
grades in the park may be used for sledding during the winter.  An RSID will be created for 
maintenance.    Planner Dave Green said the applicant is counting the trail itself as a part of the 
parkland dedication so the Park Maintenance District will have to cover the trail as well.  President 
Woods asked if the communal systems need to be enlarged or if there is sufficient capacity with both 
systems.  Forrest Mandeville stated they met with the engineers.  The sewer system does not have 
capacity so separate septic and drainfields will be installed on each lot.  A cistern system for the 
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subdivision will installed to supplement the existing water system.  President Woods commented he 
is aware of some problems experienced with the existing sewer system.   
 
9.  OTHER BUSINESS 

9a. Long Range Strategic Issues and an overview of future City and County issues and projects. 
 
9a-1. Zoning Boundary Jurisdiction. President Woods and Planning Division Manager Plecker 
compiled information on expansion of the zoning jurisdictional boundary and will forward it to the 
Board in the near future.  Monica Plecker said she would like the Board to consider the clusters of 
development and uses.  The Board may identify critical areas of unpredictability of scattered arrays.  
A link to an online map that allows for layering to help identify critical areas will be provided. 

9a-2. HDR/Yellowstone County MS4 Storm water Permitting Requirements- Board member 
Hillius said HDR and Yellowstone County are working on recommendations to move forward with 
compliance, including the addition of subdivision regulation language and processes.  Monica 
Plecker stated it is likely proposed regulation amendments will be forwarded for the Planning 
Board’s consideration.   

9a-3. Downtown Traffic and Safety Study, Director Friday This study considers traffic flows 
and improvements throughout downtown from East Billings to 6th Avenue North to Montana 
Avenue.  The goal is approved project prioritization and an outreach effort to look at funding 
options.    The consultant firm DOWL is conducting a survey and staff will send to Planning Board 
members.   

9a-4 COVID 19 Update. Director Wyeth Friday  
Director Friday said the COVID-19 statewide transition will be would be in Phase 2. Virtual 
meetings are planned through June.  He said the challenge to holding public meetings is related to 
space in the first floor conference room and accounting for social distancing.  Staff is considering 
ways to coordinate future meetings and considering possible meeting spaces.  The Planning 
Division office is opening tomorrow as part of the Phase 2 directive.  Counter shielding and 
directional floor stickers are in place for social distancing. 

9a-5 Project ReCode Staff is hoping to schedule public meetings in July, depending on the 
availability of meeting spaces.   

ADJOURNMENT:  7:15 PM 

DRAFT—TO BE APPROVED BY A MOTION ON JUNE 23, 2020 
--Tamara L. Deines, Planning Clerk 
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FUTURE AGENDA ITEMS FOR TUESDAY, JUNE 23, 2020 
 
a. Presentation/Discussion. Public Hearing. Inner Belt Loop Corridor Study with the intent to 
have the Planning Board make a recommendation to the Policy Coordinating Committee (PCC). The 
Planning Board will receive information regarding this plan and conduct a Public Hearing to collect 
any public comment. The Planning Board will make a recommendation to the Policy Coordinating 
Committee at the next regular meeting scheduled for Tuesday, July 14, 2020. 
 
b. Public Hearing. Motion/Recommendation to BOCC. Yellowstone Trail Subdivision. A 
County Major Subdivision. A 
38.55-acre parcel of land into 18 lots for residential development. J 7J homes, Applicant. 
Engineering West/Forrest Mandeville Consulting/Performance Engineering. The general location of 
the subject property is on the south side of Yellowstone Trail, approximately .75 miles west of Pryor 
Creek Road. The property is outside of zoning, the land is vacant grassland. 
 
c. Presentation. Discussion. Yellowstone County Growth Policy Land Use Chapter. Monica 
Plecker, Planning Division Manager, presenting. 
 



   

Planning Board Meeting 2 (4th Tuesday)
Meeting Date: 06/23/2020  

Information
INTRODUCTION
On May 1, 2020, the Planning Division received an application for major preliminary plat approval for
the proposed Yellowstone Trail Subdivision.  The property is generally located south of Yellowstone
Trail, west of Pryor Creek golf course. This subdivision would create 18 lots from a 36.687-acre parcel of
land.  The applicant is proposing to develop a residential subdivision; the land is outside of zoning.  The
land is currently dryland grass and shrubs.

RECOMMENDATION
Staff recommends the Yellowstone County Board of Planning forward a recommendation to the Board of
County Commissioners to conditionally approve the preliminary plat of Yellowstone Trail Subdivision
and adopt the Findings of Fact as presented in the staff report.

PROPOSED CONDITIONS OF APPROVAL
Pursuant to Section 76-3-608(4), MCA, the following conditions are recommended to reasonably
minimize potential adverse impacts identified within the Findings of Fact.
 
1. To ensure public health and safety, prior to final plat approval the applicant will receive DEQ approval
for the proposed storm water management and for the proposed water and septic systems for each lot.
2. To protect public health and safety and clarify road dedication, prior to final plat approval the applicant
will add language in the SIA under the heading III Transportation A. Streets, stating ‘dedicated to the
public’ in the first sentence. An RSID needs to be created to maintain those public streets.
3. To protect public health and safety and provide for future Dry hydrant maintenance, prior to final plat
approval the applicant will provide drawings of the dry hydrant system within a public easement with
easement document to the Huntley Volunteer Fire Department for review and approval prior to any
construction. The tank will be tested once it is installed and signed off by the Fire Department. An RSID
for the dry hydrant system will be created for maintenance of the system.
4. To protect the public health and safety and to maintain the new park, prior to final plat approval the
applicant will create an RSID for maintenance of the park.
5. To minimize the effects on local service, prior to final plat approval the applicant will coordinate with
the USPS for locating and providing the correct amount of space for safely delivering the mail to the
residents. 
6. To minimize effects on the natural environment, prior to final plat approval a weed management plan
and property inspection shall be completed by the County Weed Department.   
7. Minor changes may be made in the SIA and final documents, as requested by the Planning and/or
Public Works Departments to clarify the documents and bring them into the standard acceptable format.
8. The final plat shall comply with all requirements of the County Subdivision Regulations, rules,
regulations, policies, and resolutions of the Yellowstone County, including laws regarding moving houses



regulations, policies, and resolutions of the Yellowstone County, including laws regarding moving houses
onto or off the property, and the laws and Administrative Rules of the State of Montana.  

PLAT REVIEW / PLANNING BOARD DISCUSSION
On June 9th planning staff gave a brief presentation to the planning board about the proposed
Yellowstone Trail Subdivision.  Planning Board President Woods asked if there were any questions for
staff about the proposed subdivision.  A question was asked about access to the park from Yellowstone
Trail Road. Staff responded they didn't believe there would be access but deferred to the agent on that
questions. The agent, Forrest Mandeville stated there will be no access from Yellowstone Trail road
because of slopes, all access will from the trail system in the proposed subdivision. The RSID for the park
and trail will be to maintain it as a natural park area. There were no other questions from the board to staff.

The agent for the project stated he was able to answer any questions the board may have.  A questions
was asked about whether the Pryor Creek water and sewer system be able to handle the additional
subdivision housing?  Mr. Mandeville answered that they will be able to connect to the water system.
They will not be able to connect to the sewer system due to capacity.  They are now proposing to have
septic systems on each lot which will require DEQ approval. At this time there are no indicators to the
developer septic systems would be problematic. There were no other questions from the board to the agent.

VARIANCES REQUESTED
No variance related to connecting to undeveloped lands is being requested or is required of this
subdivision due to excessive topography issues. The Findings of Fact and Attachment A provide more
information as why a variance is not required.

PROCEDURAL HISTORY
Pre-application meeting January 23, 2020
Preliminary plat application submitted to Planning Division May 1, 2020
Departmental review meeting May 14, 2020
Preliminary plat resubmitted May 21, 2020
Planning Board plat review June 9, 2020
Planning Board public hearing June 23, 2020
Preliminary plat to Yellowstone County Board of County Commissioners July 21, 2020
60 working-day preliminary plat review period ends July 28, 2020

PLAT INFORMATION
General location:                                Located south of Yellowstone Trail, west of Pryor Creek golf course
 
Legal Description:                              Tract 1 COS 3722 of the north ½ of Section 01, Township 01 North,
Range 27 East
 
Owner/Subdivider:                             J & J Homes
 
Engineer and Surveyor:                     Forrest Mandeville Consulting, Engineering West, Beartooth Land
Surveying
 
Existing Zoning:                                 Outside zoning
 
Existing land use:                               Dryland grass and shrubs
 
Proposed land use:                            Residential



Proposed land use:                            Residential
 
Gross and Net area:                           36.687 acres / 34.833 acres
 
Proposed number of lots:                   18
 
Lot size:                                           Max:    9.144 acres
                                                        Min.:     1.291 acres
 
Parkland requirements:                      Parkland dedication is 1.788 acres.
 

Attachments
Findings of Fact 
Proposed Plat 
SIA 
Attachment A 
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FINDINGS OF FACT 
 
The City-County Planning Division Staff has prepared the Findings of Fact for 
Yellowstone Trail Subdivision.  These findings are based on the preliminary plat 
application and supplemental documents addressing the review criteria required by the 
Montana Subdivision and Platting Act (76-3-608, MCA) and the Yellowstone County 
Subdivision Regulations (YCSR).  
  
A.  What are the effects on agriculture, local services, the natural environment, 
wildlife and wildlife habitat and public health and safety (76-3-608 (3) (a) MCA) 
(Section 3.2 (H) (2) YCSR) 
  
1.  Effect on agriculture and agricultural water users’ facilities  
The subject property is not used for agricultural purposes. There are no agricultural water 
facilities near the subject property and they are not in any irrigation district. There will be 
no known impacts from this subdivision on agriculture use. 
  
2.  Effect on local services 
  
a.   Water and Septic –Water and sewer will be handled by extending the Pryor Creek 
Water Association (PCWA) connections to this subdivision. Water will be conveyed to 
each lot utilizing a water distribution system. All proposed water system improvements 
shall meet the requirements of MDEQ.  Should the system proposed in the SIA not meet 
the requirements of MDEQ the applicant must propose a system that will meet MDEQ 
requirements. The applicant will provide an approval letter from the MDEQ to be 
submitted with the final plat. They will also update any language in the SIA that reflects 
the approved system. (Condition #1) 
 
The applicant initially proposed to extend the Pryor Creek Water Association (PCWA) 
sanitary system to this subdivision. The system has a collection system and lagoons for 
management and disposal of sanitary waste. The applicant is now proposing to have a 
septic systems on each lot. Should the system proposed in the SIA not meet the 
requirements of MDEQ the applicant must propose a system that will meet MDEQ 
requirements. The applicant will provide an approval letter from the MDEQ to be 
submitted with the final plat. They will also update any language in the SIA that reflects 
the approved system. (Condition #1) 
  
b.   Streets and roads – There will be two new roads within the proposed subdivision. 
They will be built within a 60-foot wide right-of-way and dedicated to the public. The 
applicant needs to state the streets will be public streets in the SIA. Public streets require 
the creation of an RSID for maintenance of the road.  That will be required with the final 
plat submittal. (Condition #2) Both new streets will have access off Yellowstone Trail.  
Access permits will be required before any connection is made to the streets, this 
requirement in outlined in the SIA under Conditions that Run with the Land.  
 
In the Yellowstone County Subdivision Regulations Section 4.6 B 1 Relation to 
Undeveloped Areas: When a proposed subdivision adjoins undeveloped land, streets 
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within the propose subdivision shall be arrange to allow access to the adjoining 
undeveloped land. Street right-of-way within the proposed subdivision shall be provided 
to the boundary lines of the tract to be developed, unless prevented by topography, other 
physical conditions, or adjoining land cannot be further subdivided or developed.  
Yellowstone County Subdivision Regulations Section 4.6 C 14 Street Grades: All street 
grades shall conform to the requirements of the County. Street Grades shall net exceed 
the following, with due allowance for reasonable vertical curves and intersection 
treatment. Street Type Local Access 12 percent grade.   
Grades on the west edge of this subdivision and within the subdivision exceed 20%. 
Constructing a road through these grades would require a great deal of fill, bridges or 
most likely both. See Attachment A. There is a precedence in the county for not requiring 
a variance when it can be shown that a road connection is not feasible because of the 
reasons given in Section 4.6 B 1. unless prevented by topography. 
 
Pike subdivision, platted in 2015, showed a road from the original plat going through the 
entire length of a wetland. The re-platting of the subdivision was to move the road to dry 
land and re-arrange the lots. There was no connection to the west, through the wetland, 
and no variance request.  
 
For this reason, the applicant is not required to connect to the west or south.  Land to the 
east is already developed and there is not a connection for them to complete. 
 
The applicants’ agent has provided a drawing and explanation about the slopes within 
and around the proposed subdivision.  See Attachment A. 
 
c.   Fire and Police services – The property is within the Huntley Volunteer Fire 
Department.  The developer will be installing a 30,000-gallon dry hydrant system in a 
public easement on the west side of Lenny Lane. Drawings and specifications for the 
construction and installation of the tank must be reviewed and approved by the Huntley 
Volunteer Fire Department prior to any construction of the tank. Huntley Volunteer Fire 
Department will test the tank and provide a written sign off stating it is working correctly. 
An RSID for the new dry hydrant system will be created prior to final plat. (Condition 
#3)   
  
The Yellowstone County Sheriff’s Department state they will provide law enforcement 
services to this subdivision.   
  
d.   Solid Waste disposal – The Billings Landfill has capacity for solid waste disposal.  
Solid waste will be collected and disposed of by a private garbage collection company.  
Each lot owner will be responsible for arranging for collection. 
  
e.   Storm water drainage – Storm water drainage shall satisfy Yellowstone County 
Storm Water Management requirements and DEQ.  A storm water plan will have to be 
reviewed and approved by the DEQ to ensure the proposed stormwater management is 
feasible and will work satisfactorily. (Condition #1)   
  
f. School facilities – The proposed subdivision is located within Huntley Project School 
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District for K-12.  Huntley Project School did not respond to the request for comments at 
the time of the writing of this staff report.  
  
g. Parks and recreation – This proposed subdivision is required to provide parkland. 
The applicant in the SIA under the heading VIII. Parks/Open Space has outlined the 
requirements of parkland.  The total required parkland dedication requirement is 1.395 
acres. The applicant is proposing a parkland dedication of 1.788, 1.288 acres of land and 
0.5 acres of trail through the subdivision. The applicant will need a park and trail 
maintenance RSID separate from the one proposed for roads. (Condition #4) 
 
h. Postal Service – The applicant will be required to coordinate the location of the 
delivery box and provide enough space for the delivery vehicle to pull out of traffic for 
safety. (Condition #5) 
  
i. Historic features – No known historic or cultural assets exist on the site. 
 
3.  Effects on the natural environment 
The development will use noxious weed control measures to prevent the spread of 
noxious weeds to adjacent developed or agricultural land. Prior to final plat approval, the 
applicant will apply for and obtain a weed management plan with the County Weed 
Department. That plan will be submitted with final plat approval.  (Condition #6) 
  
There are no apparent or known natural hazards on the property. 
  
4.  Effects on wildlife and wildlife habitat 
There are no known endangered or threatened species on the property.  The applicant 
submitted an Environmental Assessment with this subdivision as required by 
Yellowstone County Subdivision Regulations. In the summary of impacts to wildlife the 
U.S. Fish and Wildlife Services IPaC Information for Planning and Consultation, there 
are no critical habitats within the subdivision.  The same report shows that a change in 
the land use to residential could potentially impact some food supply for multiple species 
of birds. Because of the size of the lots, the impact should be minimal. A paragraph in the 
‘Conditions that Run with the Land’ section of the SIA warns future lot owners of the 
likely presence of wildlife in the area and their potential to damage residential 
landscaping.   
  
5.  Effects on public health and safety 
Plans and designs for the water and septic system will be reviewed and approved by 
MDEQ prior to final plat approval to ensure public health and safety.   
 
Fire and emergency services are provided for this proposed subdivision from Huntley 
Volunteer Fire Department, and the Yellowstone County Sheriff’s department.  
  
B.   Was an environmental assessment required?  If yes, what, if any, significant 
adverse impacts were identified? (76-3-603 MCA) (Chapter 9, YCSR) 
  
An environmental assessment (EA) was required for this subdivision. The EA submitted 
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the many topics required by the Subdivision regulations for an EA.  Of those covered, the 
topics of main concern are effects on wildlife, which is covered earlier in the findings, 
existing vegetation and surface water. There were no major impacts identified in the EA 
that would cause need for conditions to mitigate those issues.   
 
C.  Does the subdivision conform to the Yellowstone County 2008 Growth Policy, 
the 2018 Urban Area Transportation Plan and the Billings Area Bikeway and Trail 
Master Plan Update? [BMCC 23-302.H.4.] 
 

1. Yellowstone County - 2008 Growth Policy 
The subdivision is consistent with the following goals of the Growth Policy: 

• Goal:  Predictable land use decisions that are consistent with neighborhood 
character and land use patterns.  (p. 6) 

The subdivision is consistent with the type of residential development in the area. 
• Goal:  New developments that are sensitive and compatible with the character of 

adjacent County town sites. (p. 6) 
There is residential development directly adjacent to the subject property. 

• Goal:  Controlled weed populations.  (p. 9) 
The developer shall complete a weed management plan, and shall provide a re-
vegetation plan for any ground disturbed by development. 
  
2.  2018 Urban Area Transportation Plan 
  
The subject property is outside the study area of the Transportation Plan. As proposed, 
there are only neighborhood streets associated with this subdivision.  
  
3.  Billings Area Bikeway and Trail Master Plan Update (BATMP) 
  
The subject property is outside of the study area of the BABTMP.  
  
D.  Does the subdivision conform to the Montana Subdivision and Platting Act 
(MSPA) and to local subdivision regulations? [MCA 76-3-608 (3) (b) and Section 3.2 
(3) (a) YCSR] 
  
The proposed subdivision meets the requirements of the MSPA and the YCSR.  The 
subdivider and the local government have complied with the subdivision review and 
approval procedures that are set forth by local and state subdivision regulations. 
  
E.  Does the subdivision conform to sanitary requirements? [Section 4.8 (C) and 4.9 
(C), YCSR] 
  
The subdivider must receive approval from the MDEQ prior to final approval. New 
parcels are subject to MDEQ review. 
  
