
      

 
  

CITY ZONING COMMISSION
AGENDA-Tuesday, February 1, 2022, 4:30 p.m.

Billings Public Library, Community Room
510 North Broadway, Billings, Montana  59101

NOTICE TO THE PUBLIC 
 

**A T T E N T I O N **           

In  th e  ev en t a  q u o ru m  o f th e  Co u n c il is  p resen t,  n o  City -re la ted  d ec is io n s will b e  m ad e  d u rin g  th is  m ee tin g  o r ev en t.                                                         

Citizens are invited to:

 Review the Agenda Packet on the City's website at: https://ci.billings.mt.us/117/Agendas-Minutes 
View the meeting live online at Facebook:  https://www.facebook.com/Billings-Planning-Community-Services-
Department-1738982159659260

Public comment will be taken only during the Public Comment periods as indicated on the agenda and during the Public Hearings, if any are scheduled, under the Regular agenda. Comments may be sent to Board via email before 10:00 AM on the meeting date. All
emails received prior to this time will be read into the record for the public hearing.  Comments may be submitted by:

Mail: City/County Planning Division, 2825 3rd Ave N 4th Floor,  Billings, MT 59101
Email: bartleyr@billingsmt.gov

Call in during the Public Comment periods as indicated on the agenda:
Citizens may call in during specific Public Comment periods at 406.237.6165 .
All callers will be placed 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 limited to 3 minutes of testimony as is customary.
Future delivery methods may be explored as best practice is learned.

Please direct questions to Administrative Secretary Robbin Bartley at bartleyr@billingsmt.gov or 406-247-
8676

      

Call the meeting to order.
 

Introduction of City Zoning Commission Members and Planning Department Staff.
 

Public Comment
 

Approval of Minutes:
 

The minutes of the Board meeting of January 4, 2021.
 

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

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

Regular Business:
 

A. Opening of public hearings.   

 

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

 

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

 

Public Hearings:
 

a. Zone Change 1005 - 934 Lewis Ave - This is a zone change request from CMU1 (Corridor Mixed Use 1) to
CMU1, NX1 (Mixed Residential 1) and NX3 (Mixed Residential 3), on Parcel 1 COS 2474, an 8.02 acre parcel
located at 934 Lewis Ave (Elks Lodge & Tennis Center property).

 

https://protect-us.mimecast.com/s/-QoYCwpAZVs8kgVIKvzSd
https://protect-us.mimecast.com/s/XWt8CxkB9nsMDPRtR9Hfl


      

b. City Zone Change 1006 -- 1204 Howard Ave -- from N1 to NX1 - A zone change request from N1 (First
Neighborhood Residential) to NX1 (Mixed Residential 1), on Block 2, Lots 1-2 of the West Billings Heights
Subdivision, a 7,000 square foot parcel located at 1204 Howard Avenue. The purpose of the zone change is to allow
the existing duplex to be modified into a 4-unit structure. A pre application neighborhood meeting was held on
December 18, 2021.Presented by Karen Husman, Planner I

 

c. City Zone Change 1007 -- Emma Jean Heights -- from N2 to N3 - A zone change request from N2 (Mid-
century Neighborhood Residential) to N3 (Suburban Neighborhood Residential), on 51 parcels in the Emma Jean
Heights Subdivision located off Bitterroot Dr. A pre application neighborhood meeting was held on December 11,
2021.

 

d. Zone Change 1009 - Zimmerman Home Place -This is a zone change request for two lots within the Zimmerman
Home Place Subdivision that are requesting annexation to the city. The current zoning was updated from the
previous County adopted zoning of Residential 7,000, Residential 5,000, Residential 9,600, Public and Residential
Multi-family-Restricted was adopted by the County in August 2016. When the County and City updated the zoning
regulations in 2020 and 2021, new zoning districts were placed on these two lots that reflected to the maximum
extent the previous zoning districts. The current zoning of these lots is N3 - Suburban Neighborhood (1 family
dwellings), NX1 - Mixed Residential (1-4 family dwellings), NX3 - Mixed Residential 3 (5 and up attached
dwellings), and P1 - Parks and Open Space. The arrangement of the current zoning districts is shown on the Zoning
Map attachment. The proposed zoning intends to eliminate the N3-Suburban Neighborhood zoning from the
northern edge of Lot 1 in Block 2 and replace it with N2 - Mid-century Neighborhood (1 and 2 family dwellings).
The applicant also proposes to re-arrange the P1 zoning to be more distributed throughout the NX3 zone district and
increases the area from 2.67 acres in Lot 1, Block 2 to 4.32 acres. In Lot 1 of Block 1, the applicant proposes to
eliminate the 4.79 acres of N3 zoning on the northern part of the parcel and replace it with 1.02 acres of P1 adjacent
to Colton Boulevard and 3.77 acres of NX1 zoning. This will match the southern 12.90 acres of existing NX1 zoning
in Lot 1 Block 1.

 

Other Business/Announcements
 

Adjournment
 

Th e  City  Co u n c il h as  d esig n a ted  Mo n d ay ,  Feb ru ary  2 8 ,  2 0 2 2 ,  a t 5 :3 0  p .m .                                        as the date and time to receive the Zoning
Commission recommendation for the zone change and hold their public hearing. The City Council meets on the 2nd Floor of City Hall at 210
N 27th St. For zone change requests the Council will co n d u c t a  p u b lic  h earin g  fo r th e  firs t read in g  o f th e  o rd in an ce  o n  Feb ru ary                                  
2 8 ,  2 0 2 2 .            If approved on first reading, a seco n d  read in g  p u b lic  h earin g  will o ccu r o n  Mo n d ay ,  March  1 4 ,  2 0 2 2  a t 5 :3 0  p m .                                    

Before taking any action on an application for a zo n e  ch an g e       , the City Council shall first consider the findings and recommendations of the
City Zoning Commission. In no case shall the City Council approve a zone change other than the one advertised. The City Council shall take
one of the following actions on the zone change requests: 1) approve the application; 2) deny the application; 3) allow withdrawal of the
application; or 4) delay the application for a period not to exceed thirty (30) days.

As provided in Montana Code Annotated, Section 76-2-305(2), in the event of a protest petition against such zo n e  ch an g e        signed by the
owners of twenty-five (25) percent or more of: (1) the area of the lots included in any proposed change; or (2) those lots or units, as defined
in MCA 70-23-102, o n e  h u n d red  fifty  (1 5 0 ) fee t fro m  a  lo t in c lu d ed  in  a  p ro p o sed  ch an g e                                      , such proposed amendment shall not
become effective except by the favorable vote of two-thirds ( 2/3) of the present and voting members of the city council. For purposes of this
protest provision interest in the common elements of the condominium, as expressed in the declaration, included in the calculation of the
protest. If the property, as defined in 70-23-102, spans more than one lot, the percentage of the unit owner's undivided interest in the
common elements must be multiplied by the total number of lots upon which the property is located. The percentage of the unit owner's
undivided interest must be certified as correct by the unit owner seeking to protest a change or by the presiding officer of the association of
unit owners. The protest petition must be received in the Planning Division office b y  5 :0 0  p .m .  o n  th e  Frid ay  p reced in g  th e  firs t                      
read in g  o f th e  o rd in an ce  b y  th e  City  Co u n c il                       . 