F.  Does the proposed subdivision meet any applicable Zoning Requirements? 
 [Section 3.2 (H) (3) (e), YCSR] 
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The proposed subdivision is outside zoning. 
 
G.  Does the subdivision provide for necessary planned utilities?   [MCA 76-3-608 
(3) (c) and Section 3.2 (H) (3) (b), YCSR] 
  
Private utilities are to be installed in the public road right-of-way.  Should the private 
utility companies require easements the applicant will be required to coordinate the 
easements needed with the private utility companies. There are utility easements shown 
on the face of the plat for private utilities.  
 
H.  Does the proposed subdivision provide for Legal and Physical Access to all lots?  
[MCA 76-3-608 (3) (d) and Section 3.2 (H) (3) (c) (d), YCSR] 
  
Legal and physical access will be provided for the new proposed lots from Yellowstone 
Trail onto Lynette Lane and Lenny Lane that will provide access for all lots but one. Lot 
18 will have access off White Buffalo Road.  
 
CONCLUSIONS OF FINDINGS OF FACT 
 

• This subdivision does not create adverse impacts that warrant denial of the 
subdivision.  

• Impacts to agriculture, agriculture water user facilities, local services, public 
health and safety, the natural environment, and wildlife should be minimal, and 
can be mitigated by reasonable conditions of final plat approval.   

• The subdivision conforms to some of the goals of the Growth Policy.    
• The applicant has complied with the MSPA and YCSR processes and the 

subdivision conforms to the law requirements. 
 
RECOMMENDATION 
Staff recommends, to the Planning Board, conditional approval of the preliminary plat of 
Yellowstone Trail Subdivision and adopt the Findings of Fact as presented in the staff 
report, the SIA and Waiver.   
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PRELIMINARY PLAT OF

YELLOWSTONE TRAIL SUBDIVISION

SITUATED IN NW 1/4 SECTION 01, TOWNSHIP 01N., RANGE 27 E., P.M.M.

YELLOWSTONE COUNTY, MONTANA ALSO BEING TRACT 1 OF CERTIFICATE OF SURVEY NO. 3722

MARCH 2020

PURPOSE OF SURVEY: TO CREATE AN 18-LOT MAJOR SUBDIVISION

PREPARED FOR: J & J HOMES, LLC

744 PARKWAY LANE

BILLINGS, MT  59101

(406) 855-2279

SURVEYOR: BEARTOOTH LAND SURVEYING

P.O. BOX 221

ABSAROKEE, MONTANA 59001

(406) 328-6704

ENGINEER: ENGINEERING WEST

P.O. BOX 194

COLUMBUS, MONTANA 59019

(406) 322-1116

BASIS OF BEARING

TRUE NORTH GPS WGS 84

PROJECT GPS ELEVATION 3273.00

CERTIFICATE OF SURVEYOR

STATE OF MONTANA )

                         :ss

County of Yellowstone )

I, Donald E. Bedard, a licensed Land Surveyor, Montana License No. 11,375LS, do hereby certify that the

survey on shown on the attached plat of the YELLOWSTONE TRAIL SUBDIVISION was performed under

my direction during February to present 2020 in accordance with the Montana Subdivision and Platting

Act, Title 76, Chapter 3, MCA and that said survey is true and complete as shown and that the

monuments found and set are of the character and occupy the positions shown thereon.

______________________________________

Donald E. Bedard, Licensed Land Surveyor

Montana License No. 11,375LS

Subscribed and sworn to before me,

a Notary Public for the State of Montana

This________ day of  __________________ 20__.

________________________________________

Notary Public for the State of Montana

Residing at -----------------------------

My commission expires __________________ 201__

LEGAL DESCRIPTION AND PROPERTY OWNER'S CERTIFICATIONS

CERTIFICATE OF DEDICATION

STATE OF MONTANA )

                          :ss

County of Yellowstone )

The parkland for this subdivision has been met by land donation pursuant to section 78-3-521(3)(a). MCA.

The undersigned hereby grants unto all utility companies, as such are defined and established by Montana Law, and cable

television companies, and easement for the location, maintenance, repair and removal of their lines over, under, and across the

areas designated on the plat as "UTILITY EASEMENT" to have and hold forever.  Said tract to be known and designated as

Yellowstone Trail Subdivision, and the lands included in all streets, avenues, and parks as shown on the annexed plat are herby

granted and donated to the use of the public forever.

J & J HOMES, LLC, a Montana corporation

__________ _________ ________________________

By Date

____________________

its

STATE OF MONTANA )

                          :ss

County of Yellowstone )

On this _____________ day of __________________ 2020, before me, the undersigned, a notary public for the state of Montana ,

personally appeared_______________________ as __________________ J & J HOMES, LLC, a Montana corporation whose

name is subscribed to the instrument, and acknowledged to me that he executed the same.

______________________________

Notary Public for the State of Montana

______________________________

Printed name of Notary

Residing at______________________

My commission expires___________  20____

I, the undersigned property owner, certify that I caused to be surveyed as as shown by the plat hereunto annexed, the following

described land, to-wit:

Creating Yellowstone Trail Subdivision, being a tract of land situated in NW 1/4 section 01, Township 01N., Range 27 E., P.M.M.

Yellowstone County, Montana also being Tract 1 of Certificate of Survey No. 3722, subject to any easements and/or rights-of-way of

record or reserved per this plat.

The above described tract of land is to be known as "YELLOWSTONE TRAIL SUBDIVISION", and the land shown on this annexed plat

designed as public right-of-way is hereby granted and dedicated to the use of the public forever.

CERTIFICATION OF COUNTY TREASURER

I hereby certify, pursuant to Section 76-3-611(1)(b), 76-3-207(3) MCA, that all real

property taxes and special assessments assessed and levied on the land below and

encompassed by this survey have been paid.

__________ ______________________ _____________________

Yellowstone County Treasurer Date

CERTIFICATION OF CITY/COUNTY HEALTH

The plat has been approved for recording by the Riverstone Health and the Montana

Department of Environmental Quality.

__________ __________________________ _____________________

Yellowstone City/County Health Department Date

Riverstone Health

CERTIFICATION OF PLANNING BOARD APPROVAL

STATE OF MONTANA )

                         :ss

County of Yellowstone )

This plat has been approved by the Yellowstone County Board of Planning and conforms to the requirements of that board.

Date this ____ day of _______________________, 2020

____________________________________

President

____________________________________

Executive Secretary

COUNTY ATTORNEY'S STATEMENT

This document has been reviewed by the County Attorney's Office and

is Acceptable as to form.

Date this ____ day of _______________________, 2020

Reviewed by __________________________________

County Attorney

CERTIFICATE OF FINAL PLAT APPROVAL

The County Commissions of Yellowstone County does hereby certify that it has examined the subdivision and have

found the same to conform to the laws of Montana and approves it and the dedication of any and all lands shown on

this plat as being dedicated to such use are accepted.

Date this ____ day of _______________________, 2020

__________ ______________ __________________________ _________________________

Chairman Commissioner Commissioner

Attest: _________________________

Clerk and Recorder
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SUBDIVISION IMPROVEMENTS AGREEMENT 
 

Yellowstone Trail Subdivision 
 

This agreement is made and entered into this ____ day of ____________, 20__, by and 

between J & J Homes, LLC, whose address for the purpose of this agreement is 744 

Parkway Lane, Billings, Montana 59101, hereinafter referred to as “Subdivider,” and 

YELLOWSTONE COUNTY, hereinafter referred to as “County.”  

 

WITNESSETH: 

 

WHEREAS, the plat of Yellowstone Trail Subdivision, located in Yellowstone 

County, Montana, was submitted to the Yellowstone County Board of Planning; and 

 

WHEREAS, at a regular meeting conducted on _____ day of ____________, 20__, 

the Board of Planning recommended conditional approval of a preliminary plat of 

Yellowstone Trail Subdivision; and 

 

WHEREAS, at a regular meeting conducted on _____ day of ____________, 20__, 

the Board of County Commissioners (BOCC) conditionally approved a preliminary plat 

of Yellowstone Trail Subdivision; and 

 

WHEREAS, a Subdivision Improvements Agreement is required by the County prior 

to the approval of the final plat. 

 

WHEREAS, the provisions of this agreement shall be effective and applicable to 

Yellowstone Trail Subdivision upon the filing of the final plat thereof in the office of the 

Clerk and Recorder of Yellowstone County, Montana.  The Subdivision shall comply 

with all requirements of the Yellowstone County Subdivision Regulations, the rules, 

regulations, policies, and resolutions of Yellowstone County, and the laws and 

administrative rules of the State of Montana. 

 

THEREFORE, THE PARTIES TO THIS AGREEMENT, for and in 

consideration of the mutual promises herein contained and for other good and valuable 

consideration, do hereby agree as follows: 
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I. VARIANCES  

 

No variances are requested from the Subdivision Regulations. Though no 

connecting road is proposed, such a connection is not practical due to steep slopes 

on the western side of the subdivision. Therefore, no variance application is 

needed. 

 

II. CONDITIONS THAT RUN WITH THE LAND 

 

A. Lot owners should be aware that this subdivision is being built in close 

proximity to prime deer and antelope habitat and it is likely that homeowners 

will experience problems with damage to landscaped shrubs, flowers, and 

gardens.  The Montana Fish, Wildlife, and Parks Department does not provide 

damage assistance unless there is damage to commercial crops and/or a threat 

to public health and safety.  

 

B. Lot owners should be aware that soil characteristics within the area of this 

subdivision, as described in the 1972 Yellowstone County Soil Survey, indicate 

that there could be potential limitations for proposed construction on the lots, 

which may require a geotechnical survey prior to construction. 

 

C. No water rights have been transferred to the lot owners.  

 

D. There is attached hereto a Waiver waiving the right to protest the creation of 

the Rural Special Improvement District or districts (RSID) which by this 

reference is expressly incorporated herein and made as much a part hereof as 

though fully and completely set forth herein at this point.  The Waiver will be 

filed with the plat, shall run with the land, and shall constitute the guarantee 

by the Subdivider and property owner or owners of the developments 

described herein.  Said Waiver is effective upon filing and is not conditioned 

on the completion of the conditions set forth in this Agreement.  The 

Subdivider and owner specifically agree that they are waiving valuable rights 

and do so voluntarily. 

 

E. Future maintenance of all public (or common) improvements shall be done 

through one (1) or more RSID(s) created as part of the SIA for this subdivision. 

 

F. Culverts and associated drainage swales shall not be filled in or altered by the 

subdivider or subsequent lot owners.  

 

G. When required by road improvements, all fences and irrigation ditches in the 

public right-of-way adjacent to this subdivision shall be removed or relocated 

outside of the public right-of-way and any relocation outside of the public right-

of-way shall be subject to securing and recording easements.  

 



 4 of 12 5/15/2020 

H. Lot owners or their agent will obtain an Access Permit from County Public 

Works prior to any construction on any lot within the subdivision.  The 

application will include a site plan showing the desired location of the access and 

show that it meets the requirements outlined by the DEQ storm water 

requirements for the subdivision.  Failure to do so will result in the lot owner or 

their agent removing what has been installed and locating the access in an 

approved location at the lot owners expense. 

 

III. TRANSPORTATION 

 

A. Streets 

• Right-of-Way widths of 60 feet minimum shall be dedicated for Lynette 

Lane and Lenny Lane. 

 

• Lot 18 has access to White Buffalo Road via a 24-foot wide access 

easement. 

 

• Lynette Lane and Lenny Lane will be constructed to County standard and 

with a minimum pavement width of 24 feet with 2-foot gravel shoulders. 

 

• Drainage ditches shall be constructed adjacent to the roadways in 

accordance to Yellowstone County Public Works and DEQ standards. 

 

B. Sidewalks 

• No sidewalks are proposed for this subdivision. 

 

C. Street Lighting  

• No street lighting is proposed for the development. 

 

D. Traffic Control Devices 

• The Subdivider shall furnish and install street name signs for streets within 

and adjacent to the subdivision as required by the County. Traffic control 

devices shall comply with the Manual of Uniform Traffic Control Devices 

(MUTCD) and County standards. 

 

• The Subdivider shall furnish and install street name signs for streets within 

the subdivision or located immediately adjacent thereto in accordance with 

the specifications of the County Public Works and the local Fire 

Department. 

 

E. Access 

• Access to Lynette Lane and Lenny Lane will be provided off of 

Yellowstone Trail. Access to Lot 18 is provided off of White Buffalo 

Road via an access easement. 
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F. Billings Area Bikeway and Trail Master Plan (BABTMP) 

• The subdivision is outside the BABTMP.  

 

G. Public Transit 

• There is no public transportation available in the area. 

 

IV. EMERGENCY SERVICES 

 

Construction of buildings made of combustible materials shall have adequate fire 

apparatus access roads and water supply (dry fire hydrants) in place to allow for 

fire suppression requirements. Prior to construction using combustible materials 

(i.e. lumber, plywood, wood trusses, etc.), fire apparatus access roads and water 

supply requirements shall be provided in accordance with the International Fire 

Code as adopted by the State of Montana. 

 

At a minimum, the following is required: 

 

• An unobstructed gravel road or gravel road base must be within 150 feet 

of the furthest portion of a building under construction as measured along 

the approved route. 

 

• The access roads are required to support fire apparatus vehicle loading (40 

tons) during all weather conditions and shall be a minimum of twenty (20) 

feet wide. 

 

• A 30,000-gallon dry hydrant located at the corner of Yellowstone Trail 

and Lenny Lane will be tested and approved prior to final plat by the fire 

department having jurisdiction. The maintenance for the tank and dry 

hydrant will require the formation of an RSID for maintenance.  

 

V. STORM DRAINAGE   

 

All drainage improvements shall comply with the provisions set forth in Section 

4.7 of the Yellowstone County Subdivision Regulations and a stormwater 

management plan shall be submitted to and approved by the Montana Department 

of Environmental Quality (MDEQ), or its designee. 

VI. UTILITIES 

  

The design/installation of sanitary systems, wells, and water distribution systems 

shall be in accordance with design standards, specifications, rules, regulations of 

and as approved by the Yellowstone City-County Health Department and the 

Montana Department of Environmental Quality (MDEQ). 
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A. Water 

In accordance with Section 4.9 Yellowstone County Subdivision Regulations, 

all proposed water systems must obtain approval by the MDEQ, or its 

designee.  

 

• The Subdivision shall be supplied by way of the extension of the Pryor 

Creek Water Association (PCWA) public water system.  Water will be 

conveyed to the individual lots utilizing a water distribution system.  

 

• The water distribution system shall conform to the standards set forth by 

the Yellowstone City-County Health Department and MDEQ. 

 

• The PCWA will be responsible for the operation and maintenance of the 

community. There is a fee for new hookups to the existing system and 

billing will occur monthly.  

 

• A MDEQ approval letter will be submitted with the final plat.  

 

B. Sanitary Sewer 

In accordance with Section 4.8 Yellowstone County Subdivision Regulations, 

all sanitary sewer systems must obtain approval by the MDEQ, or its 

designee.  

 

• The Subdivision will utilize the existing PCWA sanitary system composed 

of a collection system and lagoons for management and disposal of 

sanitary waste. 

 

• The community sanitary system shall conform to the standards set forth by 

the Yellowstone City-County Health Department and MDEQ. 

 

• The PCWA will be responsible for the operation and maintenance of the 

community sanitary systems. There is a fee for new hookups to the 

existing system and billing will occur monthly.  

   

• A MDEQ approval letter will be submitted with the final plat.  

 

C. Power, Telephone, Gas, and Cable Television 

• Power, natural gas, telephone, and cable will all be located within the 

right-of-way and utility easements shown on the plat. 
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VII. PARKS/OPEN SPACE 

 

Section 76-3-621 of the Montana Subdivision and Platting Act covers the park 

dedication requirement.  

 

• Per 10.2 (A) 3 of the Yellowstone County Subdivision Regulations the 

following areas dedicated as parkland are required: 

i. 5% of the net residential land proposed for lots larger than 1 acre, 

but less than 3 acres. 

▪ Lots 1-16 = 20.96 net acres 

▪ 5% of Net Acreage = 1.048 acres 

 

ii. 2.5% of the net residential land proposed for lots larger than 3 

acres, but less than 5 acres. 

▪ Lots 17-18 = 4.761 acres 

▪ 2.5% of Net Acreage = 0.347 acres 

 

iii. Total required parkland dedication = 1.395 acres 

 

• 1.288 acres of parkland area is being dedicated within this subdivision, 

and an additional .5 acres in included in the access trail to the parkland for 

a total of 1.788 acres. The trail is 20 feet wide, naturally surfaced, and runs 

along the boundary of Lots 13 and 14, the boundary of Lots 15 and 17, 

and the boundary of Lots 16 and 17. 

 

VIII. IRRIGATION 

 

The property is not located within the boundary of an Irrigation District.  No 

water shares will be transferred to the individual lot owners.  

 

IX.  WEED MANAGEMENT  
  

All noxious weeds on the latest Yellowstone County Noxious Weed List shall be 

controlled on all properties in the subdivision.    

  

The weed plan shall include the following and shall be referenced in this SIA:  

  

• A Weed Management Plan must be filed and updated as needed for approval 

by the Yellowstone County Weed Department.  Said weed management plan 

shall contain the noxious weeds being addressed and the plan for the control 

of those weeds.  All associated cost for noxious weed control is the 

responsibility of the owner of record.  

 

• A revegetation plan shall be submitted as part of the management plan.  A 

seeding recommendation can be obtained from the Yellowstone County 
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Weed Department pursuant to Section 7-22-2152, MCA.  The Yellowstone 

County Weed Department reserves the right to revise these recommendations 

based on the required site inspection.  

 

X. SOILS/GEOTECHNICAL STUDY 

 

A geotechnical study is not required by the Yellowstone County Subdivision 

Regulations as part of this plat. Lot owners should be aware that soil 

characteristics within the area of this subdivision, as described in the 1972 

Yellowstone County Soil Survey, indicate that there could be potential limitation 

for proposed construction on the lots, which may require a geotechnical survey 

prior to construction.  

XI.  PHASING OF IMPROVEMENTS 

 

There is no intended phasing of improvements. Internal roads and utilities 

fronting the lots will be constructed at the time of development. 

XII. FINANCIAL GUARANTEES 

 

Except as otherwise provided, Subdivider shall install and construct said required 

improvements by private contracts secured by bonds, irrevocable letters of credit, 

sequential development, or any other method that may be acceptable to the 

Planning Board and Board of County Commissioners.  All engineering and legal 

work in connection with such improvements shall be paid by the contracting 

parties pursuant to said special improvement district or private contract, and the 

improvements shall be designed by and constructed under the supervision of a 

professional engineer competent in civil engineering, licensed in the state of 

Montana.  Upon completion of the improvements, the consulting Engineer shall 

file with the Public Works Department, a statement certifying that the 

improvements have been completed in accordance with approved, seal stamped, 

record drawings, along with all required post-construction certification per 

Section 4.6.C. of the Yellowstone County Subdivision Regulations.    

  

(In the event that all required improvements are not installed and constructed prior 

to final plat approval, the Subdivider shall provide a monetary security guarantee 

in the amount of 125% of the estimated total cost by one (1) of the methods listed 

in Chapter 5 of the Yellowstone County Subdivision Regulations.  If using a 

security, describe the method in this section). 
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XIII. LEGAL PROVISIONS 

 

A.  Subdivider agrees to guarantee all public improvements for a period of one 

year from the date of final acceptance by Yellowstone County. 

 

B.  The owners of the properties involved in this proposed Subdivision by 

signature subscribed herein below agree, consent, and shall be bound by the 

provisions of this Agreement. 

 

C.   The covenants, agreements, and all statements in this Agreement apply to and 

shall be binding on the heirs, personal representatives, successors and assigns 

of the respective parties. 

 

D.   In the event it becomes necessary for either party to this Agreement to retain 

an attorney to enforce any of the terms or conditions of this Agreement or to 

give any notice required herein, then the prevailing party or the party giving 

notice shall be entitled to reasonable attorney fees and costs. 

 

E.   Any amendments or modifications of this Agreement or any provisions herein 

shall be made in writing and executed in the same manner as this original 

document and shall after execution become a part of this Agreement. 

 

F.   Subdivider shall comply with all applicable federal, state, and local statutes, 

ordinances, and administrative regulations during the performance and 

discharge of its obligations.  Subdivider acknowledges and agrees that nothing 

contained herein shall relieve or exempt it from such compliance. 

 

G.  Subdivider agrees to create any required (or expansion of existing) RSID(s) 

for future maintenance of all public (or common) constructed improvements 

prior to final plat approval 
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IN WITNESS WHEREOF, the parties hereto have set their hands and official 

seals on the date first above written. 

 

“SUBDIVIDER” J & J Homes, LLC. 

 

By:        

 

Title:   

 

 

 

STATE OF MONTANA  ) 

: ss 

County of Yellowstone  ) 

 

 

 

On this            day of                                   , 20__, before me, a Notary Public in 

and for the State of Montana, personally appeared            , 

known to me to be the       of J & J Homes, LLC. who 

executed the foregoing instrument and acknowledged to me that he/she executed the 

same.   

 

 

          

Notary Public in and for the State of Montana 

                           Printed Name:  ________________________ 

                           Residing at:  __________________________ 

                           My commission expires:  ________________ 
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This agreement is hereby approved and accepted by Yellowstone County, this ____ day 

of _______________, 20__. 

 

“COUNTY” 

COUNTY OF YELLOWSTONE 

MONTANA     County of Yellowstone 

      Board of County Commissioners 

    

    

   By:  ________________________________ 

                             Chairman 

            

           ________________________________ 

                         Commissioner 

                 

           ________________________________ 

                         Commissioner 

 

    

   Attest:  _____________________________ 

                                                               County Clerk and Recorder 

STATE OF MONTANA ) 

    : ss 

County of Yellowstone ) 

 

 On this ____ day of ______________, 20__, before me, a Notary Public in and 

for the State of Montana, personally appeared ____________________________ and 

____________________________, known to me to be the Board of County 

Commissioners and the County Clerk and Recorder, respectively, of Yellowstone 

County, Montana, whose names are subscribed to the foregoing instrument in such 

capacity and acknowledged to me that they executed the same on behalf of Yellowstone 

County, Montana. 

 

                                     _____________________________________ 

                                     Notary Public in and for the State of Montana 

                                     Printed Name:  ________________________ 

                                     Residing at:  __________________________ 

                                     My commission expires:  ________________ 
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Waiver of Right to Protest 
 

 FOR VALUABLE CONSIDERATION, the undersigned, being the Subdivider 

and all of the owners of the hereinafter described real property, do hereby waive the right 

to protest the formation of one or more Rural Special Improvement Districts (RSID’s) 

which the Yellowstone County may require for a period of twenty years from the date of 

this document’s recording. 

 

 This Waiver and Agreement is independent from all other agreements and is 

supported by sufficient independent consideration to which the undersigned are parties, 

and shall run with the land and shall be binding upon the undersigned, their successors 

and assigns, and the same shall be recorded in the office of the County Clerk and 

Recorder of Yellowstone County, Montana. 

 

 The real property hereinabove mentioned is more particularly described as 

follows: 

 

 Yellowstone Trail Subdivision 

 

 Signed and dated this _____ day of ________________, 20___. 

 

 “SUBDIVIDER”    J & J Homes LLC 

      

 

By: __________________________________ 

 

     Its: __________________________________ 

 

STATE OF MONTANA ) 

    : ss 

County of Yellowstone ) 

 

 On this ____ day of _________________, 20___, before me, a Notary Public in 

and for the State of Montana, personally appeared ____________________________, 

known to me to be the _________________ of J & J Homes, LLC, the person who 

executed the forgoing instrument and acknowledged to me that he/she executed the same. 

 

 IN WITNESS WHEROF, I have hereunto set my hand and affixed my Notarial 

Seal the day and year hereinabove written. 

                                         _____________________________________ 

                                     Notary Public in and for the State of Montana 

                                     Printed Name:  ________________________ 

                                     Residing at:  _______________________ 

My commission expires:  _______________ 



ROAD CONNECTIVITY ANALYSIS 
YELLOWSTONE TRAIL SUBDIVISION 

 
TRACT 1 (COS 3722) 

 
SECTION 1, T 1N, R 27E 

YELLOWSTONE COUNTY, MONTANA 
 

There will not be an access road developed between the adjacent property and the subdivision due to 
excessive slopes along the west side of the subdivision. Slopes along the western side of the subdivision 
range from nearly 20% to almost 50%, unsuitable slopes for road development (see road connectivity 
exhibit below).  

According to Section 4.6.B.1., of the Yellowstone County Subdivision Regulations “Relation to 
Undeveloped Areas: When a proposed subdivision adjoins undeveloped land, streets within the proposed 
subdivision shall be arranged to allow access to the adjoining undeveloped land.  Street right-of-way 
within the proposed subdivision shall be provided to the boundary lines of the tract to be developed, 
unless prevented by topography, other physical conditions, or adjoining land cannot be further 
subdivided or developed [emphasis added].”  

The Subdivision Regulations go on to limit street grades for arterials to 4%, collectors to 7%, and local 
access roads to 12% (Section 4.6.C.14). In order to provide a connecting road to adjacent undeveloped 
property, the maximum grade would necessarily need to be exceeded, potentially drastically. 

It is for the above reasons that developing a connecting road to adjacent property is impractical, and 
would likely create more impact, due to cut and fill, than would developing the subdivision without a 
connecting road. 



 

 



   

Planning Board Meeting 2 (4th Tuesday)
Meeting Date: 06/23/2020  

Information
PROBLEM/ISSUE STATEMENT
The Billings MPO identified the need to conduct a corridor study to evaluate transportation needs along
the proposed alignment of the Inner Belt Loop.  This study examines the proposed corridor from the
terminus of Skyway Drive and Alkali Creek Road to the Highway 3 and Zimmerman Trail intersection
and addresses future access options as development occurs along the roadway, potential intersections,
storm water management, landscaping, bicycle and pedestrian access, building and development layout
and transportation safety along the corridor.

 

BACKGROUND
The Billings Metropolitan Planning Organization (MPO) through a competitive process hired Sanderson
Stewart to develop a corridor planning study of the future Inner Belt Loop corridor in Billings and
Yellowstone County. The extent of the study area is from the Skyway Drive/West Wicks Lane
intersection on the northeast to the Montana Highway 3/Zimmerman Trail intersection on the south
terminus of the connection.

The Inner Belt Loop project has been discussed for almost 30 years as a way to provide a much-needed
connection between the Billings Heights and West End. Formal work on this project began in 2005 with a
planning study to identify the feasibility of a connection through northwest Billings and identify a
preferred route. This study included substantial public participation opportunities that resulted in broad
approval by the community. Additionally, this study is specifically related to the vision of the corridor
and how it can function. Design of the roadway was started in 2009 with construction of Skyway Drive
completed in 2014. The City has allocated in the current CIP $7 million toward construction of the road in
2022 with the remaining $7 million needed to complete the road in 2024. In addition, the City of Billings
applied for a BUILD Grant in May for the amount of approximately $16.8 million to complete the
construction of the Inner Belt Loop, Skyline Trail, and Stagecoach Trail. If awarded, the city will be able
to save the additional $7 million to complete the roadway that was anticipated to be needed in 2024. 
Announcement of the BUILD grant results is set for September 15.

The desired outcome of the study is to provide a vision for the corridor that balances the need to plan for
new development that will inevitably occur around the roadway while ensuring a safe, connected
community.  The analysis and recommendations in the plan were identified through extensive data
analysis along with public and stakeholder involvement. The goal is to develop principals that are
consistent with principals within the City of Billings Growth Policy.

Several recommendations were formed as an outcome from this study and include, but are not limited to: 



Formalized intergovernmental agreement between the City and County to develop a coordinated
approach to land use and development within the City or the County along the corridor.
Application of development tools such as neighborhood planning; continued review and update to
the Limits of Annexation Map; identify design standards within project Re:Code for appropriate
zoning; and develop a plan for utility expansion, primarily water and sewer.
Design considerations such as recommending that the current Right-of-Way width of 90 feet be
expanded to 100 feet to provide flexibility in building setbacks, multi-use facilities, drainage,
lighting, boulevard sidewalk and raised center median for access control.
The study also identified options for roadway phasing if the city is not successful in the BUILD
grant and local funding is split between years 2022 and 2024.
Water and sewer infrastructure tools that will support development along the Inner Belt Loop that
could include private property owner agreements, reimbursement agreements and Special
Improvement or Rural Improvement Districts.

FINANCIAL IMPACT
The contract for the Inner Belt Loop Corridor Study with Sanderson Stewart was budgeted at $100,000.
The majority of the funding is through the Billings Urban Area Metropolitan Planning Organization's
Federal PL (planning) funds. PL funds for this project required a 40% local match, which was provided
through the Planning Division's FY19 and FY20 Council-approved budgets and 2020 Unified Planning
Work Program, utilizing its County-Wide Planning Mill Levy revenues.

Although the study does not provide exact costs associated with corridor design elements, beyond the
roadway and pathway elements that are already designed, or the expansion of services such as water and
sewer, the study does provide general information on what costs to expect with development of the
roadway.
 

RECOMMENDATION
Staff recommends that at the June 23 meeting, the Yellowstone County Planning Board receive a
presentation on the Inner Belt Loop Corridor Study and conduct a public hearing to receive public
comment on the plan.  The Planning Board is scheduled to take formal action on the Study and provide a
recommendation to the Policy Coordinating Committee (PCC) at its July 14 meeting.  The PCC is
scheduled to take final action on the study at it's meeting on July 21, 2020.
 

Attachments
Inner Belt Loop Corridor Executive Summary 
Inner Belt Loop Cooridor Study 



Inner Belt Loop Corridor Planning Study Final Draft 
i 

EXECUTIVE SUMMARY 
The Inner Belt Loop Corridor Study provides a vision 
for the corridor that balances the need to plan for 
new development areas while ensuring a safe and 
well-connected city. The recommendations in this 
study are a result of extensive data collection and 
analysis, coupled with public and stakeholder 
engagement. The analysis and recommendations 
contained within this study will inform the final 
design and construction of the roadway and set the 
stage for land development to occur along the 
corridor in a way that is consistent with the 
principles outlined in the 2016 City of Billings Growth 
Policy. 

The Inner Belt Loop is a 7-mile roadway corridor that 
will connect the West End and Heights regions of 
Billings.  The concept of an Inner Belt Loop roadway 
connection was first discussed approximately 30 
years ago during the development of the 1990 
update to Billings-Area Transportation Plan. In 2006, 

the City completed the Inner Belt Loop Connection 
Planning Study, which evaluated route alternatives 
and recommended the current alignment. Additional 
consideration of other possible routes was again 
reviewed in 2009, with the original alignment 
selected for design. Phase 1 of the project (Skyway 
Drive) was completed in 2014, providing a link from 
Wicks Lane to Alkali Creek Road.  

The City of Billings has allocated funding within the 
current capital improvements plan to complete 
design and construction of the remainder of the 
corridor in two phases, targeted for fiscal year (FY) 
2022 (funds available on July 1, 2021) and FY 2024 
(funds available on July 1, 2023). Phasing of the 
project has yet to be determined. Figure 1 (below) 
depicts the designed route for the Inner Belt Loop 
from Montana Highway 3 to Skyway Drive/Alkali 
Creek Road.    

 

Inner Belt Loop Alignment 
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Guidance for the vision development process for the 
Inner Belt Loop was provided by a Project Oversight 
Committee consisting of individuals from 
stakeholder groups including the City of Billings, 
Yellowstone County, Montana Department of 
Transportation, Federal Highway Administration, 
Department of Natural Resources and Conservation, 
Met Transit, and local neighborhood task force 
committees. Landowners with property fronting on 
the Inner Belt Loop provided input and guidance 
related to current and future land use and access 
needs. Additionally, two (2) public meetings were 
held to present preliminary and final findings of the 
study and to solicit feedback from the community on 
the project.   

A key consideration for the Inner Belt Loop Study is 
to understand the land development feasibility for 
properties adjacent to the corridor. That in turn 
influences traffic demand and the corridor design. In 
order to understand the development feasibility, 
public service providers, including police, fire, public 
works and private utility companies were consulted 
regarding capacity to service the corridor. Their 
input, along with the evaluation of land topography, 
access standards, wetlands and floodplain impacts, 
airport influence, and City and County development 
standards, resulted in scenarios for future 
development. The scenarios represent approximately 
2,300 acres of raw, developable land directly 
adjacent to the corridor, along with 975 single-family 
residential lots that are currently platted in the 
Rehberg Ranch and Skyview Ridge subdivisions.  

With an understanding of development potential, 
existing and future traffic volumes and operations at 
key locations were evaluated. Combining the 
development scenarios with the future traffic 
operations, recommendations for the corridor were 
developed. The recommendations are intended to 
provide a framework for policy and decisions 
regarding future land use and corridor development.  

Recommendations  
Intergovernmental Coordination 

Approach to Land Development - Because 
the majority of the land adjacent to the Inner 
Belt Loop is currently outside of the city limits 
and the construction of the road will be 
funded by the City of Billings, coordination 
between the City and the County relative to 
development approval is essential.  

Intergovernmental Agreement - An 
intergovernmental agreement between the 
City of Billings and Yellowstone County would 
establish the roles and responsibilities of the 
County and City in the development review 
process.  

Development Tools 

Neighborhood Plan - a neighborhood plan of 
the area would articulate the goals of the Inner 
Belt Loop area.   

Limits of Annexation Map - As the City looks 
to construct the Inner Belt Loop, consideration 
should be given to update the Limits of 
Annexation Map.  

Development Standards - Expectations for 
future development, established through the 
zoning regulation, should be created prior the 
construction of the Inner Belt Loop.  

Urban Density - Development of urban 
density will be dependent on the presence of 
utilities. Developing a plan for the extension of 
water and sewer to enable development at 
urban densities will be critical to fulfilling the 
development pattern envisioned. 
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Design Considerations 

Roadway Right-Of-Way - The proposed 
right-of-way should be increased to at least 
100 feet to provide flexibility for design.   

Intersection Design - Major intersections may 
require future traffic signals or roundabouts 
and allocation of additional right-of-way at 
those intersection locations should be 
considered  

Access Management - An access management 
strategy for the corridor should be developed, 
starting with an evaluation of the original 
planned access locations shown in the 
preliminary design with respect to spacing and 
configuration of access.  

Bicycle and Pedestrian Facilities - The multi-
use trail along the Inner Belt Loop will be 
developed and the City should identify 
locations along the route where stopping 
points with amenities as well as crossing 
locations of the roadway.  

Phasing  

Roadway Construction Phasing - 
Construction of the Inner Belt Loop will be 
funded through the City of Billings Capital 
Improvements Plan with half of the funding 
will be allocated in 2022 and the remaining 
funding to be allocated in 2024. Phasing the 
construction to align with the funding 
allocation should be considered.  

Option 1 would focus on finalizing the road 
design, environmental assessments, permitting 
and initial site work within one phase. 
Completion of the road, including asphalt, 
signage, striping and trail work would occur 
with the final allocation of funding in 2024.  

Option 2 would focus on completing one half 
of the roadway with the first allocation of 
funding and the second half with the 
remaining funding allocation. With this 
approach, the road design through the finish 
road section would be completed, with one 

section of the Inner Belt Loop completed with 
the 2022 funding allocation and the second 
section completed with the 2024 funding 
allocation. 

Infrastructure Development 

Water and Sewer Infrastructure - To 
facilitate the infrastructure that will support 
development along the Inner Belt Loop, water 
and sewer infrastructure will need to be 
evaluated. The funding of these 
improvements will be critical and evaluation 
of tools available to finance the construction 
should be included. 

• Private property owner agreements - 
The City and County could work to 
facilitate the property owners in 
establishing their own agreement to 
address utility provision. 

• Reimbursement Agreements - If the City 
of Billings constructs the utilities along 
the corridor, developers would be 
required to pay reimbursement fees in 
order to connect to this infrastructure 

• Special Improvement District or Rural 
Improvement District – A district can be 
created that would distribute the costs 
of infrastructure and maintenance across 
the properties that would benefit 
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EXECUTIVE SUMMARY 

The Inner Belt Loop Corridor Study provides a vision 

for the corridor that balances the need to plan for 

new development areas while ensuring a safe and 

well-connected city. The recommendations in this 

study are a result of extensive data collection and 

analysis, coupled with public and stakeholder 

engagement. The analysis and recommendations 

contained within this study will inform the final 

design and construction of the roadway and set the 

stage for land development to occur along the 

corridor in a way that is consistent with the 

principles outlined in the 2016 City of Billings Growth 

Policy. 