Testimony regarding the above-mentioned item may also be submitted in writing to the Planning Division, 2825 3rd Avenue North, 4th

Floor, Miller Building, Billings, MT 59101 (247-8676) or to the Mayor and City Council, P.O. Box 1178, Billings, MT 59103.

Additional information on any of these items is available in the Planning and Community Services Office. Public hearings are accessible to
individuals with physical disabilities. Special arrangements for participation in the public hearings by individuals with hearing, speech, or
vision impairment may be made upon request at least three days prior to the hearing. Please notify Robbin Bartley, Administrative Assistant,
at 247-8676 or e-mail to bartleyr@billingsmt.gov
 

mailto:bartleyr@ci.billings.mt.us
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Meeting Date: 02/01/2022  
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The minutes of the Board meeting of January 4, 2021.
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The City of Billings Zoning Commission met on Tuesday, Jannuary 4, 2022 at 4:30 p.m., 2825 3rd 

Avenue North in the Miller Building 1st Floor Conference Room.  The public may attend in person or 

watch the meeting live on Facebook (see below). 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 they are received. Callers will be restricted to 3 minutes of testimony 

as is customary.  Comments may be sent to Board via email before 1:00 PM on Tuesday, January 4, 

2022. All e-mails received prior to this time will become part of the record for the public hearing. Live 

coverage can be viewed on the City of Billings Facebook page here; https://www.facebook.com/Billings-

Planning-Community-Services-Department-1738982159659260/?ref=bookmarks 

 

The City Council has designated Monday, January 24, 2022, at 5:30 p.m. as the date and time to 

receive the Zoning Commission recommendation for the zone change and hold their public 

hearing. The City Council meets on the 2nd Floor of City Hall at 210 N 27th St. For zone change 

requests the Council will conduct a public hearing for the first reading of the ordinance on 

January 24, 2022.  If approved on first reading, a second reading public hearing will occur on 

Monday, February 14, 2022 at 5:30 pm.  
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Mike Larson Chairman 1            

Daniel J. Brooks  Commissioner E            

Greg McCall Vice Chairman 1            

Trina White Commissioner 1            

David Goss Commissioner 1            

Wyeth Friday Director, PCSD -            

Monica Plecker Division Planning Manager -            

Nicole Cromwell Zoning Coordinator 1            

Tammy Deines Planning Clerk -            

Dave Green Planner II -            

Karen Husman Planner I -            

Robbin Bartley Administrative Support 1            

 

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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Zone Change 1            1 

Special Review -             

Chair Larson introduced the Planning Division Staff and Commission: Attending Staff were Nicole 

Cromwell, Zoning Coordinator, and Robbin Bartley, Administrative Assistant (Virtually). 

 

Attending: Rick Leuthold, Phil Johnson, Dave Nerdil, Ed Hoffman, Scott Taylor, Cinda & 

Greg Biggs, Michael Henthorn, Roger Fuhrman, Scott Bell, Vicki Dunaway, Lincoln Powers, 

Judi Powers, Ron Johnson, Denise Johnson 

 

Public Comment 

Chair Larson called for public comments. There were no public comments. Chair Larson closed the 

public comment portion of the meeting.   

 

Approval of Minutes:  December 7, 2021 

Commissioner White made a motion and Commissioner Goss seconded the motion to approve 

the December 7, 2021 meeting minutes.  The motion carried with a 4-0 voice vote. 

 

Disclosure of Conflict of Interest 

COMMISSIONER DISCLOSED NONE   ABSTAINED     ABSENT 

Mike Larson  X   

Daniel J. Brooks    X 

David Goss  X   

Greg McCall  X   

Trina White  X   

 

Several emails of opposition are in the Exparte notebook. 

Site visits were completed by *** 
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Disclosure of Outside Communication     

COMMISSIONER DISCLOSED NONE   ABSTAINED     ABSENT 

Mike Larson  X   

Daniel J. Brooks    X 

David Goss  X   

Greg McCall  X   

Trina White  X   

 

Public Hearings: 
City Zone Change 1004 – Bell Avenue - from A to PND (N2, NX1, NX3, P1) - A zone 

change request from Agriculture (A) to a Mixed Residential - Planned Neighborhood 

Development to include N2, NX1, NX3, P1 (PND) , on Certificate of Survey 2828, Tracts 1 

& 2 & the 55-foot strip of land adjoining the south of Tracts 1 & 2, a 27.7-acre parcel of 

land. A pre-application neighborhood meeting was held on November 23, 2021 at 5:00 p.m. 

at 1300 N Transtech Way. Tax ID: D00503, D00503A & D00486A 

 

New Zoning Tool to allow more efficient land use decisions 

➢ Concurrent with annexation 

➢ Applies to all requests of >= 10 acres 

➢ Helps build new neighborhoods that are walkable, sociable and resilient 

(BMCC 27-801.A) 

➢ Allows phasing of annexation but adoption of full zoning plan in advance 

➢ Provides more detail on new neighborhood infrastructure (streets/roads)   

 

Staff Recommendation: 

Planning staff recommends approval of the zone change to N2, NX1, NX3 and P1 

• Meets the Growth Policy and West Billings Neighborhood Plan  

• Adjacent uses and zoning compatible with proposed zoning plan 

• Meets the PND zone district standards for zoning district assembly, connectivity and 

compatibility with existing zoning 

 

In making its recommendation to the city council for an amendment to the official map or 

text of this chapter, the City Zoning Commission shall consider, among other things, the 

following:  

(1) Whether the new zoning is designed in accordance with the growth policy;  

(2) Whether the new zoning is designed to secure from fire and other dangers;  

(3) Whether the new zoning will promote public health, public safety and general welfare;  
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(4) Whether the new zoning will facilitate the adequate provision of transportation, water, 

sewerage, schools, parks and other public requirements;  

(5) Whether the new zoning will provide adequate light and air;  

(6) Whether the new zoning will affect motorized and non-motorized transportation;  

(7) Whether the new zoning will promote compatible urban growth;  

(8) Whether the new zoning considers the character of the district and the peculiar 

suitability of the property for particular uses;  

(9) Whether the new zoning will conserve the value of buildings; and  

(10) Whether the new zoning will encourage the most appropriate use of land throughout 

the City of Billings. 

 

Questions for staff: 

 

Commisioner White asked if this presentation is set in stone.  Staff replied this is a preliminary 

draft of the proposed project. 