The Inner Belt Loop is a 7-mile roadway corridor that 

will connect the West End and Heights regions of 

Billings.  The concept of an Inner Belt Loop roadway 

connection was first discussed approximately 30 

years ago during the development of the 1990 

update to Billings-Area Transportation Plan. In 2006, 

the City completed the Inner Belt Loop Connection 

Planning Study, which evaluated route alternatives 

and recommended the current alignment. Additional 

consideration of other possible routes was again 

reviewed in 2009, with the original alignment 

selected for design. Phase 1 of the project (Skyway 

Drive) was completed in 2014, providing a link from 

Wicks Lane to Alkali Creek Road.  

The City of Billings has allocated funding within the 

current capital improvements plan to complete 

design and construction of the remainder of the 

corridor in two phases, targeted for fiscal year (FY) 

2022 (funds available on July 1, 2021) and FY 2024 

(funds available on July 1, 2023). Phasing of the 

project has yet to be determined. Figure 1 (below) 

depicts the designed route for the Inner Belt Loop 

from Montana Highway 3 to Skyway Drive/Alkali 

Creek Road.    

 

Inner Belt Loop Alignment 
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Guidance for the vision development process for the 

Inner Belt Loop was provided by a Project Oversight 

Committee consisting of individuals from 

stakeholder groups including the City of Billings, 

Yellowstone County, Montana Department of 

Transportation, Federal Highway Administration, 

Department of Natural Resources and Conservation, 

Met Transit, and local neighborhood task force 

committees. Landowners with property fronting on 

the Inner Belt Loop provided input and guidance 

related to current and future land use and access 

needs. Additionally, two (2) public meetings were 

held to present preliminary and final findings of the 

study and to solicit feedback from the community on 

the project.   

A key consideration for the Inner Belt Loop Study is 

to understand the land development feasibility for 

properties adjacent to the corridor. That in turn 

influences traffic demand and the corridor design. In 

order to understand the development feasibility, 

public service providers, including police, fire, public 

works and private utility companies were consulted 

regarding capacity to service the corridor. Their 

input, along with the evaluation of land topography, 

access standards, wetlands and floodplain impacts, 

airport influence, and City and County development 

standards, resulted in scenarios for future 

development. The scenarios represent approximately 

2,300 acres of raw, developable land directly 

adjacent to the corridor, along with 975 single-family 

residential lots that are currently platted in the 

Rehberg Ranch and Skyview Ridge subdivisions.  

With an understanding of development potential, 

existing and future traffic volumes and operations at 

key locations were evaluated. Combining the 

development scenarios with the future traffic 

operations, recommendations for the corridor were 

developed. The recommendations are intended to 

provide a framework for policy and decisions 

regarding future land use and corridor development.  

Recommendations  

Intergovernmental Coordination 

Approach to Land Development - Because 

the majority of the land adjacent to the Inner 

Belt Loop is currently outside of the city limits 

and the construction of the road will be 

funded by the City of Billings, coordination 

between the City and the County relative to 

development approval is essential.  

Intergovernmental Agreement - An 

intergovernmental agreement between the 

City of Billings and Yellowstone County would 

establish the roles and responsibilities of the 

County and City in the development review 

process.  

Development Tools 

Neighborhood Plan - a neighborhood plan of 

the area would articulate the goals of the Inner 

Belt Loop area.   

Limits of Annexation Map - As the City looks 

to construct the Inner Belt Loop, consideration 

should be given to update the Limits of 

Annexation Map.  

Development Standards - Expectations for 

future development, established through the 

zoning regulation, should be created prior the 

construction of the Inner Belt Loop.  

Urban Density - Development of urban 

density will be dependent on the presence of 

utilities. Developing a plan for the extension of 

water and sewer to enable development at 

urban densities will be critical to fulfilling the 

development pattern envisioned. 
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Design Considerations 

Roadway Right-Of-Way - The proposed 

right-of-way should be increased to at least 

100 feet to provide flexibility for design.   

Intersection Design - Major intersections may 

require future traffic signals or roundabouts 

and allocation of additional right-of-way at 

those intersection locations should be 

considered  

Access Management - An access management 

strategy for the corridor should be developed, 

starting with an evaluation of the original 

planned access locations shown in the 

preliminary design with respect to spacing and 

configuration of access.  

Bicycle and Pedestrian Facilities - The multi-

use trail along the Inner Belt Loop will be 

developed and the City should identify 

locations along the route where stopping 

points with amenities as well as crossing 

locations of the roadway.  

Phasing  

Roadway Construction Phasing - 

Construction of the Inner Belt Loop will be 

funded through the City of Billings Capital 

Improvements Plan with half of the funding 

will be allocated in 2022 and the remaining 

funding to be allocated in 2024. Phasing the 

construction to align with the funding 

allocation should be considered.  

Option 1 would focus on finalizing the road 

design, environmental assessments, permitting 

and initial site work within one phase. 

Completion of the road, including asphalt, 

signage, striping and trail work would occur 

with the final allocation of funding in 2024.  

Option 2 would focus on completing one half 

of the roadway with the first allocation of 

funding and the second half with the 

remaining funding allocation. With this 

approach, the road design through the finish 

road section would be completed, with one 

section of the Inner Belt Loop completed with 

the 2022 funding allocation and the second 

section completed with the 2024 funding 

allocation. 

Infrastructure Development 

Water and Sewer Infrastructure - To 

facilitate the infrastructure that will support 

development along the Inner Belt Loop, water 

and sewer infrastructure will need to be 

evaluated. The funding of these 

improvements will be critical and evaluation 

of tools available to finance the construction 

should be included. 

• Private property owner agreements - 

The City and County could work to 

facilitate the property owners in 

establishing their own agreement to 

address utility provision. 

• Reimbursement Agreements - If the City 

of Billings constructs the utilities along 

the corridor, developers would be 

required to pay reimbursement fees in 

order to connect to this infrastructure 

• Special Improvement District or Rural 

Improvement District – A district can be 

created that would distribute the costs 

of infrastructure and maintenance across 

the properties that would benefit 
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INTRODUCTION 

Overview 

The Billings Metropolitan Planning Organization 

(MPO) identified the need to conduct a corridor 

planning study of the future Inner Belt Loop corridor 

in Billings and Yellowstone County. The extents of 

the study area are from the Skyway Drive/West 

Wicks Avenue intersection on the northeast to the 

MT 3/Zimmerman Trail intersection on the southeast 

terminus of the future alignment.  

This study provides a vision for the future corridor, 

including recommendations on land development, 

access management, multi-modal safety and 

operations, corridor aesthetics, stormwater 

management, and feasibility of public utilities 

service. In order to develop that vision, the project 

team performed extensive research, met with a 

variety of key project stakeholders (including 

adjacent property owners), held a public meeting to 

solicit input, and applied various of technical and 

planning-level analysis techniques prior to 

developing recommended steps for moving forward. 

The Billings Inner Belt Loop Corridor Study was 

generally broken into four parts, including Existing 

Conditions, Future Conditions, Corridor Vision, and 

Recommendations.  

Study Area Description 

The Inner Belt Loop is a proposed two-lane section 

road linking MT 3 at Zimmerman Trail to the Billings 

Heights neighborhood via Skyway Drive and Wicks 

Lane. The road has been in the planning stages for 

decades and previous work identified a specific 

alignment. The area considered for the corridor 

study consists of parcels adjacent to the future 

alignment. Figure 1 (next page) illustrates the project 

study area. 

The Roadway Functional Classification System in the 

Billings Urban Area Long Range Transportation Plan 

identifies the Inner Belt Loop as a proposed Principal 

Arterial. Roads that are classified as arterials 

represent the highest class of highways and roads 

within the transportation network. They are designed 

to service higher volumes of traffic, particularly 

through traffic, at higher speeds. The right-of-way 

for a Principal Arterial is typically 120-feet, with the 

roadway width at approximately 92-feet. Right-of-

way for the Inner Belt Loop has not been acquired 

from property owners affected by the alignment, so 

the final right-of-way may vary from the typical 

section described. 
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Figure 1: Project Study Area 



Inner Belt Loop Corridor Planning Study  3 

Goals and Objectives 

The Inner Belt Loop Corridor Study provides a vision for the corridor by considering physical design elements, 

projected land use buildout, and future traffic demand. The following objectives were outlined at the onset of the 

study.  

 

• Maintain consistency with existing community plans. 

 

• Identify and engage all relevant stakeholders. 

 

• Appropriately consider all transportation modes. 

 

• Identify elements of the corridor that will establish the design 

expectations as development occurs. 

 

Skyway Drive (Phase 1 of the Inner Belt Loop) opened to traffic in 2014 
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Public Participation Process 

A thorough public participation process was conducted for the Inner Belt Loop Corridor Study in conformance 

with the Yellowstone County Board of Planning Participation Plan. 

The following meetings were conducted as part of the plan development:  

• Project Oversight Committee meetings were held monthly to discuss the direction of the planning study.  

• Billings City Council informational presentation was provided on September 16, 2019 to review the work 

completed to date and discuss key issues related to development in and near the Inner Belt Loop.  

• Public Meeting No. 1 was held on November 6, 2018 to introduce the corridor planning study to the 

public.  

• Public Meeting No. 2 was held on March 5, 2020 in order to present the draft corridor study.  

The following dates were scheduled for review and approval of the Inner Belt Loop Corridor Study: 

• Technical Advisory Committee – Presentation and action on June 4, 2020. 

• Yellowstone County Planning Board – Presentation on ____________ and public hearing/action on 

_____________ 

• Billings City Council – Presentation on ___________ and public hearing/action on ________ 

• Yellowstone County Commission – Discussion on _______ and presentation/action on _________ 

• Policy Coordinating Committee – Final action on ____________ 

Weekly project updates were provided via email to the members of the Project Oversight Committee. Finally, a 

project website was developed as a location to post draft documents for review and as a tool to request additional 

public input. The web address is www.sandersonstewart.com/projects/innerbeltloop. The final document will be 

posted on the City of Billings website at _____________________________.  

  

Attendees at Public Meeting #1 listen intently as the project team presents early findings 
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BACKGROUND 

The Inner Belt Loop has been discussed as a potential solution for providing additional connectivity between the 

Heights and West End regions of the city for approximately 30 years.  In 2005/2006, the Inner Belt Loop was 

more formally identified as a need for the Billings community via the Inner Belt Loop Connection Planning Study. 

That study recommended a preferred alignment for the Inner Belt Loop that was vetted further through 

additional studies supported by substantial public participation.  Design of the roadway was initiated in 2009 and 

construction of Phase 1 was completed in 2014.  The City of Billings has recently earmarked $7 million of their 

Capital Improvements Plan toward construction of the road, beginning in 2022. It is anticipated that the 

remaining $7 million needed to complete construction will be allocated for expenditure in 2024. 

  

Design History 

2009 Inner Belt Loop Design 

Based on the recommendations from the 2006 

planning study, the City of Billings contracted with 

Sanderson Stewart in 2009 to design the Inner Belt 

Loop as a two-lane rural highway with right-of-way 

that would accommodate future expansion to include 

an additional two lanes. The typical roadway section 

includes a 10-foot wide multi-use path. Figure 2 (page 

9) shows one version of the typical section. The 

preliminary design contemplated the management of 

stormwater using ditches, culverts, and retention 

areas. With the design completed to a 90% level in 

2010, and lacking adequate funding for construction, 

the City made the decision to temporary suspend the 

project until funding for construction could be allocated.  

 

2012 Skyway Drive Improvements 

In 2012, the City of Billings completed design for an initial 

phase of the Inner Belt Loop project to build the first 

segment of the roadway from Wicks Lane to Alkali Creek 

Road.  

Construction of Skyway Drive began in the early fall of 

2013 and was completed the following spring with the 

roadway opening to traffic in mid-June of 2014.  

In addition to the roadway, the section also includes a 10-

foot wide multi-use path along the south side of the 

roadway.  
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2018 Zimmerman Trail Reconstruction Project 

This project reconstructed Zimmerman Trail from 

Rimrock Road to MT 3, also constructing the 

roundabout at the MT 3/Zimmerman Trail 

intersection. The project included structural 

improvements to the rimrocks both above and below 

the road to improve the stability of the rock faces. 

Guardrail was replaced and signing updates were 

made to improve safety along the corridor. A 

pedestrian tunnel was constructed across Zimmerman 

Trail on the south leg of the roundabout for future 

connections to the Skyline Trail that will connect 

Zimmerman Park to Swords Park. The project was 

completed in late November of 2018. 

 

Reference Documents/Projects 

2006 Inner Beltloop Connection Planning Study  

Alignment alternatives and intersection improvements 

were evaluated in the 2006 Inner Beltloop Connection 

Planning Study by HKM Engineering. The study was 

prepared in 2005, with a series of public meetings, 

property owner meetings and neighborhood meetings. 

Additionally, the study was accepted by the Yellowstone 

County Planning Board (Nov 8, 2005), County 

Commissioners (Nov 28, 2005), Billings City Council 

(December 15, 2005), and Billings Policy Coordinating 

Committee (Dec 14, 2005).  

 

2010 Billings Logan International Airport Master Plan  

This master plan document provides an inventory of existing 

airport facilities, projects future airport demand, and evaluates 

alternatives for future improvements to the airport and 

surrounding areas. The master plan recommends future 

expansion of airport related land use to the west on MT 3, 

including additional hangars, an expanded rental car center and 

potential commercial development. 
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 2016 City of Billings Growth Policy 

The City of Billings Growth Policy shows the land 

surrounding the corridor in the Long Range Urban 

Planning area, with the exception of the Rehberg 

Ranch property which has been annexed into the 

City. The growth scenarios included in the Growth 

Policy all suggest residential development adjacent 

to the corridor, with varying levels of density. The 

preferred scenario suggests most of the area be 

developed with medium density residential with 

nodes of high density residential and commercial 

development.  

 

2017 Billings Area Bikeway & Trail Master Plan  

This plan update provides short-term and long-term 

recommendations for improving mobility and 

recreational opportunities for bicyclists and other trail 

users in the Billings area. The list of recommended 

facility improvements includes a proposed multi-use 

trail along the Inner Belt Loop as well as various 

proposed and “future” bike lanes, buffered bike lanes, 

and multi-use trail facilities (“future” meaning that the 

facility is recommended at a point in time when the 

roadway is widened or reconstructed).  

 

2018 Billings Urban Area Long Range  

Transportation Plan 

The Transportation Plan identifies a variety of long-

range, multi-modal transportation projects including 

and within the vicinity of the Inner Belt Loop. The 

Functional Classification Map (Figure 5-1 in that report) 

shows the Inner Belt Loop as a proposed  principal 

arterial. Other anticipated future roadway connections 

in the vicinity of the Inner Belt Loop are also identified 

in the report. These proposed routes were considered 

through the travel demand modeling process for this 

study to evaluate their impacts on traffic demand along 

the Inner Belt Loop. Additionally, land development 

forecasting information from the Transportation Plan 

was utilized in the creation of land development 

forecast scenarios for this project. 
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Project ReCode, 2018-2020 

Project ReCode is the City of Billings and Yellowstone County 

project to update the zoning regulations. The code updates 

will create changes to many aspects of the regulation. While 

the current draft of the updated zoning maps does not 

change the underlying zoning for the properties within the 

study area, it is likely that as development occurs near the 

Inner Belt Loop, City zoning will be applied. Evaluation of the 

code updates as it relates to development of the Inner Belt 

Loop will be important as the project continues and 

development becomes likely. 

 

 

2018 Billings Fire Department Long Range Master Plan 

The City of Billings contracted with Emergency Services 

Consulting International (ESCI) to complete this planning 

study intended to assist the City in future planning and 

provision of comprehensive emergency services to the 

citizens of the service area. The report evaluates current 

conditions within the agency (Billings Fire Department), 

projects future community growth and service demand, and 

provides recommendations to sustain or enhance current 

services over the next 10 to 15 years.  

 

 

 

 

 

Travel Demand Model 

The Billings-Yellowstone County Metropolitan Planning 

Organization (MPO) contracted with Kittelson & Associates, 

Inc. in 2017 to develop and provide training for operation of a 

new travel demand model to help further community goals 

and improve transportation facilities and services in the 

Billings metropolitan area. The model has not yet been turned 

over to the MPO for operation but was available for use on 

this corridor study via coordination with Kittelson & 

Associates 
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Figure 2: Preliminary Design Roadway Typical Section 
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PROJECT PROCESS  

The process to develop the vision for the future 

corridor included technical analysis, meetings to 

understand property owner and 

agency interests, projections of future development, 

visioning of land use and transportation, and 

recommendations. A summary of the project process 

is described below.  

Technical Analysis  

In this part of the process, an analysis of the existing 

conditions in and around the corridor, the suitability 

of the land for development, the locations of 

required utilities and infrastructure, current traffic 

conditions and a review of other pertinent planning 

documents was completed. The outcome of this 

analysis informed the remainder of the study.  

Landowner and Agency Meetings  

Early in the process, the consultant team and City 

staff met with the owners of the land adjacent to the 

Inner Belt Loop. The intent of these meetings was to 

understand the current use of the land, future plans 

that may include development of the property, and 

timing of any such development. There are eleven 

parcels with six distinct owners. See Figure 3 (page 

11) for parcel ownership information. A summary of 

the meetings is located in Appendix A.  

Input on the ability to expand public and private 

utilities was provided by the City of Billings Public 

Works Department, Montana Dakota Utilities, 

Northwestern Energy, Yellowstone Valley Electric 

Cooperative, Spectrum and Century Link.  

The Project Oversight Committee (POC) was tasked 

with providing in-depth review and feedback on the 

study as it progressed. The Committee was made up 

of staff members from the City of Billings and 

Yellowstone County, elected and appointed officials, 

and community stakeholders. POC meetings were 

held monthly.  

Projections of Future Development  

Based on the technical analysis and meetings with 

landowners and agencies, areas for likely 

development were identified with consideration 

given for the likely timing of that development. From 

that, the consultant team generated two 

development forecast scenarios, a baseline and an 

aggressive, that included amount and type of 

development. These forecasts were then used in the 

traffic modeling and visioning.   