 

Applicant: Rick Leuthold, Agent, Sanderson Stewart, 1300 Transtech 

Some of the information he presented this evening is in response to the questions raised at the 

neighborhood meeting.  Some of this information will be new to the audience members as well as 

the zoning commission, we wanted to be able to address those questions and concerns and so did 

our due dilligence in getting the information together.  Close attention is being paid to how 

development occurs and the improvements that accompany development in the periferal areas of 

the community.  The Bell Estates subdivision development is an excellent example of when an 

urban development can be approved buy the county commissioners with out the necessary urban 

improvements.  Concerns expressed in emails and at the meeting include traffic, widths of streets 

and density.  A lot of thought went into how this area will be developed.  You must meet City code 

requirements for parking.  This project will go through a Traffic Impact Study (TIS) and issues will 

be addressed by the developer.  Emergency Services has strict requirements for street width to get 

their trucks down, a minimum of 20 feet.  The street width currently meets the requirement.  It is a 

tradeoff, increased speed (another concern) comes with increased street width.  There were 

concerns about the total number of units in this project asked at the neighborhood meeting.  At that 

time, we speculated about 700 potential units.  It is stated, this is conceptual, for analysis only.  We 

did not want garages interferring with traffic on Bell Avenue.  Based on further calculation, it is 

just over 408 units in the apartment complex and 26 twinhomes.  Currently Shiloh Road and 

Monad are carrying less than half of their designed volume.  Twin Pines and Legends are private 

roads and should be signed as such.  Sanderson Stewart has a history of planning and building 

places where people want to live.  Pedestrian access issues need to be addressed.  The Banister 

Drain pipe will need to be widened.  We are trying to development a better quality of place, 

promoting walkability.  We are not being intentionally vague or misleading.  This proposal fits the 

fabric of the neighborhood.   
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Discussion: 

 

Rick addressed the twinhomes and conceptual drawings.  Commissioner McCall asked about the 

same names on the streets.  Rick stated the City requires the streets to line up or be off set by a 

minimum of 125 feet.  The Twin Pines on the south will also be a private road, it will be 34 feet 

wide as required.  Commissioner McCall asked about the maintenance of the Twin Pines private 

road to the north which is currently maintained by their HOA.  What if it is being used for access to 

Central Avenue?  Rick stated State Legislature allows for gating or speed bumps to deter this if 

necessary.  Signs indicating “no through traffic” are also a possible recommendation.  

Commissioner Goss asked about traffic from the proposed NX3 area wanting to travel north.  Rick 

explained that traffic could go north on Big Pine Court.  A lengthy discussion of traffic, turning 

lanes and peak traffic times was discussed.  Commissioner McCall then asked if tract 3 of C/S 2828 

part of the same ownership as 1 & 2?  Rick replied no.  Commissioner McCall stated then no partial 

access is being implied.  Rick explained the road will be built to specifications with 20 feet of 

asphalt, boulevard, curb and gutter.   

 
Public Hearing: 5:30PM 

Chair Larson opened the public hearing and called for anyone wishing to speak in favor or against City Zone 

Change 1004.  

 

In Favor:  none 

 

Opposed: 

 

Ed Hofmann, 4246 Central Ave 

He owns 15 acres directly northwest of this development.  A lot has changed in the last 30 years.  

He has witnessed many new developments in the area.  Our current neighborhood are all permanent 

residents, not transient renters.  He was discouraged at the neighborhood meeting feeling the 

presenters were not transparent in the intentions and wanted a “blank check” to do whatever they 

wanted.  408 dwelling units would be an extreme drain on the Police and Fire protection.  This kind 

of population density brings crime and is a drain on the school system.  Additionally, there are no 

parks in the area for children living in the apartments.  All stormwater would be running directly 

into the Banister Drain which flows directly into our Yellowstone River. 

 

Judi and Lincoln Powers, 4185 Obie Lane 

We do not want more apartment buildings.  Our neighborhood should be a place people want to 

live in with parks and trails.  This will decrease our property values. Please continue with existing 

growth patterns, residential, parks and places where people live long term.  This kind of density 

will bring traffic and safety concerns. 

 
, 20 Twin Pines Lane 

He is 1 of 3 HOA members.  Unable to transcribe.  Inaudible. 
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Toby Erickson, 4142 Banbury Place 

The back of his house faces Bell Ave.  Therefore, he is well aware of the traffic on Bell Ave, he insists there 

is far more traffic on Bell Ave than has been stated.  He repeatedly states this project is a square peg being 

shoved into a round hole.  This project is not a continuation of the existing neighborhoods.  Apartments will 

not transition into the harmonius conditions existing.  He disagrees with the planning recommendations and 

insists the 10 criteria are not being met. 

 

Chairman Larson had conversation with the attendees about 3 minute timing and remaining quiet while 

waiting to speak.  An audience member suggested there be a show of hands regarding how many were 

opposed, instead of speaking.  Chairman Larson chuckled and stated he assumed all present were opposed 

and shared the same concerns and all persons wanting to speak would be given the opportunity, particularly 

if there was a concern not yet heard. 

 

Mike Henthorn, 4160 Bell Ave 

7 years ago a simular situation was heard and opposed.  This is a place for families.  Safety issues are a 

concern.  Persons who can afford $1800.00 for apartment rent can afford a house. 

 

Roger Fuhrman, 191 Legends Way 

He has been at this address about 1 year.  He states there is already very high density surrounding him 

including the size of the medical facility and the traffic impact of it.  He also states Staff did not take pictures 

correctly reflecting Bell Ave and how parking and traffic would not have adequate space.  While there may 

be some walking, he contends we live in a cold and wintery Montana and most people will drive.  He has no 

objection to growth and development and Monad is the better access. 

 

Vicki Dunaway, 112 Legends Way 

She has much concern about the traffic impact this will have on Legends Way.  Legends Way is the most 

direct route north and was never intended to be a thoroughfare. 

 

Rebuttal 

 

Rick Leuthold, Agent, Sanderson Stewart, 1300 Transtech Way 

Developments have requirements by the City for Park ground.  This particular project does not require a 

park.  He recommends contacting the Parks Department.  Access ways were developed for interconnectivity, 

it can be revised.  Stormwater control is the Banister Drain.  There are many chemicals and debris going 

there.  Stormwater requirements will be met as required by the DEQ.  Permanent residents and 

transient/rental properties demographics are changing.  These persons want to rent and change later.  These 

are rentals with upstanding citizens choosing to live in high-end rentals.  Who cares for the maintenance for 

Bell Ave?  A good question.  People go the most convenient route not the most direct.  Persons in the Twin 

Pines could make it less convenient.   

 

Public Hearing closed at 6:07pm 

 

Chairman Larson asked Staff to post the 10 criteria for review on the viewing screen and asked for a motion. 

 

Commissioner McCall stated to all regarding the caring of your neighbors, traffic and safety around you.  He 

stated this is a tricky place to be and he is speaking as a land developer and homebuilder.  Many times 

surrounding neighbors were unsure if they were going to like what is being built next door.  When you live 

out on the fringe there is nothing for sure about what will be built “next door”.  Change is scary.  At the end 
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of the day, when a landowner and developer is legally doing all that is required to make use of the land, it is 

withing their right to develop their land.  Property rights in the United States of America are pretty darn 

strong.  The only way you can control what happens to the land next door is if you own it.  So, if you want 

the control it, you’d better buy it.  Hard medicine to hear.  You can not ever make everyone happy.  

Stormwater and traffic impact studies will happen. The process is good. 

 

Chairman Larson stated to fellow commisioners to please identify which items you are in opposition to if it 

applies to you.  He explained motions should be made in the affirmative.  A second puts it on the table for 

discussion. 

 

Commissioner Goss is the new kid on the block and has been in real estate for 30 years.  Zoning is put into 

affect to protect existing homeowners.  It is not the intent of the developer that is in question but the 

allowable uses in the zoning area.  Traffic is a concern.  Normally he agrees higher density is agreeable but 

where should it be put. 

 

Commissioner White is called 3-4 times a day looking for rentals.  People who want nice rentals in a nice 

neighborhood.  The price is not an object.  She would like to see more twinhomes. 

 

Commissioner McCall talked about PNDs, annexation requires more than one zoning.  The new code is 

addressing sprawling. 

 

Commissioner Larson explained he heard objections or concerns with most of the 10 criteria at this meeting. 

 

Motion 

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

approve City Zone Change 1004, with staff recommendations, based on the Traffic Impact 

Study 

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Mike Larson  X   

Daniel J. Brooks    X 

David Goss  X   

Greg McCall X    

Trina White X    

The Motion tied to Approve City Special Review 1004 with a 2-2 vote.  No recommendation to 

City Council. 

 

Other Business:  

 

Adjournment:  The meeting adjourned at 6:15PM.  
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ATTEST: To be Approved by a motion February 1, 2022. 

--Robbin Bartley, Administrative Assistant 

  

















 
Zoning Commission
Date: 02/01/2022
Title: Zone Change 1005 - 934 Lewis Ave - from CMU1 to CMU1, NX1 and MX3
Presented by: Nicole Cromwell
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning staff recommends approval and adoption of the findings of the 10 review criteria for Zone Change 1005.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
This is a zone change request from CMU1 (Corridor Mixed Use 1) to CMU1, NX1 (Mixed Residential 1) and NX3 (Mixed
Residential 3), on Parcel 1 COS 2474, an 8.02 acre parcel located at 934 Lewis Ave (Elks Lodge & Tennis Center property).
A pre application neighborhood meeting was held on December 16, 2021.

APPLICATION DATA
OWNER: Billings Elks Lodge BPOE #394
AGENT: Dave Goodridge, Goodridge Real Estate and Jeff Lee, Thrive Corporation
LEGAL DESCRIPTION: Parcel 1 of C/S 2474
ADDRESS:  934 Lewis Avenue
CURRENT ZONING: CMU1
EXISTING LAND USE:  Elks Lodge and Tennis Center
PROPOSED USE: Apartments and fitness center
SIZE OF PARCEL: 8.2 acres

Concurrent Applications: None

SURROUNDING LAND USE & ZONING
NORTH: Zoning: N2 - Mid-Century Neighborhood Residential
Land Use: Single family, 2-family and multi-family dwellings
SOUTH: Zoning: P3- Civic Campus, N1 - First Neighborhood Residential, NX2 - Mixed Residential 2  
Land Use: YWCA Campus, single family & two-family dwellings, Midway Townhomes
EAST: Zoning: N1 and N2
Land Use: Single family and 2-family dwellings
WEST: Zoning: NO - Neighborhood Office, NMU - Neighborhood Mixed Use, NX3 - Mixed Residential 3
Land Use: Accountant office, Apex Fitness, The Art of Play children's center, Family Support Network, Stoneridge
Apartments

The Elks Lodge, in the heart of the Mid-town neighborhoods of Billings, put its property up for sale in 2019. Membership in
the lodge was not robust and declining revenues from the facility required the sale of the property. The lodge itself will
move to another smaller location. The lodge has filed for bankruptcy protection. A buyer, Thrive Corporation from Utah,
has come forward and proposed to build residential apartments and re-use the entire property for new development.

Prior to the zoning update in 2021, the property was partially zoned Residential 7,000 (R-70) and partly Community
Commercial. The north 200 feet was zoned R-70 and the eastern 100 feet was also zoned R-70. The remaining five acres of
Community Commercial took up the southwest portion of the property. During the map update in 2021, the parcel was
zoned as CMU1 to better match the current and future uses of the land. The parcel has received previous approvals to have
on-premise liquor service and events and gatherings were held in the Elks Lodge building. The Elks Lodge was built here in
1967. About 10 years ago, a tennis center was constructed in partnership with the local tennis association. The plan is to
leave this large recreational facility in place and re-purpose it if possible as an amenity for the new residents and for the
community.

The current zoning of CMU1 requires a mixed use building for any residential development. Single family, two-family or
multi-family dwellings would have to be within a building with a ground floor commercial use. The proposed zoning keeps
the CMU1 zoning around the tennis center (~1. 5 acres), and down-zones the remaining 6.5 acres to NX1(1 to 4-family
dwellings - ~ 2acres) on the Lewis Avenue frontage and NX3 in the southwest 4.5 acres of the property. A Master Site Plan
approval will be required for the new residential development. This will include adjacent street improvements and on-site
improvements to accommodate the development. The developer is financially responsible for these improvements. No



adjacent owners will be asked or required to participate in improvements required to accommodate this development.

STAKEHOLDERS
The applicant conducted a pre application neighborhood meeting as required on December 16, 2021 at the Elks Lodge.
Twelve surrounding owners or interested citizens attended the pre app meeting. There were questions on tenancy of the
proposed units (unit-owned or developer-owned), the development of 10th St West to be a complete street, the number of
dwellings units (200-250 estimated) and the type of units allowed in the NX1 zone district. The pre-app meeting notes are
included as an attachment. In addition, Planning staff received a few phone inquiries from surrounding owners about the
zone change process and how to participate. One owner asked for information on filing a valid protest petition. No written
communication from surrounding owners has been received at the time of the staff report.

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1005; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1005; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request.

FISCAL EFFECTS
Approval or denial of the proposed zone change will not have an effect on the Planning Division budget.
 

SUMMARY
Before making a recommendation to the City Council, the Zoning Commission shall consider the following findings of the
ten review criteria: 

1) Is the new zoning designed in accordance with the Growth Policy? 
The proposed zone change is consistent with the following guidelines of the 2016 Growth Policy and the Central Terry
Neighborhood Plan (1999): 

The Central Terry Neighborhood Plan goals and objectives stated the need to locate compatible uses and offer a range of
housing choices and development densities. The Central Terry Neighborhood Plan was written when the task force area was
much smaller and did not necessarily include this specific area. However, some of the stated goals of the neighborhood plan
related to housing and land uses are applicable to this major in-fill/re-fill development proposal. The proposed down-
zoning is responsive to the need to not allow commercial or non-residential uses to interfere with the existing residential
neighborhood patterns. The NX1 proposed for the Lewis Avenue frontage will match the similar type of development on the
north side of Lewis that has single-family, two-family and multi-family dwellings. The NX3 zoning for the southwest corner
of the property matches the zoning and development on the west side of 10th St W (Stoneridge Apartments). The P3-Civic
Campus for the YWCA to the south will be compatible with the proposed uses in the NX3 zone. Reducing the CMU1 zone to
just contain the existing tennis center, will allow this recreational facility to be re-used or re-purposed as an amenity for the
new development and the neighborhood. 

The proposed amendment is also in line with the adopted 2016 Growth Policy goals for: 
Strong Neighborhoods:

Zoning regulations that allow a mixture of housing types provide housing options for all age groups and income levels
Walkable neighborhoods that permit convenient destinations such as neighborhood services, open space, parks,
schools and public gathering spaces foster health, goodwill and social interaction
Safe and livable neighborhoods can be achieved through subdivision design that focuses on complete streets,
pedestrian-scale street lights, street trees and walkable access to public spaces
Neighborhoods that are safe and attractive and provide essential services are much desired
Implementation of the Infill Policy is important to encourage development of underutilized properties

Home Base:

A mix of housing types that meet the needs of a diverse population is important
The Housing Needs Assessment is an important tool to ensure Billings recognizes and meets the demands of future
development
Common to all types of housing choices is the desire to live in surroundings that are affordable, healthy and safe
Planning and construction of interconnected sidewalks and trails are important to the economy and livability of
Billings



Public safety and emergency service response are critical to the well-being of Billings' residents
Homes that are safe and sound support a healthy community

Prosperity:

Predictable, reasonable City taxes and assessments are important to Billings' taxpayers

This area of Billings has attracted some new developments over the past decade including the new Midway Townhomes
project to the south and west, and new townhomes (4-unit dwellings) on Wyoming Avenue. The YWCA has also invested in
housing to support women and their families transitioning to independent living. There are additional in-fill/re-fill
opportunities in the area including some vacant residential lots to the south and west, the Shrine property on Broadwater
Avenue, and other property that is ready for a "second" cycle of development. Many of the non-residential buildings in the
area are reaching an expected life span of 50-70 years. These properties will be re-developed or re-purposed in the coming
decades. 