Visioning for Traffic and Land Use  

Based on the development projections and 

scenarios, the consultant team, staff and 

stakeholders suggested elements for the physical 

development of the corridor including land use, 

stormwater, and transportation. This vision lays out 

options for achieving the land use goals and 

addressing the traffic requirements.  

Recommendations  

Based on the goals of the project and for the 

corridor and the analysis, a set of recommendations 

were developed to anticipate and address future 

issues, generate the information needed for making 

future decisions including development feasibility 

and phasing.    

1 2 3 4 5

lwaterton
Stamp
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Figure 3: Parcel Ownership 
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EXISTING CONDITIONS  

Land Use 

Figure 4 (page 14) illustrates the current land uses 

near and along the corridor, which are primarily 

agricultural and grazing lands. While much of the 

land adjacent to the corridor is undeveloped, there is 

some existing residential development in Rehberg 

Ranch. The Billings Logan International Airport is 

located just to the south of the corridor. At the 

eastern end of the corridor, there is significant 

existing and planned residential development.  

The City of Billings adopted the Annexation Policy 

(Resolution No. 17-10618) that establishes policies 

and procedures for annexing property into the City 

and includes a Limits of Annexation Map that shows 

limits of annexation in two time periods, a City 

Annexation Petition Area and a Long Range Urban 

Planning Area. The Petition Area is coordinated with 

the City’s Capital Improvements Plan and is generally 

recognized as land that can be served with City 

services within that time frame. The Long Range 

Urban Planning Area shows properties that are not 

immediately ready for City services. See Figure 5 

(page 15) for Limits of Annexation Map designations 

for the area surrounding the Inner Belt Loop. Areas 

not currently within the City Limits are within the 

Long Range Planning Area.  

 

Utilities 

Public water and sewer availability along the Inner 

Belt Loop corridor alignment is limited to the 

systems that were installed to support Rehberg 

Ranch Subdivision. There is an existing, 16-inch 

water main that extends north from MT 3 along Rod 

and Gun Club Road to serve Rehberg Ranch. A 

branch of that same water main also extends west 

along MT 3 to terminate a few hundred feet east of 

the Zimmerman Trail roundabout.  

Rehberg Ranch Subdivision is served by a low-

pressure sanitary sewer system that pumps sewage 

effluent to a series of lagoons and surface 

application fields that are maintained by the City of 

Billings. The nearest available public sewer facilities 

at the south end of the corridor consist of low-

pressure system that serves the residential area on 

top of the rims to the east of Zimmerman Trail and 

an existing 8-inch gravity main that begins at 

Masterson Circle and extends down the rims to tie 

into the overall network below. The nearest 

connection point to the gravity system is more than 

6000 feet to the east of Zimmerman Trail.   

At the east end of the Inner Belt Loop corridor there 

are sanitary sewer gravity mains located in Alkali 

Creek Road, approximately 7500 feet from the 

Skyway Drive intersection, and in Wicks Lane 

approximately 500 feet southeast of where Skyway 

Drive begins. Water main connection points are also 

available in the same approximate locations on Alkali 

Creek Road and Wicks Lane. Figure 6 (page 16) 

shows the locations of the nearby public water mains 

and pressure zone boundaries and Figure 7 (page 

17) shows locations of sewer mains.  

 

Emergency Services 

Billings Fire Department 

The Billings Fire Department (BFD) provides fire and 

emergency medical services (EMS) coverage for the 

City of Billings (approximately 44 square miles of 

coverage area), as well as the Billings Urban Fire 

Service Area (BUFSA) which contributes 

approximately 48 additional square miles of service 

area that lays outside of City limits. The BUFSA is an 

independent fire protection district that is served by 

BFD on a contract-basis with Yellowstone County. 

Figure 8 (page 18) shows the relative coverage area 

limits overlaid with the Inner Belt Loop alignment. 

The majority of the study area falls outside of the 

BFD coverage area, and only the segment that 

bisects Rehberg Ranch Subdivision (including future 

phases) falls within the City limits coverage area. The 
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portions of the Inner Belt Loop alignment and 

adjacent properties that don’t currently fall under 

BFD jurisdiction are the responsibility of the Fuego 

Volunteer Fire Department (VFD), a non-profit, 

volunteer-based organization with fewer than 10 

members and limited resources, particularly for 

responding to structural fires.  

The Fire Department Long Range Master Plan 

completed in 2018 indicated that BFD is unable to 

meet National Fire Protection Association (NFPA) 

recommended standards for incident response times 

within the coverage area due primarily to not having 

fire stations located in close enough proximity to 

portions of the service area. Conversations with the 

BFD for this project confirmed that the biggest 

challenges related to meeting national standards are 

rooted in availability of manpower and infrastructure 

given the sprawling growth that is occurring in the 

outlying areas of Billings. It should be noted that the 

master plan gives the BFD high marks for 

administration and operations efficiency given the 

resources that are available to the department.   

Billings Police Department 

The Billings Police Department (BPD) also faces 

challenges with respect to providing desired patrol 

coverage, particularly during incidents that require 

emergency response from BPD. Based on discussions 

with BPD with respect to this study, the primary 

challenge in this case stems from a lack of dedicated 

manpower relative to the area of jurisdiction. For 

example, the “Heights” region of Billings, which was 

estimated to have a population of approximately 

31,000 people by the United States Census Bureau 

2017 American Community Survey, typically has two 

or occasionally four officers patrolling that expansive 

area at any given time depending upon shift 

overlaps. When an incident occurs in another part of 

the urban area that requires response from those 

officers, patrol and emergency response coverage 

for the Heights may then be temporarily 

compromised further or negated entirely.  
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Figure 4: Zoning and Land Use 
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Figure 5: City Limits and Limits of Annexation Map 
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  Figure 6: Existing Public Water Mains and Pressure Zones 
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 Figure 7: Existing Public Sanitary Sewer Mains 
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  Figure 8: Fire Service Areas 



 

Inner Belt Loop Corridor Planning Study   19 

Transportation  

Roadway/Facilities Network 

The area traversed by the Inner Belt Loop contains 

very few in the way of existing roads. Figure 9 (next 

page) shows the existing street network, along with 

the proposed Inner Belt Loop alignment and future 

road network as described in the 2018 Billings Urban 

Area Long Range Transportation Plan. There is an 

existing road network in the vicinity of the southwest 

end of the corridor that serves Rehberg Ranch 

Subdivision, the Billings Rod and Gun Club, and the 

rural residential neighborhood along Trails End 

Road. The south terminus of the Inner Belt Loop will 

tie into MT 3 (MT 3) at a roundabout that was 

recently constructed as part of the Zimmerman Trail 

Reconstruction project. The roundabout has a 

single-lane configuration supplemented with a 

northbound dedicated right-turn bay at the 

intersection.  

 

At the east end of the Inner Belt Loop corridor, Alkali 

Creek Road connects the Alkali Creek neighborhood 

to Skyway Drive (Phase 1 of the Inner Belt Loop) and 

to MT 3. Skyway Drive connects to Wicks Lane in the 

immediate vicinity of Skyview High School, Harvest 

Church, and High Sierra Subdivision in an area of 

Billings that has been growing steadily over the past 

couple decades. The Alkali Creek Road/Skyway Drive 

intersection is a stop-controlled “T” intersection 

(stop sign on westbound Skyway Drive approach) 

with no auxiliary turn lanes. The Wicks Lane/Skyway 

Drive/West Wicks Lane intersection is also a stop-

controlled “T” intersection (stop sign on southbound 

West Wicks Lane approach). The intersection has a 

left-turn lane on the eastbound approach, a right-

turn lane on the westbound approach, and separate 

left-turn and right-turn lanes on the stop-controlled 

southbound approach.  

  

The MT 3/Zimmerman Trail roundabout The Alkali Creek Road/Skyway Drive intersection 

Highway 3 
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Figure 9: Existing and Future Street Network 
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Trail Facilities 

In terms of dedicated pedestrian and bicycle 

facilities, the Zimmerman Trail Reconstruction 

project installed a multi-use path underpass on the 

south leg of the MT 3/Zimmerman Trail roundabout 

along with a 10-ft asphalt multi-use trail that extends 

east to Zimmerman Place (a local, residential street) 

and west to Zimmerman Park. The multi-use trail 

installation constitutes Phase 1 of the Skyline Trail 

project, which will ultimately construct a 10-foot 

multi-use trail all the way from Zimmerman Park to 

Swords Park along the rims. The MT 3/Zimmerman 

Trail roundabout has concrete boulevard sidewalk in 

all four quadrants with marked crosswalks on each 

leg of the intersection.  

At the east end of the corridor, the Phase 1 Inner 

Belt Loop project constructed a 10-foot asphalt 

multi-use trail along the south side of Skyway Drive 

that ties into a recently constructed trail along the 

south side of Wicks Lane extending to the Wicks 

Lane/Governors Boulevard/Gleneagles Boulevard 

intersection. There is a marked crosswalk on the east 

leg of the Wicks Lane/Skyway Drive/West Wicks Lane 

intersection, though there is currently no sidewalk or 

trail facility on the north side of the road. There are 

no on-street bicycle lanes along any of the routes at 

either end of the Inner Belt Loop corridor.  

 

The gravel multi-use trail that connects Zimmerman 
Trail to the MT 3/Zimmerman Trail roundabout 

The asphalt multi-use trail on Skyway Drive 
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Traffic Volumes 

Traffic data was collected at key locations at both ends of the Inner Belt Loop corridor for purposes of establishing 

typical daily and peak period traffic volumes for use in analysis and as a basis for projecting future traffic demand. 

Raw data was collected using Miovision Scout camera systems and then adjusted for daily and season variation 

using Montana Department of Transportation’s (MDT) most current (2018) seasonal adjustment factors. Data was 

collected for intersections of Skyway Drive with Alkali Creek Road and Wicks Lane on Wednesday, April 24 and at 

the MT 3/Zimmerman Trail intersection on Wednesday, May 8. The morning peak period was found to occur from 

7:15-8:15 AM for all three intersections. The evening peaks for the Skyway Drive intersections were from 5:00-6:00 

PM, whereas for the MT 3/Zimmerman Trail intersection, the evening peak occurred from 4:45-5:45 PM. Figure 10 

(next page) illustrates the Existing Conditions (2019) peak hour and annual average daily traffic (AADT) volumes 

that were calculated through this analysis. 

 

Traffic Operations 

Existing Conditions (2019) intersection capacity calculations were performed for the study area intersections using 

Highway Capacity Software (HCS7) for the unsignalized intersections and SIDRA Intersection for the roundabout. 

Level of service (LOS) is defined as a quality measure describing operational conditions within a traffic stream, 

generally in terms of such service measures as speed and travel time, freedom to maneuver, traffic interruptions, 

comfort and convenience. LOS is a quantitative measure of the performance of an intersection with values ranging 

from LOS A, indicating good operation and low vehicle delays, to LOS F, which indicates congestion and longer 

vehicle delays. LOS C is typically considered a minimum acceptable threshold for operations in Billings, though 

exceptions are made in certain cases. 

The results of the Existing Conditions (2019) intersection capacity calculations showed that all three of the study 

area intersections analyzed currently have all approaches operating at LOS A during typical morning and evening 

peak periods with virtually no problems related to queuing. Table 1 below displays the key metrics for the capacity 

calculations. Detailed capacity calculation worksheets for the Existing Conditions (2019) analysis are attached in 

Appendix C.  

Table 1: Existing Conditions (2019) Peak Hour Intersection Capacity 
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Figure 10:  Existing Conditions (2019) Traffic Volumes 
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FUTURE CONDITIONS 
Based on conversations with property owners and the Project Oversight Committee, the consultant team 

performed an analysis of potential land development along the Inner Belt Loop corridor. Ultimately two iterations 

of land use scenarios were chosen to analyze for development potential and traffic analysis. These land use 

projections were based on an analysis of the physical conditions, feasibility of infrastructure service, public 

services, and future land use potential. From this analysis, an identification of developable areas was created and 

assumptions regarding the type of land use were determined in order to evaluate future traffic conditions and 

transportation needs.  

 

Development Areas 

As a first step in determining potential development 

areas along the corridor, a series of physical site 

conditions were analyzed. A summary of the analysis 

is provided below.  

Topography  

The topography along the Inner Belt Loop corridor is 

varied. Generally, it consists of flat highlands crossed 

with steep drainages leading to low points at Alkali 

Creek to the north and east. Using a Digital Elevation 

Model sourced from the State of Montana, a slope 

map was created in GIS. For the purpose of analysis, 

areas with a slope of greater than 20 percent were 

excluded from the buildable areas. While it is 

possible to build on areas with greater slopes, and in 

fact permitted by Section 23-404. (b) of the Billings 

Municipal Code, 20 percent slopes, as calculated 

from aerial imagery, is a reasonable cut off to begin 

to establish development area. See Figure 11 (page 

27) for results of the slope analysis. 

Wetlands and flood zones 

Alkali Creek includes associated flood plain and 

wetlands. While some development could be 

permitted within these areas, for the purposes of 

estimated developable areas, land adjacent to Alkali 

Creek that is within flood zones or wetlands are 

excluded from the developable areas. There are 

likely additional wetlands located within the study 

area but are not necessarily mapped. Without a 

more detailed study, it is not possible to determine if 

these wetlands are able to be included within the 

developable areas. Generally, aside from the Alkali 

Creek area, the land within the study area is arid and 

therefore, large areas of wetlands are not likely to 

constrain future development. See Figure 12 (page 

28) for the Alkali Creek flood zones and wetland 

areas.   

Access and Connecting Road Network 

The Functional Classification Map from the most 

recent Transportation Plan shows proposed Principal 

and Minor Arterials and Collectors. As proposed, 

there will be limited connection between the Inner 

Belt Loop and the larger road network (Figure 9, 

page 20). In evaluating potential development area, 

access from the future street network was 

considered and will likely influence the location for 

future development.  

Utilities 

The consultant team solicited the expertise of the 

City of Billings Public Works Department, 

Engineering Division to assess the ability to extend 

public water and sewer services to serve future 

development areas. While limited development may 

be able to be served with private sewer and water 

systems, either by on-site services such as septic 

systems and/or wells/cisterns, or a private 

community system, development at urban densities 

will likely require the capacity of a municipal water 

and sewer system.  

Water 

The Existing Conditions chapter of this report 

provided a summary of the closest-proximity 

locations for existing public water system 

infrastructure that could serve as connection points 
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therefore, large areas of wetlands are not likely to 

constrain future development. See Figure 12 (page 

28) for the Alkali Creek flood zones and wetland 

areas.   

Access and Connecting Road Network 

The Functional Classification Map from the most 

recent Transportation Plan shows proposed Principal 

and Minor Arterials and Collectors. As proposed, 

there will be limited connection between the Inner 

Belt Loop and the larger road network (Figure 9, 

page 20). In evaluating potential development area, 

access from the future street network was 

considered and will likely influence the location for 

future development.  

Utilities 

The consultant team solicited the expertise of the 

City of Billings Public Works Department, 

Engineering Division to assess the ability to extend 

public water and sewer services to serve future 

development areas. While limited development may 

be able to be served with private sewer and water 

systems, either by on-site services such as septic 

systems and/or wells/cisterns, or a private 

community system, development at urban densities 

will likely require the capacity of a municipal water 

and sewer system.  

Water 

The Existing Conditions chapter of this report 

provided a summary of the closest-proximity 

locations for existing public water system 

infrastructure that could serve as connection points 

to provide water service for users along the Inner 

Belt Loop. However, an additional consideration for 

providing water service to end users along the Inner 

Belt Loop is water pressure. The dramatic changes in 

elevation that occur along the Inner Belt Loop 

alignment would, without the benefit of additional 

infrastructure to increase or reduce water pressure, 

cause end user water pressures to be too high or too 

low at various points in the system. In support of this 

study, the City of Billings Public Works Department, 

Engineering Division performed an analysis of likely 

pressure zone locations. Figure 13 (page 29) 

illustrates how many different pressure zones would 

be required to provide adequate end user water 

pressure. It also depicts estimated developable acres 

within each pressure zone (see discussion of 

developable area below).   The additional 

infrastructure required to regulate pressure for a 

public water system along the Inner Belt Loop would 

most likely be very expensive depending upon the 

number of zones.  At this time, detailed cost 

estimates for public water and sewer extensions 

along the Inner Belt Loop are not available.   

The existing water main that serves Rehberg Ranch 

Subdivision is currently a dead-end line. The lack of 

redundancy in that system presents risk of 

widespread loss of service in the case of a water 

main break. As such, there is a desire by the City to 

“loop” that water main back to the main in MT 3 to 

provide redundancy in that system. This would 

represent an additional benefit of providing water 

main along the Inner Belt Loop between MT 3 and 

Rehberg Ranch Subdivision. 

Property owners could also consider drilling wells to 

provide water service, but the geologic 

characteristics of that area (shallow bedrock) would 

make well service challenging. Furthermore, the 

allowable density of development would be reduced 

based on standard DEQ requirements for lot size for 

properties served by water wells. This would also not 

be desirable for the City of Billings, because 

properties with domestic water service by private 

well would not be allowed to annex into the City and 

thus would not contribute to the tax base. 

Sewer 

The existing public sanitary sewer system that serves 

Rehberg Ranch subdivision was designed with 

reserve capacity to serve future phases of that 

development. That system may also be able to 

support some additional areas of development in 

that vicinity, though doing so would likely require an 

expansion of the property available for surface 

application of the treated effluent. The City of 

Billings Public Works Department, Engineering 

Division considers this option to be an interim 
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solution only. The long-term goal would still be to 

extend one or more sanitary sewer mains along the 

Inner Belt Loop alignment to provide gravity sewer 

connectivity (likely supplemented with one or more 

lift stations) for the bulk of the area. For 

approximately the east half of the corridor, a gravity 

main connecting to the existing system in Alkali 

Creek Road could serve properties along that 

stretch. However, the cost of extending the sanitary 

sewer gravity main would be substantial. 

If public water and sewer systems are not extended 

to certain areas in the Inner Belt Loop corridor, the 

development potential in those areas will likely be 

dampened considerably.  This would be due to both 

the density restrictions for development where 

public sewer and water is not available and given the 

relative difficultly of providing private sewer and 

water systems on a large scale.  