2) Is the new zoning designed to secure from fire and other dangers? 
The zoning requires build-to zones, setbacks, open and landscaped areas and building separations. The proposed zoning is
designed to secure the development from fire and other dangers. 

3) Whether the new zoning will promote public health, public safety and general welfare? 
Public health and public safety will be promoted by the proposed change. Approval of the overall zoning plan will provide
more certainty both for the property owner and the surrounding owners. Completing incomplete city streets and
infrastructure is beneficial to the general welfare. 

4) Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirement? 

Transportation: The applicant will need to develop a traffic impact study and will need to coordinate with the city
Engineering Division. The type of traffic generated (or was generated) by the Elks Lodge facility is very different from the
day-to-day traffic of a residential neighborhood. Event-type traffic can bring several hundred vehicles to the location in a
short period of time. Lewis Avenue is designated a collector street and currently handles about 5,000 vehicle trips per day.
Collector Roads are intended to carry more vehicles than a local street. Specifically, collector roadways collect traffic from
the locals streets and link them to arterial roadways. Collector roads are intended to handle lower volumes of traffic, at
slower speeds, than an arterial, but are more robust than local streets. These collectors may provide direct residential access.
On this section of Lewis, bicycles share the road with vehicles and parked cars. Further west, there is an on-street bike lane
and limited on-street parking. In addition to Lewis, the property is adjacent to 9th Avenue, 10th Avenue and Yellowstone
Avenue. These are all considered local streets. Tenth Street does not have full right of way and lacks some improvements.
Yellowstone Avenue also lacks improvements. Public improvements for all of the streets around the property required by
this development will be evaluated by the Public Works department during site plan review. 

The tennis center is estimated to generate a maximum of 1,240 trips per day. Multi-family developments can generate
between 5 and 8 trips per dwelling unit or about half the number of trips a single family development generates per dwelling
unit. A traffic impact study is never required at the time of zoning determinations. This is due to the cost of such study
based on uncertain numbers of new dwelling units or intensity of development. One will be required prior to development
and will include potential impacts and mitigations for adjacent streets, and street intersections. The mitigation, as
determined by the city engineer, will be the responsibility of the developer. 

Water and Sewer: The City will provide water and sewer to the property. There will be no additional impacts to the system
from the proposed changes. 

Schools and Parks: Schools and parks may be effected by the proposed zone change and development of a new in-fill city
neighborhood. Any new children in the development will attend Broadwater Elementary School, Lewis and Clark Middle
School and Senior High School. SD #2 did not provide any comments. 
 
Fire and Police: The subject property is served by city public safety services. The Police and Fire Departments had no
concerns with the zone change.

5) Will the new zoning provide adequate light and air?
The proposed zoning provides for sufficient setbacks and building separations to allow for adequate separation between
structures and adequate light and air.

6) Will the new zoning effect motorized and non-motorized transportation?
Non-motorized travel -- walking and biking -- is an essential part of this area of Billings. There are some deficiencies in the



surrounding road network including half-built or under-built roads. Connecting this property to a full mobility network will
be essential. Completion of the roadway and walking infrastructure usually only happens with new development. The
property is within walking distance to Grand Avenue (1/4-mile north) and Broadwater Avenue (2 blocks south) - two major
commercial corridors connecting to the rest of Billings. Fixed bus routes on MET transit are available on Grand and
Broadwater. Lewis Avenue is a major bikeway corridor connecting this property to the downtown core.

7) Will the new zoning will promote compatible urban growth?
The proposed down-zoning from CMU1 to the NX1 and the NX3 zone districts is compatible with urban growth and the
provision of city level services to the new residents. The proposed zone district boundaries are consistent with the urban
growth in this area and will be compatible with the surrounding neighborhoods. The CMU1 zone can allow up to a 4-story
structure with ground-floor commercial uses and 3 stories of apartment above. The proposed NX1 zoning for the Lewis
Avenue frontage will be height limited to 27 feet, and all garages will be rear-loading to allow a compatible residential
frontage. The NX3 zone can allow taller structures - up to 4 stories - but also requires rear loading garages or surface
parking/detached garages to the rear of a building space. The NX3 also requires provision of some usable open space for
each 3 acres of development. The NX3 zone is not across the street from any single-family or two-family zone districts.

8) Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
The proposed zoning does consider the character of the district and the suitability of the property for the proposed use. This
area between Lewis Avenue and Broadwater is an under-developed are of the Central Terry Neighborhood. Geographic
challenges are in the area including Spring Creek, a large underground drain and dramatic changes in topography from
north to south. The property is suitable for the proposed uses for multi-family development.

9) Will the new zoning conserve the value of buildings?
The property has an older structure that will be difficult to re-purpose as is. The new zoning will place this building in a
zone that does not allow the use by right. It will become legally non-conforming. The buyer does not intend to keep this
structure. The newer tennis center will be in the remaining area of the CMU1 zone district. This will preserve the value of
this building. Approval of the zone change will provide certainty for the intended development to surrounding landowners
and may help to maintain property values of adjacent buildings. In general, new construction tends to raise surrounding
property and building values.

10) Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed down-zoning from CMU1 to NX1 and NX3 for 6.5 acres of the 8-acre parcel will encourage the most
appropriate use of this land in Billings.
 

Attachments
Exparte BZC 1005
Zoning Map and Site photos
Proposed zoning Plan
Application and Pre app meeting
Applicant Letter
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Zoning Commission
Date: 02/01/2022
Title: Zone Change 1006 - 1204 Howard from N1 to NX1
Presented by: Karen Husman
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning staff recommends approval and adoption of the findings of the 10 review criteria for Zone Change 1006.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
City Zone Change 1006 -- 1204 Howard Ave -- from N1 to NX1 - A zone change request from N1 (First Neighborhood Residential) to
NX1 (Mixed Residential 1), on Block 2, Lots 1-2 of the West Billings Heights Subdivision, a 7,000 square foot parcel located at 1204
Howard Avenue. The purpose of the zone change is to allow the existing duplex to be modified into a 4-unit structure. A pre application
neighborhood meeting was held on December 18, 2021.
Presented by Karen Husman, Planner I

APPLICATION DATA
OWNER: Ashley Delp
LEGAL DESCRIPTION: Block 2, Lots 1-2 of the West Billings Heights Subdivision
CURRENT ZONING:  N1
EXISTING LAND USE:  One two-unit dwelling and one single family dwelling
PROPOSED USE:  Residential multi-family (increase units in duplex to make a 4-unit dwelling)
SIZE OF PARCEL: 7,000 sf

CONCURRENT APPLICATIONS:
None 

SURROUNDING ZONING AND LAND USE:
NORTH: Zoning: N1 & NX2 
Land Use: Residential single family & a 4-unit dwelling 
SOUTH: Zoning: N2 
Land Use: Residential single family (2 single family dwellings) 
EAST:  Zoning: NX1 
Land Use: Residential multi-family (3-unit dwelling) 
WEST: Zoning: N1 
Land Use: Residential (2 single family dwellings)

The proposed zoning would allow an existing duplex dwelling to use the basement area to add two units, creating a 4-unit dwelling on
the property along with the existing single family dwelling. This will provide additional affordable housing choices without increasing
the footprint of the existing structures.  There are other similar multi unit properties in the area and throughout this neighborhood,
including two 4-unit dwellings on the northeast corner of 12th St West and Howard Avenue. The property east across 12th Street West is
zoned NX1 and has a multi-unit building. A Master Site Plan review will be required with the increase in dwelling units, the applicant is
prepared to provide additional off-street parking. The additional units will have egress windows added for safety as required by building
code, and the new units will meet all other requirements for building and fire codes.  
 