Drainage 

The current design for the Inner Belt Loop proposes 

that storm water and drainage would be managed 

via a system of roadside borrow ditches with culverts 

under cross-street, driveway, and farm field 

approaches and crossing culverts at key locations 

where runoff can be discharged from the borrow 

ditches. The conveyance system was designed to 

accommodate the 10-year, 24-hour design storm in 

accordance with City of Billings and Montana 

Department of Environmental Quality (DEQ) 

requirements from that timeframe. When the final 

design is completed, adjustments may be necessary 

to bring the design in compliance with current 

requirements in the City of Billings Stormwater 

Management Manual (February 2018).  

Airport Influence Zone 

The Billings Logan International Airport is located 

south of the corridor. Development in and around 

the airport was evaluated for compatibility with 

airports and aircraft noise. As shown on Figure 14 

(page 30), some properties within the study area are 

impacted. While this does not limit the ability to 

develop the property, it may affect the interest in 

people living and working in an area with aircraft 

noise.  

Identification of Development Areas 

An analysis of the preceding information resulted in 

the identification of potential development areas 

(Figure 15, page 31). A total of approximately 2,300 

acres was identified as having development 

potential. The timing and viability of development in 

all of these areas was not evaluated as part of this 

study but were used as the basis of the development 

scenarios described below.   
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 Figure 11:  Topography and Slope Analysis 
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 Figure 12:  Alkali Creek Flood Zones and Wetlands 
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Figure 13:  Projected Water System Pressure Zones (Developable Acres) 
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 Figure 14:  Billings Airport Noise Overlay Zones 



 

Inner Belt Loop Corridor Planning Study                   31 

 

Figure 15:  Development Areas 
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Development Scenarios 

Type of Development 

The development forecast for the corridor needed to 

consider the type of land use. Several factors were 

considered in this determination. The first factor 

considered the potential for commercial 

development. With the limited street network and 

close proximity to the well-established commercial 

center along Main Street, it is unlikely that the Inner 

Belt Loop will serve as a location for large areas of 

commercial development. Instead, some commercial 

development could be anticipated and planned for 

at major intersections within the corridor, such as MT 

3 and Alkali Creek Road. The remaining development 

areas identified would be well positioned for future 

residential development. Small scale commercial 

development could occur within some of the 

residential development and therefore, should not 

be excluded from consideration. The resulting land 

use forecast identifies residential development as the 

bulk of potential development.  

Development Projections 

Once the development areas and types of 

development were defined, the next step of the land 

use forecast was to determine which of those areas 

and how much of them would be developed within a 

20-year timeframe. There is a fair amount of 

subjectivity involved in this sort of analysis, however, 

the consultant team, along with City staff sought to 

make determinations based on location suitability 

for development and overall market absorption of 

new development based on the historic growth of 

Billings.  

Two iterations of the land use projections were 

created, baseline and aggressive growth, varying the 

area of the corridor developed and the density of 

development (dwelling units per acre for residential 

and floor area ratio (FAR) for commercial).  

Baseline Scenario 

The baseline scenario assumes a modest capture 

rate for development. The Billings residential market 

absorbs about 670 dwelling units a year, based on 

average growth since 2010. As momentum for 

development has focused on the western edge of 

the city, it may be some time before there is 

significant enough demand for housing along the 

corridor. Should this rate of development continue, 

in this scenario the study area would capture 

approximately 6% of all residential development. The 

baseline scenario includes the complete buildout of 

Rehberg Ranch and half of Skyview Ridge.  

Additionally, some commercial development is 

anticipated, primarily at the intersection of the Inner 

Belt Loop and MT 3. 

Aggressive Growth Scenario 

The aggressive scenario forecasts all of that 

development but also includes additional 

commercial and residential development along MT 

3, residential and very limited commercial 

development along Alkali Creek Road and west on 

the Inner Belt Loop, and the buildout of the 

remainder of Skyview Ranch Subdivision. See Figures 

16 and 17 (pages 33-34) and Table 2 (below). 

 

Table 2: Development Scenario Land Use Forecasts 
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Figure 16:  Baseline Development Scenario 
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Figure 17:  Aggressive Growth Development Scenario 
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A variety of residential densities are included in the 

forecasts, 1.5 dwelling units /acre, 3.0 dwelling units 

/acre, and 6.0 dwelling units /acre (all gross 

densities). These densities are derived from what is 

in existence: Rehberg Ranch is about 1.5 dwelling 

units per gross acre gross and the neighborhood 

surrounding Walsh Park is about 3.0 dwelling 

units/acre gross. The area forecast at 6.0 dwelling 

units/acre is meant to represent a development with 

multi-family, duplex, and small lot single family 

homes.  

The commercial forecasts were created by 

converting the acres of development area to square 

feet of development using a floor area ratio of 0.15. 

This ratio was derived from an examination of other 

mixed commercial development areas in Billings.  

The Travel Demand Model, which was utilized to 

project future traffic volume demand and traffic 

patterns for this study (see next report section), uses 

the number of residential dwelling units and square 

feet of different commercial development types 

(Retail, Light Industrial, Warehouse, Office) as its 

inputs. Therefore, it was necessary to further refine 

the previously summarized land development 

forecasts by making assumptions about the 

composition of the anticipated commercial 

development. For the commercial areas located 

along MT 3, 46 acres is forecast to have a use mix 

that is 20% retail, 30% light industrial, 30% 

warehouse, 20% office and 16 acres is forecast to 

have a mix that is 40% office, 30% light industrial, 

and 30% warehouse. The 6-acre commercial area at 

the intersection of Alkali Creek Road and the Inner 

Belt Loop is forecast to have a mix of 90% retail and 

10% office. These percentages are based on the 

types of commercial development that are typically 

found at similar locations in the Billings area. 

It’s important to note that the land development and 

traffic projection scenarios for this study were 

developed based on an assumption that public 

sewer and water would be provided for at least 

portions of the Inner Belt Loop corridor.  If no such 

facilities are extended, land development densities 

and traffic projections are likely to be considerably 

lower even relative to the Baseline Scenario.  

  

Transportation 

Roadway/Facilities Network 

The primary roadway network improvements anticipated for the analysis horizon year of 2040 are the completion 

of the Inner Belt Loop roadway and the associated 10-foot multi-use trail, both of which would provide a 

continuous travel route between the MT 3/Zimmerman Trail intersection and the Alkali Creek Road/Skyway Drive 

Aerial images showing examples placed used to generate density and FAR assumptions. Rehberg Ranch, Gabel Road, 

and a Billings Heights neighborhood  
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intersection. However, as was discussed in the recap of information from the 2018 Billings Long Range 

Transportation Plan, there are several future proposed roadways with connections to the Inner Belt Loop that 

would impact travel demand and operations in the corridor. The following is a list of the key future, proposed 

street connections that would likely have substantial impacts on the Inner Belt Loop: 

▪ A proposed Minor Arterial that connects the Inner Belt Loop to Alkali Creek Road at approximately the 

midpoint of the alignment  

▪ A Collector roadway that extends south from that same intersection to connect with MT 3 approximately 

¼ mile east of Road and Gun Club Road 

▪ An extension of Iron Horse Trail (as a proposed collector) to connect from the north end of the current 

development area for Rehberg Ranch Subdivision to the Inner Belt Loop 

▪ A proposed Collector roadway extending from the Wicks Lane/High Sierra Boulevard intersection 

southwest to an intersection with Alkali Creek Road 

▪ A proposed Collector roadway extending from Kootenai Avenue northwest through Skyview Ranch 

Subdivision to tie into the previously referenced High Sierra Boulevard extension 

Likewise, the Billings Area Bikeway + Trails Master Plan Update proposes a variety of bicycle and pedestrian 

facilities that would connect to and augment use of the planned multi-use trail along the Inner Belt Loop. Below is 

a listing of the most significant of those proposed improvements: 

- Shared-use path (Skyline Trail) along the south side of MT 3 from Zimmerman Trail to Billings-Logan 

International Airport (Swords Park Trail connection) 

- Shared-use path along Zimmerman Trail from Poly Drive to MT 3 

- Shared-use path along Alkali Creek from Senators Boulevard to the future intersection of Alkali Creek 

Road and High Sierra Boulevard 

- Shared-use path along West Wicks Lane from Skyway Drive to future extension of Annandale Road 

- Buffered bike lane along MT 3 west of Zimmerman Trail 

- Bike lane(s) along MT 3 from Zimmerman Trail to North 27th Street roundabout (at Billings Logan 

International Airport) 

- Bike lane(s) along Rod and Gun Club Road from MT 3 to Iron Horse Trail (south end of Rehberg Ranch 

Subdivision) 

- Bike lane(s) along future extension of Iron Horse Trail from north end of currently developed Rehberg 

Ranch Subdivision to Inner Belt Loop 

- Bike lane(s) from Inner Belt Loop to Alkali Creek Road along future, planned north-south minor arterial 

roadway 

- Bike lane(s) along Alkali Creek Road from Skyway Drive/Inner Belt Loop to future extension of Annandale 

Road 

- Bike lane(s) along future extension of High Sierra Boulevard from Wicks Lane to Alkali Creek Road 

The recommendation to provide bike lanes and a shared-use path along MT 3 between Zimmerman Trail and the 

North 27th Street Roundabout at the airport may be redundant.  However, in general, the above-listed roadway 

and multi-use facility improvements would greatly improve connectivity for all users in the vicinity of the Inner 

Belt Loop and future development along the corridor.  
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Right-Of-Way 

Through the original design process for the Inner 

Belt Loop, it was determined that a standard right-

of-way width for the corridor of 90 feet would be 

sufficient to accommodate a future 4-lane, urban 

roadway while still allowing for a 15-foot boulevard 

between the roadway and the multi-use path. It was 

anticipated that future water and sewer installations 

could be made in the boulevard area. The Phase 1 

(Skyway Drive) segment was constructed in a 90-ft 

right-of-way dedication. Right-of-way has not yet 

been dedicated along any portion of the route from 

MT 3 to Alkali Creek Road. Although the 90-ft right-

of-way allocation would generally be adequate 

based on the future proposed roadway template 

referenced above, the possible addition of features 

such as turn lanes, raised median to promote access 

control, sidewalk along the side of the road opposite 

the multi-use path, space for private utilities 

installations, and/or a boulevard area to allow for 

street lighting on that same side of the road would 

consume the small amount of extra space afforded 

by the 90-foot template. Although added cost for 

right-of-way acquisition would be a deterrent, it may 

be advisable to consider a wider right-of-way 

allocation. A five-lane urban roadway with 12-ft 

travel lanes, a 15-ft two-way left-turn lane (which 

could also allow for raised median with a narrower 

turn lane at major intersection locations), a 10-ft 

boulevard and 10-ft multi-use path on one side, and 

a 5-ft boulevard and 5-ft sidewalk on the opposite 

side, and one foot buffers to the right-of-way 

boundary would require 100 feet of right-of-way 

width. Depending on the anticipated intersection 

type and/or lane configurations for major 

intersections (such as at Alkali Creek Road), 

additional right-of-way width and/or intersection 

corner allocations may be needed in the future, as 

well.   

Traffic Volume Projections 

The Billings Metropolitan Planning Organization 

(MPO) recently developed a new travel demand 

model (TDM) intended to aid in the forecasting of 

future traffic demand and travel patterns in the 

greater Billings area. For this project, the TDM was 

utilized to project future traffic growth due to land 

development in the vicinity of the Inner Belt Loop 

corridor, but also to assess the impact of the Inner 

Belt Loop and other future, proposed roadway 

connections in the vicinity on traffic volume 

demands in and around the corridor.  

The primary output metric from the TDM is traffic 

demand measured in vehicles/day by individual 

model link (roadway connection between 

intersection nodes). The project team and POC 

agreed upon a horizon year for future conditions 

analysis of 2040, which generally equates to a 20-

year projection of land development and traffic 

growth. Travel demand model runs for the 2040 

horizon year were processed both with and without 

the Inner Belt Loop for the Baseline and Aggressive 

Growth land development scenarios. Multiple runs 

were made to evaluate impacts of forecasted land 

development on the Inner Belt Loop and various 

other key transportation links in Billings.  

Variations of the future model runs were processed 

with and without the additional future, proposed 

street connections, listed in the previous section of 

the report, to gauge their impacts on traffic demand 

and operations for the Inner Belt Loop. Table 3 on 

the following page provides a comparison of 

average daily traffic model projections for a handful 

of key streets based on the TDM configurations with 

and without the Inner Belt Loop in place for the 

Baseline and Aggressive Growth scenarios. The table 

also shows the most current available traffic data for 

each street to help illustrate the overall traffic growth 

that is expected over the 20-year forecast period.  

Projections for the Inner Belt Loop itself vary from 

approximately 4,850 vehicles/day (vpd) to 9,760 vpd 

for the Baseline scenario and from 7,430 vpd to 

13,300 vpd for the Aggressive Growth scenario. The 

modeling exercise showed moderate increases in 

traffic (approximately 5-6%) for Zimmerman Trail 

below MT 3 with the Inner Belt Loop in place, while 

demand on MT 3 to the east of Zimmerman Trail is 

projected to reduce by approximately 19-21%. 
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Although not illustrated in Table 3, the projections 

from the model runs that included the future 

proposed street connections in the vicinity of the 

Inner Belt Loop indicated that north-south connector 

street from MT 3 to the Inner Belt Loop (and beyond 

to Alkali Creek Road) could carry as much as 2500 

vpd for the Aggressive Growth scenario, thereby 

reducing traffic on the Inner Belt Loop itself by as 

much as 15%. 

Using the average daily traffic forecasts from the 

Baseline and Aggressive Growth model runs (with 

the Inner Belt Loop) to approximate demand growth 

and traffic distribution, Sanderson Stewart calculated 

AM and PM peak hour turning movement 

projections for the two future analysis scenarios. The 

projections were calculated only for the three (3) 

intersections that were analyzed as part of the 

existing conditions analysis since precise turning 

movements would be difficult to predict for planned, 

future intersections where none of the intersecting 

roadways are currently in existence. Figures 18 and 

19 (pages 39-40) present the turning movement and 

average daily traffic projections for the study area, 

for the Baseline and Aggressive Growth analysis 

scenarios, respectively.  

 

 

Table 3: Horizon Year (2040) Traffic Projections 
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Figure 18:  Baseline Scenario (2040) Traffic Volume Projections 
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Figure 19:  Aggressive Growth Scenario (2040) Traffic Volume Projections 
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Traffic Operations 

Future (Baseline and Aggressive Growth) scenario 

capacity calculations were performed for study area 

intersections as well as for four distinct segments of 

the roadway as defined by anticipated locations of 

major intersections. Intersection geometry and traffic 

control for the MT 3/Zimmerman Trail roundabout 

and for the Wicks Lane/Skyway Drive/West Wicks 

Lane intersections were initially assumed to be the 

same as existing. For the Alkali Creek Road/Skyway 

Drive intersection, it was assumed that the 

intersection would remain two-way stop-controlled, 

but that the Alkali Creek Road approaches would 

have stop control, and that the Skyway Drive 

approaches would be uncontrolled. Auxiliary turn 

lanes were not modeled for the intersections initially 

since the preliminary design did not include any such 

improvements. 

The begin and end points for the four highway 

segments that were analyzed are summarized below: 

Segment #1 – MT 3 to private access approaches at 

STA 17+04 

Segment #2 – Private access approaches at STA 

17+04 to Iron Horse Trail 

Segment #3 – Iron Horse Trail to private approaches 

at STA 190+00 

Segment #4 – Private approaches at STA 190+00 to 

Alkali Creek Road 

Capacity analysis for two-lane highway segments 

requires a classification of the roadway into one of 

three categories (Class I, Class II or Class III). The 

Class I designation is generally intended for rural, 

high-speed highways (speed limits of 55 mph or 

greater).  For this and other reasons, the Inner Belt 

Loop does not qualify as a Class I facility. 

A Class II highway is defined as a facility where 

motorists do not necessarily expect to travel at 

relatively high speeds, that serve as scenic or 

recreational routes, or that pass through rugged 

terrain such that high-speed operation would be 

impossible. The definition for a Class III two-lane 

highway discusses roadways that pass through small 

towns or developed recreational areas; that in 

general sever moderately developed areas.  Such 

facilities are often accompanied by reduced speed 

limits that reflect higher activity levels.   

For the Inner Belt Loop, initial operations are likely to 

fit most closely with the Class II category.  In the 

future when adjacent development is denser, the 

Class III highway or an urban street designation may 

be more appropriate, depending upon the level of 

urbanization along the corridor.  For the purposes of 

this study, highway segment capacity was evaluated 

for both classifications to show relative performance.   

Table 4 (next page) summarizes the results of the 

future condition (2040) peak hour intersection 

capacity calculation for the Baseline scenario. Table 5 

(next page) summarizes the intersection capacity 

calculations results for the Aggressive Growth 

scenario.  Table 6 (next page) presents the results of 

the highway segment capacity analysis.  

The three intersections evaluated through this study 

are projected to operate reasonably well based on 

analysis of Baseline scenario traffic.  For the 

Aggressive Growth scenario, however, traffic 

operations degrade substantially for two of the three 

intersections. At the MT 3/Zimmerman Trail 

roundabout, the southbound approach is projected 

to operate at LOS E with a lengthy vehicle queue. 

The westbound approach is projected to operate at 

LOS F during the PM peak hour with an even longer 

queue. All other approaches at the roundabout are 

projected to operate at LOS C or better during both 

peak periods.  

For the Alkali Creek Road/Skyway Drive intersection, 

the northbound approach is projected to operate at 

LOS D during AM peak hour (Aggressive Growth 

scenario). All other approaches at that intersection, 

as well as at the Wicks Lane/Skyway Drive/West 

Wicks Lane intersection are shown to operate at LOS 

C or better during both peak periods. Detailed 

intersection capacity calculation worksheets for the 

future year (2040) analysis scenarios are attached in 

Appendix C. 