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1006; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1006; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request.

FISCAL EFFECTS
Approval or denial of the proposed zone change will not have an effect on the Planning Division budget.

SUMMARY

Prior to any recommendation to the City Council, the Zoning Commission shall consider the following:

1. Is the new zoning designed in accordance with the Growth Policy?
The proposed zone change does conform to the following guidelines of the 2016 Growth Policy:



The proposed zone change does conform to the following guidelines of the 2016 Growth Policy:
Strong Neighborhoods:

Zoning regulations that allow a mixture of housing types provide housing options for all age groups and income levels
Neighborhoods that are safe and attractive and provide essential services are much desired

Home Base:

A mix of housing types that meet the needs of a diverse population is important
The Housing Needs Assessment is an important tool to ensure Billings recognizes and meets the demands of future development
Common to all types of housing choices is the desire to live in surroundings that are affordable, healthy and safe

The proposed zoning would allow an existing duplex dwelling to use the basement to add two units, creating a 4-unit dwelling on the
property along with the existing single family dwelling. The proposed zone is consistent with the City's Growth Policy and increases
density without adding a large demand on city services.  This will provide additional affordable housing choices without increasing the
footprint of the existing structures.

2. Is the new zoning designed to secure from fire and other dangers?
The new zoning requires minimum build-to zones, open and landscaped areas, and building separations. The new zoning, as do all
zoning districts, provides adequate building separations and density limits to provide security from fire and other dangers.  The existing
structure footprints will not be expanded so current setbacks and building separation will not be reduced.

3. Whether the new zoning will promote public health, public safety and general welfare?
Public health and public safety will be promoted by the proposed zoning. The existing parcel has already been developed and used for
as a two-family residence and for a single family residence since they were built in the 1930's.  A zoning of NX1 is required to have
more than 2 attached dwelling units. The proposed zoning would allow the owner to acquire a rebuild letter under the new zoning after
converting the basement into two more dwelling units. This will also allow the owner to reduce the risk associated with insuring the
property and investing in property improvements. The proposed zoning (NX1) would allow the owner to ensure development is not
intrusive to neighboring property, and still allow compatible uses with the adjacent N1 and the NX1 zoning.

4. Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public requirement?
Transportation:    The proposed zoning will have little impact on the surrounding transportation systems.
Water and Sewer: The property has City water and sewer services.
Schools and Parks:     Schools and parks should not be significantly affected by the proposed zone change, this will depend on the new
tenants.
Fire and Police:    The subject property is served by city public safety services. The Police and Fire Departments had no concerns with
the zone change.

5. Will the new zoning provide adequate light and air?
The proposed zoning provides for sufficient setbacks to allow for adequate separation between structures and adequate light and air.

6. Will the new zoning effect motorized and non-motorized transportation?
The new zoning will have little effect on vehicle and pedestrian traffic, although additional off-street parking for the added units will be
provided.

7. Will the new zoning promote compatible urban growth?
The proposed zoning is compatible with the adjacent zoning and existing urban growth in the vicinity. The proposed zoning will allow
an existing structure to become conforming to the NX1 zone district as a four dwelling unit structure.

8. Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
The proposed zoning does consider the character of the district and the suitability of the property for the proposed use. The proposed
zoning will allow expansion of an existing residential use, without increasing the footprint of the structure. There are other multi unit
properties in the area.

9. Will the new zoning conserve the value of buildings?
The new zoning is not expected to alter the value of any buildings in the area. Any development of the property will need to meet the site
development requirements in the zoning code, including landscaping, screening, building heights and setbacks.  A Master Site Plan will
be required with the remodel and additional dwelling units.

10. Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed zoning will allow an existing structure to be rebuilt as a 4-unit dwelling if it were destroyed.  This is an appropriate
location for the zoning to allow additional density that is compatible with adjacent uses.  The parcel directly across 12th Street West is
currently NX1 and has a multi unit residential structure.

Attachments
Zoning Map & Site Photos
Application & Applicant Letter
Preapplication Meeting Held



Preapplication Meeting Held
Zoning History



Zoning Map & Site Photos 
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Looking from the intersection south west toward the property 

  



 
 



 

 



 
  







 
 



     

SUBJECT PROPERTY Zone Change  DATE FOR APPROVED (Y/N) ADDITIONAL DATA 

1204 Howard Ave None     

SURROUNDING 

PROPERTY 

Zone Change  DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

Broadwater Sub Blk 4, Lt 

8-18 

ZC # 314 4/6/81 
R60 – RMF-R 

N Denied 

Broadwater Sub Blk 16, Lt 

1 & 2 

ZC # 417 12/12/83 R60 to NC N Denied 

Keirle Sub, Blk 8, Lt 11-15 ZC # 320 6/8/81 
R60 to Public 

Y 3rd FIling 

Keirle Sub, Blk 5 Lt 1&2 ZC # 340 11/23/81 
R72 to R60 

N Denied 

Glenn Sub, Lt 8-14 ZC # 43? 11/27/73 
      CC to R60 

Y 
2nd filing 

Ross Sub, Blk 1, Lt 13-24 ZC # 270 10/22/79 R60 to RP Y  

1107 Alderson Ave ZC # 8 3/26/1973 
R60 to RMF-R 

Y 
Apt Building 

940 Avenue B 
ZC # 53 4/22/1974 

R-60 to RMF-R 
Y 

Renovation of MF 

130 Prickett Ln 
ZC # 733 07/26/2004 R60 to RMF N 

Denied 

1545 Hawthorne Ln 
ZC # 936 07/17/2015 R50 to RMF-R Withdrawn 

Applicant Withdrew 



 
Zoning Commission
Date: 02/01/2022
Title: Zone Change 1007- Emma Jean Heights
Presented by: Karen Husman
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning staff recommends approval of Zone Change 1007 and adoption of the findings of the 10 review criteria.
 

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
City Zone Change 1007 -- Emma Jean Heights -- from N2 to N3 - A zone change request from N2 (Mid-century
Neighborhood Residential) to N3 (Suburban Neighborhood Residential), on 51 parcels in the Emma Jean Heights
Subdivision located off Bitterroot Dr. A pre application neighborhood meeting was held on December 11, 2021. 

APPLICATION DATA 
OWNER: Chamberlain Construction, Charlie Felton, Felton Associates, Rodney & Mary Giesler, Jerry & Sandra Stoltenberg,
Livelynye, LLC., Brent & Krista Montague, Kenneth & Denise Roesch, Green Jeans, LLC 
AGENT:  Charlie Felton & Kerry Martinson 
LEGAL DESCRIPTION: Emma Jean Heights Sub. 1st Filing, Block 2, Lots 12-15, Emma Jean Heights Sub 2nd, Block 4, Lot
1,Block 9, Lots 10 & 11,1 Block 10, Lots 10 & 11, Block 19, Lot 1,  Emma Jean Heights Sub 4th filing, Block 8, Lots 1-20,
Block 9, Lots 12-20, Block 10, Lots 1-9, Block 11, Lot 4, Block 13, Lots 2-14 
ADDRESS: Multiple 
CURRENT ZONING: N2   
EXISTING LAND USE: Residential single family and vacant lots 
PROPOSED USE: Residential single family 
SIZE OF PARCEL:  Multiple 

CONCURRENT APPLICATIONS 
Several pending Building Permit applications for new construction 

SURROUNDING LAND USE & ZONING 
NORTH: Zoning: N2/N3 
Land Use: Residential 
SOUTH: Zoning: N2/N3 
Land Use:  Residential 
EAST: Zoning: N2/N3 
Land Use: Residential 
WEST: Zoning: N2/N3 
Land Use: Residential 

STAFF REVIEW 
This is a zone change request to change from N2 to N3. The proposed zoning would update the properties within the Emma
Jean Heights Subdivision from a mixture of N2 - a zone that allows 1 and two family dwellings - to N3 - a zone that only
allows single family dwellings. Both zone districts allow single family dwellings on individual lots.  The N2 zone district
was included in Project Recode map update for these parcels in an effort to keep the existing development moving forward
with the same allowed uses as the previous Residential 7,000 (R-70) zone district. The previous R-70 zoning and the N2
zoning both allow single family dwellings as well as 2-unit dwellings.  Planning Staff chose the N2 zone district as it closely
resembled the previous zone (Residential-7000). The applicants are requesting the change to N3 for the undeveloped



parcels as these current owners only intend to build single family dwellings, and to clarify the recently constructed single
family homes that do not meet the N2 district requirements. During the transition from the previous zoning to the new
zoning code, there have been a few building permits that were approved under the previous code and are now
nonconforming under the N2 zone district.  The change to N3 would bring the nonconforming structures into conformance.
The zone change will also allow the developer to use existing house plans for the remainder of parcels in this portion of
Emma Jean Heights Subdivision. 

Project Recode was widely publicized and all property owners, developers and task forces were encouraged to attend the
neighborhood meetings and public meetings to voice their opinions, concerns and recommendations on the proposed
changes.  After years of preparation and numerous working group meetings developing the code, the Zoning Commission
and City Council held public hearings in the summer of 2020 through the end of the calendar year. The new zoning code
and map were adopted by the City Council on January 25, 2021. The draft maps and new maps were available online for
review and everyone was encouraged to view and comment on the changes.  During 2021 there was a transition period
allowing staff to make amendments to zoning on parcels and address minor changes or amendments that did not fit the new
designation.  The transition period ended, and these property owners are requesting a change to N3 on their properties to
continue developing the parcels in uniformity with the previous suburban single family development.  

The Planning staff has reviewed the request and is recommending approval based on the findings of the 10 review criteria.
The adjacent zoning and development is similar and will provide continuity within the subdivision and between adjacent
subdivisions. The adopted Growth Policy of Billings does support compatibility of development. The proposed zoning and
uses are conforming to the growth policy and development can occur without disrupting the existing neighborhood fabric. 
Staff received several phone calls from residents within the subdivision asking for an explanation of the zone change and
who initiated it.  Staff explained the details and the residents were satisfied and were not concerned about their own
property.

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1007; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1007; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request

FISCAL EFFECTS
Approval or denial of the proposed zone change will not have an effect on the Planning Division budget.

SUMMARY

Prior to any recommendation to the City Council, the Zoning Commission shall consider the following:

1. Is the new zoning designed in accordance with the Growth Policy?
The proposed zone change is consistent with the following guidelines of the 2016 Growth Policy:

Strong Neighborhoods:

Zoning regulations that allow a mixture of housing types provide housing options for all age groups and income levels
Neighborhoods that are safe and attractive and provide essential services are much desired

Home Base:

A mix of housing types that meet the needs of a diverse population is important
The Housing Needs Assessment is an important tool to ensure Billings recognizes and meets the demands of future
development
Common to all types of housing choices is the desire to live in surroundings that are affordable, healthy and safe

The proposed zone change is consistent with the following goals of the 2006 Billings Heights Neighborhood Plan :



To provide safe, good quality and affordable housing in the Heights.
Develop housing patterns that are compatible with existing neighborhoods.
Maintain similar housing in established neighborhoods.

2. Is the new zoning designed to secure from fire and other dangers?
The new zoning requires minimum setbacks, open and landscaped areas and building separations. The new zoning, as do all
zoning districts, provides adequate building separations and density limits to provide security from fire and other dangers.

3. Whether the new zoning will promote public health, public safety and general welfare?
Public health and public safety will not be affected by the proposed zoning. The new zone would not change the public
health, safety and general welfare status from the existing zoning.

4. Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirement?
Transportation:            The proposed zoning will not significantly increase post-development traffic volume.
Water and Sewer:         The City provides water and sewer to the property.
Schools and Parks:       Schools and parks should not be negatively affected by the proposed zoning. School population may
increase depending on the demographic of the new residents as homes are built.
Fire and Police:            The subject property is served by city public safety services. The Police and Fire Departments had no
concerns with the zone change.

5. Will the new zoning provide adequate light and air?
The proposed zoning provides for sufficient setbacks to allow for adequate separation between structures and adequate
light and air.

6. Will the new zoning effect motorized and non-motorized transportation?
The new zoning designation itself should not have any increase effect on the transportation system.  The N2 zoning may
have brought in more dwelling units under the allowed density, therefore the proposed N3 may actually have less of an
impact on the transportation system.

7. Will the new zoning promote compatible urban growth?
The new zoning does promote compatibility with urban growth. The proposed zoning will allow this subdivision to provide
single family housing compatible with most of the existing neighborhood.

8. Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
The proposed zoning does consider the character of the district and the suitability of the property for the proposed use.
Previous filings of Emma Jean Heights are built out in accordance with the N3 district. Therefore, allowing these additional
lots to be constructed in the same pattern expands the already existing character. Further, the proposed zoning will continue
to allow a housing choice that is in demand in the area and could be built in N2 or N3 zoning districts.

9. Will the new zoning conserve the value of buildings?
Both the N3 (new zone) and N2 (old zone) conserve the value of buildings and allow for single family dwellings. The
existing homes in the neighborhoods are predominantly single-family homes and some homes that have already been
constructed are built to the N3 standard. Therefore, the new zoning will not diminish the value of the existing neighborhood
or the newly zoned property.

10. Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed zoning will allow the continuance of an existing housing choice in this area of Billings Heights. Residential
uses are the most appropriate use of the land.