 

Inner Belt Loop Corridor Planning Study   42 

 

  

Table 4: Baseline Scenario (2040) Peak Hour Intersection Capacity Calculations 

Table 5: Aggressive Growth Scenario (2040) Peak Hour Intersection Capacity Calculations 

Table 6: Future Conditions (2040) Corridor Capacity Calculations 
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The highway segment capacity calcs showed then 

when analyzed as a Class II facility, LOS metrics are C 

or D for all segments, under both scenarios, with the 

LOS D levels in primarily in Segments 1 and 2 where 

the higher traffic demands are projected to occur as 

a result of increased land development.  For the 

Class III designation, LOS is projected at C for all 

segments in both directions for the Baseline 

scenario.  Only Segment 1 projects at LOS D (both 

directions) for the Aggressive Growth scenario.   

The City of Billings does not have a published 

standard for highway segment LOS, but the LOS 

criteria presented in the MDT Traffic Engineering 

Manual (Figure 30.2B) shows a minimum LOS C for 

Urban Principal Arterials. As such, the LOS D metrics 

projected for the future scenarios should be 

considered as sub-standard. Detailed highway 

segment capacity calculation worksheets for the 

future year (2040) analysis scenarios are attached in 

Appendix 

Mitigation Analysis 

Based on the results of the future conditions traffic 

operations analysis, Sanderson Stewart investigated 

potential mitigation alternatives for addressing the 

substandard LOS conditions that are projected to 

occur on both an intersection and corridor basis.  For 

the MT 3 /Zimmerman Trail roundabout, the heavy 

demand for westbound and southbound left-turns is 

such that exclusive lanes would be necessary to 

improve the poor PM peak period LOS for the 

Aggressive Growth (2040) scenario. The addition of 

those lanes would improve the westbound approach 

from LOS F to LOS C, but would only improve the 

southbound approach from LOS E to LOS D. The 

resulting change in circulating operations would 

actually cause the eastbound approach to degrade 

to LOS D. Additional modifications to the 

intersection would likely be necessary in order to 

achieve a minimum LOS C for all approaches, but the 

LOS D may be considered acceptable in this case 

given the downstream constraints (to the south) for 

this intersection.  

With respect to the LOS deficiencies projected for 

the Alkali Creek Road/Skyway Drive intersection for 

the Aggressive Growth (2040) scenario, Sanderson 

Stewart evaluated auxiliary turn lane warrant criteria 

for that intersection as presented in the MDT Traffic 

Engineering Manual. The analysis showed that an 

eastbound right-turn lane and a westbound left-turn 

lane may be warranted based on the AM peak hour 

traffic projections.  The addition of those auxiliary 

lanes was shown through intersection capacity 

analyses to reduce average delay for the northbound 

approach by approximately six seconds/vehicle, 

although the approach would still project to operate 

at LOS D during AM peak period. A traffic signal 

warrant analysis was also performed for the Alkali 

Creek Road/Skyway Drive intersection based on 

Aggressive Growth (2040) scenario traffic 

projections. The analysis indicated that a traffic 

signal would be warranted within minimum 

thresholds being met for all three volume-based 

traffic signal warrants (warrants 1, 2, and 3), with 70% 

criteria applied since major street speeds would be 

expected to exceed 40 mph (with a 45 mph speed 

limit on all roadways). If the 100% criteria was to be 

applied, no traffic signal warrants would be met. 

The only way to provide for acceptable corridor LOS 

conditions with the Inner Belt Loop analyzed as a 

Class I highway would be to increase travel speeds 

considerably in the corridor. That is not a 

recommended strategy, however, given the 

anticipated impacts to design, construction cost, and 

safety. A later section of this report discusses design 

and operating speeds with respect to various 

considerations. It is more realistic then to consider 

mitigation options that would achieve desired 

corridor LOS based on a Class II highway 

designation. However, given the traffic demand 

levels projected for the Baseline (2040) and 

Aggressive Growth (2040) scenarios, the only way to 

provide for LOS C operations for Segment 1 would 

be to provide additional lanes (travel lanes or 

passing lanes). Ultimately, it is expected that the 

Inner Belt Loop, or at least portions of the roadway, 

may need to be widened to four or more lanes at 
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some point in the future. This analysis confirms the 

legitimacy of that consideration, although the timing  

for when that modification might be justifiable from 

a cost/benefit standpoint will likely depend upon the 

progression of development in the corridor. Given 

the expense of providing four lanes vs. two lanes, a 

LOS D condition for a segment of the corridor may 

be acceptable as long as there are no significant 

associated safety concerns.    

 

Emergency Services 

The City of Billings has been developing a plan for a 

public safety mill levy proposal that would be on the 

ballot in the spring of 2020. The mill levy would 

provide for additional funding for fire, police, and 

municipal courts facilities, personnel, and operations. 

The BFD long-range master plan proposes 

construction of two new fire stations, if and when 

funding is available. Those fire stations would 

conceptually be located in the vicinity of the Hilltop 

Road/Topaz Avenue intersection in the southwest 

part of the Heights and in the vicinity of the 48th 

Street West/Hesper Road intersection in the 

southern part of the “West End” region of Billings. 

The addition of these fire stations would greatly 

improve emergency services coverage for key areas 

of the city. However, the Inner Belt Loop corridor 

from MT 3 to Alkali Creek Road and the adjacent 

private property that is anticipated to be developed 

at some point in the future would still fall outside of 

the area that would be expected to meet NFPA-

recommended response time criterion. The master 

plan also discusses a strategy whereby a fire station 

would be implemented in the vicinity of the MT 

3/Zimmerman Trail intersection (i.e., at the south end 

of the Inner Belt Loop). Even with that station in 

place, the projections estimate that only the 

south/west half of the Inner Belt Loop corridor 

would meet the recommended response time 

coverage standards

.   
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CORRIDOR VISION – LAND USE 

The coordination of the transportation facilities and land use will be vital to the function and success of the 

corridor. This will ensure that the transportation network is sufficient to serve future development and investment 

in the area.  To create a vision for the physical development of the corridor, potential elements were identified and 

analyzed for impact on the corridor development. Options for each were developed and a preferred standard was 

developed and is described below. Additionally, for each element, a list of considerations and tools for 

implementation are identified.  

Residential Land Use  

Elements of land use that affect the character of the 

corridor include building location and orientation, 

mix of uses and activities, physical improvements, 

and access to and from adjoining properties. As 

noted above, the design speed for the Inner Belt 

Loop is 45 mph. Characteristics of the land use 

should be compatible with that design speed.  

Location 

Development of residential neighborhoods can 

influence the character of the corridor. Buildings are 

close to the road can provide visual interest and 

appeal. Whereas, when buildings separated by a 

greenspace buffer, it can create an environment of 

openness. As regulated through site setbacks, 

building locations can also establish the viewshed to 

and from the roadway and improve circulation 

between sites.  

Two options for setback are shown. Option 1 

indicates a development pattern with a shallow 

setback, 25-feet from the property line. This option 

can ensure the consistency throughout the corridor 

and still maintain transportation function. Option 2 

shows a development pattern with a wider setback 

with a greenspace separating the buildings from the 

roadway. 

Implementation of either option can be achieved 

with the application of an appropriate zoning district 

to adjacent properties. The City of Billings currently 

requires setbacks along arterials streets to be a 

minimum of 80-feet from the centerline of a 

principal arterial street. As proposed, the 90-foot 

right-of-way for the Inner Belt Loop would require a 

minimum of a 35-foot setback from the edge of that 

right-of way. Option 1 would require a change to 

Article 26-602 – Arterial Setback of the Billings City 

Code. 

  

Option 2: Development along Shiloh Corridor 

shows a wide setback with greenspace separating 

the residential uses from the road 

Option 1: Development along Monad Road in 

Billings shows a shallow setback with apartments 

close to the right-of-way 
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Residential Building Orientation 

The relationship that buildings have to the street 

contributes to the overall character of the corridor. 

Buildings that face the corridor can contribute to a 

welcoming and safe image of the roadway and 

neighborhood. Building orientation also creates a 

comfortable pedestrian environment along the 

roadway. With limited access from the corridor, most 

building sites will be accessed from internal street 

connections. That can make building orientation 

towards the corridor a challenge, particularly for 

single family residential development. Balancing the 

welcoming character desired for the corridor with 

the need for functional subdivisions will need to be 

thoroughly evaluated.  

As the frontage of corridor cannot be used 

exclusively for retail and commercial purposes, the 

general appearance and image of the residential 

neighborhoods from the corridor will need to be 

considered. The backing of lots onto streets can 

produce unsightly appearances since rear yards are 

generally fenced but not usually maintained in a 

uniform fashion. There are several options to address 

residential building orientation along the Inner Belt 

Loop. One option is for lots located along arterials to 

“side face” the street. This allows an open 

appearance of the neighborhood with views of home 

fronts, landscaped yards, etc., such as exist in older 

areas. A second option is to permit lots to back onto 

the corridor but require greater setbacks in order to 

increase separation and add a landscaping buffer. A 

third option would be to require standard fencing 

along the corridor right-of-way, thereby allowing for 

a shallow setback with some privacy for those lots 

adjacent to the corridor. A final option would be to 

permit local streets or a trail corridor to parallel the 

corridor, thus allowing access to residential lots with 

a front facing orientation. Example photos are shown 

below. Given the length of the corridor, it may be 

appropriate to use more than one of these options, 

as the site conditions warrant. 

  

Aerial images from Google Earth illustrating the four possible approaches to residential building orientation along the 
Inner Belt Loop. 

Visual representation of recommended building setbacks along corridor  
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Landscaping 

Landscaping plays a significant role in the creation of 

a comfortable street environment. Trees and shrubs 

filter sunlight and wind, providing a comfortable 

pedestrian environment and moderating the 

microclimate. The textures and colors soften the 

hard surfaces of the built environment, connecting 

people to nature and reinforcing the character of 

place. Landscaping along the Inner Belt Loop will be 

either within the public right-of-way or on private 

land in association with new development. The City 

of Billings Zoning Code will provide standards for 

landscaping associated with private development. 

Landscaping within the corridor right-of-way should 

take into consideration availability of water for 

irrigation, adjacent land use, topography and 

visibility constraints. One option for landscaping 

along the corridor is a formal approach with native 

vegetation. This approach would focus on spacing of 

trees, shrubs and ground cover, within focused areas. 

Those areas could include intersections or areas of 

particular natural beauty. Additionally, landscaping 

could be used as a buffer adjacent to residential 

areas. A second option would encourage 

landscaping be integrated in a more informal way 

along the corridor. Using this approach, 

specifications would outline tree, shrub and ground 

cover types and encourage the landscaping to blend 

into the native vegetation and topography. Unlike 

the formal approach, intersections and other areas of 

interest would not receive special landscape 

treatment. 

 

Commercial Land Use 

As the Inner Belt Loop is completed, it is anticipated 

that commercial development will occur within the 

corridor. As with residential development, there are 

several design factors that will influence how that 

commercial activity is developed. Future planning 

along the Inner Belt Loop should encourage the 

clustering of commercial development by the 

development of commercial nodes and 

disincentivize commercial strip development. 

Commercial areas should be designed with and 

thoughtfully connected to vehicle, pedestrian and 

bicycle connections, and adjacent residential areas.   

This would encourage the creation of a 

neighborhood center, allowing a variety of 

commercial activity to develop. To further support 

this type of development, the following elements 

can be evaluated.  

Location 

Development should reinforce the edge of the 

corridor, while providing views to parking and other 

development beyond. As well, parking lots should be 

located and configured so as to easily allow the 

introduction of additional development over time. 

The arrangement and design of parking lots and the 

overall arrangement of buildings can ensure that 

further intensification of development over time is 

not precluded. While the market may dictate an 

auto-oriented form as first phase development, the 

adaptability of the site to accommodate growth and 

pedestrian improvements over time should be 

considered.  

Application of this approach would encourage 

buildings to be located no further than 20 feet from 

the right-of-way, with parking located to the side or 

rear of the building. The location of buildings in 

relation to the roadway is often a defining element 

in the character of the corridor. It creates a focal 

point of activity convenient to the corridor and 

nearby residential areas. It also promotes efficient 

use of the land around the roadway and can 

encourage multi-modal connections.  

Building Orientation 

The spatial relationship between the road corridor 

and building entrances provide safety for 

pedestrians and bicyclists and can assist in 

wayfinding for all modes of transportation. In 

coordination with locating the buildings near the 

front property line, commercial sites that would be 

developed along the Inner Belt should be oriented 

to face the corridor, even if the site access is from a 

collector or local street.  
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Landscaping 

As with the residential development, landscaping for commercial land uses will be regulated through the City of 

Billings Zoning Code. Many of the same principles apply to landscaping of the right-of-way adjacent to 

commercial development. Consideration for availability of water for irrigation, topography and visibility will need 

to be factored into the landscape design. 

Images from Bozeman and Billings, Montana showing commercial buildings oriented toward an arterial street. 
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CORRIDOR VISION – TRANSPORTATION  

Functional Classification 
Functional classification is a system that categorizes 

segments of streets or roadways on the basis of if 

those roadway segments are primarily intended to 

provide local property access vs. mobility for users 

(primarily vehicles) or some combination of those 

functions. The 2018 Billings Urban Area Long Range 

Transportation Plan classifies the Inner Belt Loop 

(from MT 3 to Alkali Creek Road) as a Proposed 

Principal Arterial. Skyway Drive (Phase 1 of the Inner 

Belt Loop) is classified as a Principal Arterial. The 

Principal Arterial classification implies that the Inner 

Belt Loop is intended to provide a high degree of 

mobility while access to adjacent properties should 

be configured to minimize impacts to mobility in the 

corridor. Given the generally agreed upon purpose 

for the Inner Belt Loop and with consideration given 

to limitations to both accessibility and land 

development caused by the terrain in the area 

around the corridor, the Principal Arterial 

designation is appropriate for the facility. The 

following sections of this report discuss how 

functional classification relates to speed, access 

management, and other aspects of corridor vision.  

 

Speed Profile 
In order to deliver on the promise of prioritized 

mobility for the Inner Belt Loop (as consistent with 

the Principal Arterial classification), the speed profile 

for the corridor is a very important consideration. 

The roadway design that was completed in 2010 was 

based on a 45 mph design speed, as was originally 

referenced in the Inner Beltloop Connection 

Planning Study (HKM, 2006). The design speed is 

relatively low for what will at least initially function 

primarily as a rural highway. However, the 45 mph 

design speed was the maximum for which the 

roadway could be designed using AASHTO’s Low-

Speed Urban Street design criteria. The 45 mph 

design speed (and speed limit) allows the Inner Belt 

Loop to function as an urban principal arterial as we 

expect this area to eventually be developed. As 

development progresses in the future, there may be 

valid reasons to consider lowering the speed limit in 

certain areas of the corridor where development and 

traffic demand is more highly concentrated. The 

potential expansion of the roadway from two lanes 

to four should also be considered when and if that 

question arises. 

 

Access Management 

Access management is a proactive strategy for 

configuring vehicular access points along a roadway 

for the purpose of promoting traffic safety and 

efficiency along that roadway corridor. Access 

management is typically achieved through the 

application of one or more of the following 

techniques: 

• Regulation of Intersection/Driveway Spacing – a 

lesser number of or further spaced vehicular 

access points improves traffic flow and safety by 

limiting vehicle conflicts. 

• Movement Restriction – the restriction of certain 

movements at key access locations can augment 

intersection/driveway spacing regulations by 

further eliminating vehicle conflicts that are 

known to increase crash risk and/or stopped-

time delay for drivers. 

• Auxiliary Lanes – the provision of auxiliary or 

continuous turn lanes where turning movement 

volumes justify such improvements can greatly 

improve intersection capacity and general 

corridor efficiency 

• Intersection Control Improvements – the 

implementation of all-way stop control, traffic 

signals, or roundabouts can substantially 

improve intersection operations and safety for 

locations where the minor approach (side-street) 

traffic demands require interruption of flow in 

order to access the mainline roadway. However, 

those mechanisms also introduce delay for 

mainline roadway vehicles that would otherwise 
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operate under free flow conditions, so it is 

important to carefully weigh the benefits of the 

improvements vs. the impacts. 

• Right-Of-Way Management – the technique 

involves reserving right-of-way where it is 

anticipated to be necessary for future access 

locations, widening, and/or the provision of 

good sight distance. 

The level of access management for a given roadway 

facility should be directly tied to its functional 

classification (i.e., its intended function relative to 

prioritizing mobility vs. access). It has been 

established that the Inner Belt Loop will be classified 

as a Principal Arterial meaning that its primary 

function is to provide efficient mobility. In order to 

maximize efficiency of mobility, a well-thought-out 

access management strategy will be of vital 

importance. Although there is not a formal access 

management requirement in the Subdivision 

Regulations or City Code, the City does follow an 

informal standard for arterial streets whereby the 

following general pattern is followed for a ½-mile 

segment (repeated thereafter): 

- Begin Segment (0 feet) – full-access intersection 

with traffic signal or roundabout allowed if 

warranted 

- 1/16 Mile Point (330 feet) - right-in/right-out 

approach(es) 

- 1/8 Mile Point (660 feet) – 3/4 access 

approach(es) 

- 3/16 Mile Point (990 feet) - right-in/right-out 

approach(es) 

- 1/4 Mile Point (1320 feet) – full (unsignalized) 

access 

- 5/16 Mile Point (1650 feet) - right-in/right-out 

approach(es) 

- 3/8 Mile Point (1980 feet) – 3/4 access 

approach(es) 

- 7/16 Mile Point (2310 feet) - right-in/right-out 

approach(es) 

- 1/2 Mile Point (2640 feet) – full-access 

intersection with a roundabout allowed (but no 

traffic signal) 

This level of access management would seem to be 

generally appropriate for the Inner Belt Loop given 

its functional classification. However, a standardized 

access control plan may not be realistic for this 

corridor considering the variability of terrain, which 

directly impacts location of access through both 

limitations to sight distance and effects on private 

property land development feasibility. It is also 

important to note that effective access restriction at 

approach locations (right-in/right-out or three-

quarter access) typically requires raised center 

median on the mainline route in order to physically 

prohibit drivers from making the restricted 

movements. The use of signage, even in 

combination with channelizing islands on a 

restricted-access approach, has been largely 

ineffective in Billings and would likely be even less 

effective in what will be a mostly rural environment, 

unless a targeted enforcement effort was employed.  

The initial design configuration as a rural, two-lane 

highway is not particularly conducive to the 

implementation of access restriction via raised 

median, though such improvements could be 

installed in spot locations to provide for access 

control. Raised median installations also would 

require street/intersection lighting in those locations. 

The current proposed design includes full-

movement access approaches at 15 locations along 

the corridor with spacing between successive access 

intersections ranging from approximately 400 feet at 

the lower end to approximately 4740 feet and the 

upper end. There are six approach spacings of less 

than a quarter-mile, with three of those six spacings 

being less than an eighth-mile. In those locations, 

access restriction should be strongly considered if 

and when development of the corresponding 

properties occurs in order to promote safety and 

high mobility in the corridor.  

Access locations were carefully evaluated during the 

initial design process for the Inner Belt Loop. 

However, prior to the acquisition of right-of-way, it 

would be beneficial to review proposed approach 

locations with respect to a high-level access 

management strategy for the corridor and with input 
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from impacted property owners. Furthermore, the 

private properties to be bisected by the Inner Belt 

Loop are currently undeveloped and several are in 

use for farming and/or grazing. Those agricultural 

types of uses must also be considered relative to 

location and type of access to the adjacent 

properties. As a result, the access control strategy for 

the corridor may need to be phased with pre- and 

post-development stipulations that differ relative to 

location and type of access based on the particular 

use of the land at the time of plat approval.   

    

Roadway/Intersection 

Environment 

As has previously been established, the planned 

initial build for the Inner Belt Loop consists of a two-

way, rural highway facility with at-grade intersections 

and private property access. An evaluation of 

corridor and intersection capacity based on two 

future land development scenarios for the year 2040 

identified some potential deficiencies on both 

accounts relative to typical minimum LOS standards. 

The potential shortfalls in corridor capacity are 

directly proportional to the level of traffic demand 

given the number of travel lanes and availability of 

passing zones. As such, if the projected level of 

development is achieved at some point in the future, 

additional lanes may be necessary in order to 

achieve desired LOS metrics. It is not expected that 

the two-lane configuration will be at or near capacity 

for the opening year.   

Likewise, based on the results of the future 

conditions traffic analyses for the Inner Belt Loop, it 

is likely that one or more current or future 

intersections along the route may require traffic 

control beyond the standard two-way stop control 

that would be minimally required for public or 

private street approaches intersecting with a 

principal arterial. The intent of this section of the 

report is to discuss how various intersection and 

pedestrian crossing configurations would fit within 

the roadway environment both initially and longer-

term as density of development progresses.   

Traffic signals and roundabouts have relative 

advantages and disadvantages, particularly when 

evaluated on higher-speed, rural highways with 

agricultural land use vs. lower-speed, densely 

developed urban streets. The level of demand for 

pedestrian and bicycle traffic is also a key 

consideration. For the Inner Belt Loop, the 

expectation is that the higher-speed, rural setting 

will be prominent throughout much of the corridor 

for many years with pedestrian and bicycle traffic 

demands trending more toward long-distance, 

recreational usage rather than for localized traffic. 

From a safety perspective, properly designed urban 

roundabouts have been proven to be a much safer 

alternative to conventional traffic signals, at least 

relative to frequency and severity of vehicle crashes. 

This is particularly true in higher-speed 

environments where roundabouts virtually eliminate 

the occurrence of often-severe, right-angle crashes. 

Opinions vary on relative safety between 

roundabouts and traffic signals for pedestrians and 

bicycles, but drivers in the Billings area are generally 

poor when it comes to compliance with the Montana 

Code Annotated statute [61-8-502-1(a)] which 

requires that “the operator of a vehicle shall yield the 

right-of-way, slowing down or stopping if necessary, 

to a pedestrian crossing the roadway within a 

marked crosswalk or within an unmarked crosswalk 

at an intersection.” This may be in part due to a lack 

of knowledge that the statute even exists but is likely 

also caused by a relative lack of exposure to 

pedestrian and bicycle traffic when compared with 

more urbanized areas around the country. As a 

result, the level of comfort (at a minimum) and to 

some extent safety may be lesser for pedestrians at 

roundabouts than at intersections with signalized 

crosswalks. That said, crosswalks at roundabouts can 

be signalized and, in fact, it is now a requirement in 

the draft Public Right-of-Way Accessibility 

Guidelines (PROWAG) that crosswalks at 

roundabouts have pedestrian-activated signals for 

any crosswalk that traverses more than one travel 
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lane. The addition of signals for the crosswalks at a 

roundabout typically adds anywhere from $80,000 to 

$250,000 to the construction cost for the 

intersection. Both types of intersections would 

require lighting for safety purposes. A roundabout 

may or may not require more right-of-way than a 

signalized intersection depending on the required 

lane configurations of each intersection. In general, a 

roundabout is likely to be more expensive than a 

traffic signal in a rural or semi-rural environment. Yet 

the safety attributes and the added benefit of 

inherent traffic calming (slowing of traffic) that 

roundabouts provide would seem to make them 

attractive for intersections along the Inner Belt Loop. 

In support of pedestrian and bicycle safety and 

traffic efficiency, it may also be worthwhile to 

consider installation of one or more grade-separated 

pedestrian crossings if there are locations where 

frequent crossings are expected to occur. For 

example, where the Inner Belt Loop bisects the 

Rehberg Ranch Subdivision, the planned facilities to 

the northwest of the roadway may at some point in 

the future generate a high demand for pedestrian 

and bike crossings. A grade-separated crossing 

(most likely a tunnel in this case) would virtually 

eliminate potential conflicts between vehicles and 

bicycles/pedestrians, while also reducing delay for 

vehicles that might otherwise have to stop or yield 

to crossing users at those locations. These types of 

facilities, if strategically located, may also be 

beneficial in the short-term for crossing livestock 

without impacting traffic on the roadway. 
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RECOMMENDATIONS  

 

Intergovernmental Coordination 

Approach to Land Development 

Because the Inner Belt Loop construction will be funded by the City of Billings, it is anticipated that development 

that is accessed from the roadway will ultimately be annexed into the City and developed at urban densities. This 

development pattern would provide tax revenue and a return on investment to the City. However, because the 

majority of the land adjacent to the Inner Belt Loop is currently outside of the city limits, it’s not a given that land 

will be annexed and developed to City standards. Because the City and County have different design standards 

and goals for land development, setting a coordinated approach will establish priorities for development along 

the Inner Belt Loop. Establishing this coordinated approach should be completed prior to the construction of the 

roadway. One method for such coordination is an intergovernmental agreement. It would articulate commitment 

from each party and inform the community of a comprehensive approach to development in the area. 

Intergovernmental agreement 

An intergovernmental agreement (IGA) between the City of Billings and Yellowstone County would establish the 

roles and responsibilities of the County and City in the development review process. It would also identify 

conditions when development would be appropriate within the City or the County. Specific considerations should 

be given to:   

1. Appropriate timing and location for land annexation into the City.  

2. Comprehensive approach to zoning within for land adjacent to the Inner Belt Loop. Consideration should 

be given to allowing properties to remain in current zoning until development is desired. At that time, 

annexation and application for City zoning would be expected.  

3. In certain circumstances, land could be developed within the County. In these situations, the agreement 

could stipulate how that development would conforms to City standards, in case of future annexation. 

This is applicable in a situation where utilities to support that development are available, but annexation is 

not possible.  

4. In cases of low intensity development, as may be permitted with current zoning, the agreement could 

articulate that specific site planning would not preclude future development of the property at a higher 

density and intensity when utilities are present.  

 

Development Tools 

Neighborhood Plans 

To further articulate the goals of the Inner Belt Loop, the City should development a neighborhood plan of the 

area. A neighborhood plan may be adopted as part of the City of Billings Growth Policy and as such, can further 

articulate a development pattern that matches the vision for the corridor and guide development towards that 

vision.  
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Limits of Annexation Map 

As the City looks to construct the Inner Belt Loop, consideration should be given to update the Limits of 

Annexation Map. As part of the update, consideration will need to be given as to the availability to extend water 

and sewer services, resulting in potentially only a few properties being designation within the Petition Area.   

Development Standards 

Ensuring the vision of the corridor is fulfilled, standards for future development will need to be established prior 

the construction of the Inner Belt Loop. Standards would be established through the zoning regulation. Project 

ReCode will create new zoning districts and an evaluation of appropriate zoning within the study area should be 

completed.  

Urban Density 

Development of urban density will be dependent on the presence of utilities. Given the anticipated costs of 

extending public utilities along the corridor, utilities will likely be installed with development and not at the time 

of construction of the roadway. When utilities are extended with development, it can result in a pattern of 

development that extends from currently developed areas to undeveloped areas in a linear fashion. This means 

that property owners who are further from existing development are unable to economically develop until their 

neighbors located closer to existing utilities develop. While there are a number of positive outcomes from not 

having “leapfrog” development, property owners may want to develop before utilities are adjacent to their site 

and may therefore have no viable economic choice but to develop in the County.  

Developing a plan for the extension of water and sewer to enable development at urban densities will be critical 

to fulfilling the development pattern envisioned. As the City updates these infrastructure master plan, this Inner 

Belt Loop area should be included and coordinated with other planning documents, including the Growth Policy 

and a future neighborhood plan. 

 

Design Considerations 

Roadway Typical Section/Right-Of-Way 

Based on the land development projections and future traffic projections completed for this study, it seems likely 

that the Inner Belt Loop roadway may need to be expanded to a 4-lane or 5-lane section at some point in the 

future.  However, if land development does not occur at urban densities due to a lack of public water and sewer or 

other contributing circumstances, the proposed initial design of a 2-lane section may adequately serve traffic in 

the corridor for an extended period of time beyond the 20-year outlook for this analysis.   

In order to ensure that adequate right-of-way is available to accommodate a 5-lane roadway typical section along 

with the multi-use path, a corridor for utilities, drainage, and roadway lighting, boulevard sidewalk, and the 

potential need for raised median for access control, the proposed right-of-way should be increased from 90 feet 

to at least 100 feet. The additional right-of-way width would provide flexibility with regard to design, even for the 

initial 2-lane roadway section, and would also help to solve concerns about arterial vs. building setbacks for the 

corridor, though it would also increase costs associated with right-of-way acquisition. 

Intersection Design/Right-Of-Way 

Major intersections such as with Alkali Creek Road, the proposed extension of Iron Horse Trail, or with the future 

planned north-south collector roadway between the Inner Belt Loop and the airport may require traffic signals or 
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roundabouts in order to maintain acceptable LOS in the long-term future. Allocation of additional right-of-way at 

those intersection locations should be considered through the final design and right-of-way acquisition process.  

For any intersection where a traffic signal becomes warranted in the future, a roundabout should be strongly 

considered in place of a traffic signal given the associated safety benefits, particularly with regard to reduction of 

high-speed, right-angle crashes at rural intersections. 

Access Management 

Access management is an important aspect of maintaining efficiency of mobility and safety for any arterial 

roadway. As a new roadway through largely undeveloped property, the Inner Belt Loop is an ideal candidate for 

implementing a strict access control plan that would define the allowable frequency, spacing, and configuration of 

access along the corridor. However, the variation in topography and the way in which the topographic features 

relate to property boundaries make it difficult to uniformly apply an access control mandate without the 

possibility of negative impacts to land development potential. It would also be difficult to effectively restrict access 

(such as to right-in/right-out or three-quarter access operation) without a raised center median, which would not 

fit well with the planned initial roadway template (2-lane, rural highway). Another important factor is the type and 

use of each access approach. Many of the approaches would initially be utilized for agricultural purposes with very 

different needs from a future developed condition. Given all of these considerations, an access management 

strategy for the corridor should be developed, starting with an evaluation of the original planned access locations 

shown in the preliminary design with respect to spacing and configuration of access. The City should consider 

stipulations within the right-of-way purchase agreements with property owners that allow for approach locations 

and configurations to be reviewed and modified at the time when land development proposals are brought 

forward.  

Bicycle/Pedestrian Facilities 

The multi-use trail along the Inner Belt Loop will initially be utilized primarily by recreational runners and bicyclists. 

In order to augment the aesthetic and functional qualities of that facility, the City should consider identifying 

locations along the route where stopping points with amenities such as picnic tables, trash receptacles, shaded 

areas and restrooms could be installed.  

Consideration should also be given to bicycle and pedestrian crossing locations of the roadway. Given the 

relatively high design speed of the roadway, at-grade crossings may need to be designed with higher-level 

signage and or pedestrian-activated traffic control such as rectangular rapid-flash beacon (RRFB) systems or 

pedestrian hybrid beacon (HAWK) signals to ensure safety for users. Below grade crossing should also be 

considered. As there is topographic variation along the corridor, tunnel crossings may be feasible in certain 

locations.  

 

Phasing  

Roadway Construction Phasing 

Construction of the Inner Belt Loop will be funded through the City of Billings Capital Improvements Plan (CIP). As 

indicated in the most current plan, half of the funding will be allocated in 2022 and the remaining funding to be 

allocated in 2024. Phasing the construction to align with the funding allocation should be considered. There are 

three likely options for construction phasing. 

Option 1 would focus on finalizing the road design, environmental assessments, permitting and initial site work 

within one phase. This would enable the entire road alignment to be graded, erosion control installed and the 
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road bed seeded. Completion of the road, including asphalt, signage, striping and trail work would occur with the 

final allocation of funding in 2024. Based on construction estimates of the road design, this option spends 

approximately 25 percent of the budget on the earthwork phase and 75 percent for the completion phase. 

Option 2 would focus on completing one half of the roadway with the first allocation of funding and the second 

half with the remaining funding allocation. With this approach, the road design through the finish road section 

would be completed, with one section of the Inner Belt Loop completed with the 2022 funding allocation and the 

second section completed with the 2024 funding allocation. Splitting the road approximately halfway, this option 

would spend approximately 45 percent for the first phase and 55 percent for the second phase. Completing the 

road using this phasing strategy would allow for development of the adjacent land to the completed section prior 

to full build out of the roadway. Given the adjacency of City water and the capacity within the Rehberg Ranch 

lagoon system to serve additional property, completing the western half of the roadway would create 

development opportunity more immediately than other areas of the corridor. 

Either of the above options could be combined with a third option, that would link portions of the construction of 

the Inner Belt Loop to land development within the study area. This option would likely use the funding allocated 

within the CIP and additional funding from private development to complete the construction of the roadway. If 

there is development awaiting the construction of the roadway, this option would enable a faster completion. 

While this enables faster construction, it is also costly to a developer. To offset some of that cost, a reimbursement 

agreement could be pursued. This type of reimbursement would pay proportionally for the road capacity that is 

required to serve the traffic generated by the development.  Using this approach, developers would fund the 

required portion of the Inner Belt Loop and then be eligible for reimbursement by future development.   

 

Water and Sewer Infrastructure 

To facilitate the infrastructure that will support development along the Inner Belt Loop, there are tools available to 

finance the construction.  

Private property owner agreements 

The City and County could work to facilitate the property owners in establishing their own agreement to address 

utility provision. The agreement could establish private reimbursement and cost share agreements. For instance, a 

property owner closer to exiting utilities could participate in the extension of utilities through their site to an 

adjacent site that wishes to develop. Agreements such as this require a fairly high level of sophistication and trust 

among property owners.   

Reimbursement Agreements 

Similar to reimbursement agreements that can be in place between private developers, a reimbursement 

agreement could be established if the City of Billings constructs the utilities along the corridor so that landowners 

are not dependent on others adjacent to existing utilities developing first. Developers would be required to pay 

reimbursement fees in order to connect to this infrastructure.  

Fees for connection should be fixed or based on land area so that developers face incentives to develop at the 

highest and best use possible. However, fees must not be so high that development cannot carry the cost. There is 

a risk that the appropriate fee and the cost of the infrastructure become “detached” in that there is not an 

economic relationship between the two.  
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For developers, the advantages are not having to carry the cost of the utility installation through their project 

financing, not being exposed to construction and financing / interest rate risk, and the certainty of the fee amount.  

For the City, the advantages are that they get control over the process, have more leverage regarding 

development and may also be able to finance the construction more cheaply than a private developer could. 

Conversely, it is risky to extend utilities for development that does not, and may not, exist.   

Special Improvement District or Rural Improvement District  

A special improvement district (SID), used by cities, or a rural improvement district, used outside of incorporated 

cities, can be created that would distribute the costs of infrastructure and maintenance across the properties that 

would benefit. State law allows the distribution on the basis of the area of each parcel in the district, the assessed 

value of each parcel, the number of parcels, the front footage of each parcel bordering a street, or a combination 

of these. Establishing and SID would allow for infrastructure to be constructed using bond funds with a pay off 

period of up to 20 years. 

Further analysis should be performed to examine the relationship between the ultimate cost of the infrastructure 

and the amount of development that can be expected with the goal of determining whether development along 

the corridor is financially feasible from both a public and private perspective. The cost of the infrastructure should 

be compared with the expected amount of development to determine a cost of infrastructure / unit of 

development ratio. This ratio should be compared to other area developments to evaluate the competitive 

position of Inner Belt Loop development.  If the ratio is not competitive, we can expect that development along 

the IBL will lag or not come to fruition.     

 

Summary of Next Steps 

It will be important that as the City moves towards undertaking the construction of the Inner Belt Loop in 2022 

that the issues and recommendation identified in this study are evaluated and acted upon. The following list is 

drawn from the recommendations above. 

1. Intergovernmental Agreement. As these documents can take time to develop and approve, initial work on 

an intergovernmental agreement between the City and the County should begin immediately. 

2. Limits of Annexation Map. As the City reviews and updates the Limit of Annexation Map in 2020, 

consideration for including some property within the Inner Belt Loop corridor should be given some 

consideration. 

3. Right of Way Acquisition. Developing a plan to secure the necessary right-of-way for the entire corridor 

should be completed.  

4. Planning Tools. Ensuring the tools are in place for landowners to begin to conceptualize development 

project will help facilitate the type of development that fulfills the vision of the corridor. The City should 

consider a neighborhood plan and appropriate zoning for the area. 

5. Phasing. The approach to phasing the construction will influence the availability of land for development, 

use of available funds, the approach to acquiring right-of-way and other facets of the project. Selecting a 

phasing approach will help facilitate and direct other decisions related to the project. 

6. Water and Sewer Infrastructure. Developing an approach to providing water and sewer infrastructure to 

the corridor will be instrumental in determining how the corridor will be development and how this area 

fits into the City’s overall infrastructure management. Included in this should be an evaluation of the 

funding mechanisms mentioned above. 
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