Attachments
Zoning Map & Site Photos
Applications
Preapplication Meeting Held
Zoning History



Zoning Map & Site Photos 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking West on Anchor 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking North at the corner of Anchor and Columbine 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking South 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

South East 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Looking West on Anchor 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

North on Columbine 

Photos submitted by applicant 

  



  



 

















































SUBJECT PROPERTY Zone Change # DATE FOR APPROVED (Y/N) ADDITIONAL DATA 

      

      

      

SURROUNDING 

PROPERTY 

Zone Change # DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

Lot 2, Block 1 Cherry Creek 

Estates  

County ZC 496 Feb 1998 A-1 to R-70 and RMH Withdrawn  

 City ZC 633 April 1998 A-1 to R-70  Withdrawn Northern lot on Wicks 

Lane 

 County ZC 506 August 1998 A-1 to R-96 Approved Riverview Estates east of 

Cherry Creek 

 County ZC 524 Dec 1999 A-1 to PD with RMH & 

Public zones 

Denied BOCC recommended 

annexation 

 County ZC 541 April 2001 A-1 to R-96 & Public Approved Subject Property 

 County ZC 543 May 2001 A-1 to RMH & Public Approved  Litigated & BOCC 

Decision Affirmed   

 County ZC 551 March 2002 Clarifying Zone 

Boundaries R-96 & 

Public  

Approved  

 City ZC 696 April 2002 A-1 to RMH, RMH to 

Public & R-96 to Public 

Withdrawn Mistaken submittal by 

agent 

 City ZC 702 July 2002 RMH & Public to  

R-96 

Denied City Council initiated 

after annexation in June 

2002 

 City ZC 703 10/6/2020 R96 to R80 Denied  

 City ZC 983 7/27/2020 P to R80 Withdrawn  

 County ZC 562 July 2003 A-1 to R-96 Approved Small area east of MHP 

 County ZC 673 March 2016 R-96 to RMH Withdrawn Subject Property 

Cherry Island Est City ZC 995 9/13/2021 RR1 to P1 & N3 y  

Bitterroot Sub, Lt 1-16, bk1 City ZC 673 9/14/98 R7 to R96 Y  

Bitterroot Heights City ZC 751 2/14/05 R7 to R7R Y  

1922 – 1950 Mary St County ZC 85 4/27/1976 R-70 to RMH Y Court reversed ZC 

1415 Yellowstone River Rd County ZC 312 1/22/1982 R-70 to Public Y Eagle Cliff Nursing 

Home 

1817 Bitterroot Dr County ZC 371 11/84 R-70 to R-60 Withdrawn Annexed 

Bitterroot Dr & Walter Rd County ZC 505 9/28/1998 R-70 to R-96 Y Multiple owners adjacent 

to Cherry Creek 

1601 – 1747 Wicks Ln City ZC 637 9/14/1998 R-70 to R-96 Y Multiple owners adjacent 

to Cherry Creek  

Caleb Park  

Hawthorne & Wicks Ln 

City ZC 761 9/20/2005 R-70 to R-50 Y Townhomes  

 



 
Zoning Commission
Date: 02/01/2022
Title: Zone Change 1009 - Zimmerman Home Place
Presented by: Nicole Cromwell
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning staff recommends approval and adoption of the findings of the 10 review criteria for Zone Change 1009.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
This is a zone change request for two lots within the Zimmerman Home Place Subdivision that are requesting annexation to
the city. The current zoning was updated from the previous County adopted zoning of Residential 7,000, Residential 5,000,
Residential 9,600, Public and Residential Multi-family-Restricted was adopted by the County in August 2016. When the
County and City updated the zoning regulations in 2020 and 2021, new zoning districts were placed on these two lots that
reflected to the maximum extent the previous zoning districts. The current zoning of these lots is N3 - Suburban
Neighborhood (1 family dwellings), NX1 - Mixed Residential (1-4 family dwellings), NX3 - Mixed Residential 3 (5 and up
attached dwellings), and P1 - Parks and Open Space. The arrangement of the current zoning districts is shown on the Zoning
Map attachment. The proposed zoning intends to eliminate the N3-Suburban Neighborhood zoning from the northern edge
of Lot 1 in Block 2 and replace it with N2 - Mid-century Neighborhood (1 and 2 family dwellings). The applicant also
proposes to re-arrange the P1 zoning to be more distributed throughout the NX3 zone district and increases the area from
2.67 acres in Lot 1, Block 2 to 4.32 acres. In Lot 1 of Block 1, the applicant proposes to eliminate the 4.79 acres of N3
zoning on the northern part of the parcel and replace it with 1.02 acres of P1 adjacent to Colton Boulevard and 3.77 acres of
NX1 zoning. This will match the southern 12.90 acres of existing NX1 zoning in Lot 1 Block 1.

APPLICATION DATA 
OWNER: Highlands ZHP Subdivision LLC, Preston Lees 
AGENT: Performance Engineering, Robert Neihart, P.E. 
LEGAL DESCRIPTION: Lot 1, Block 1 and Lot 1, Block 2, Zimmerman Home Place Subdivision 
CURRENT ZONING: N3, NX1, NX3 and P1 
EXISTING LAND USE: Agriculture 
PROPOSED USE: Mixed Residential development with 1-2 family as well as multi-family dwellings 
SIZE OF PARCEL: 36.66 acres 

CONCURRENT APPLICATIONS: 
Petition for Annexation 22-02 

SURROUNDING ZONING AND LAND USE:  
NORTH: Zoning: N3 - Suburban Neighborhood 
Land Use: 1 family dwellings
SOUTH: Zoning: RR1 (County), NMU and CMU1(City)
Land Use: Vacant land
EAST: Zoning: NO - Neighborhood Office
Land Use: Vacant
WEST: Zoning: N2 and N3
Land Use: 1 and 2 family dwellings

This area of Billings has been developing over the past 10 to 15 years following the connection of Zimmerman Trail
through the Yegen Family Grand Avenue Farm and the major reconstruction of Shiloh Road, another major north/south
connection. The Zimmerman family chose to zone the property outside the city limits in 2016, and then market the pre-
entitled property to developers who would then annex and build within the city limits. In 2017, Town Pump bought all the
commercially zoned property on the southeast corner of the subdivision and put in a new gas station, convenience food
store, liquor store and casino. The northern lots of the Zimmerman Home Place subdivision are the subject of this proposed
re-arrangement of zoning boundaries. Block 3, Lot 1 will remain in its current zone district of Neighborhood Office (NO)
and is being annexed along with Blocks 1 and 2.

Village West Subdivision (west of the subject parcels) began building out in 2005. The subdivisions to the north - Poly
Vista and Green Valley - are older subdivision that have homes built in the late 1970s through the 1980s, 1990s and 2000s.



The unit ownership development just the west of Zimmerman Trail (Icewine Drive) was built in the 2010s after the
completion of Zimmerman Trail south of Poly Drive.

Housing demand reached a high level in 2021 and the trend continues into 2022. Supply of all types of housing choices has
not kept up with the demand. At least two decades ago, local planning and growth policy documents indicated a need for
independent living units for aging residents who want to "downsize" from a maintenance heavy single family dwelling on a
large lot to unit ownership or townhomes as well as rental apartments. The 2010 Census indicated Billings, like many other
urban areas, saw a reduction in average household size to 2.3 persons. Smaller households, aging residents and the higher
costs of all housing has driven the demand for apartments, townhomes, and smaller multi-family dwellings (studios and 1-
bedroom units). Developers have made robust investments in multi-family dwelling choices in west Billings but less so in
northwest Billings. There have been more new residential developments south of Broadwater Avenue than this area to the
north. The most recent multi-family dwelling development in this area is at 41st St West and Avenue C - Wheatbaker Patio
Homes (2016). Prior to 2016, only a handful of multi-family dwellings have been built (Grand Peaks and Falcon Ridge)
north of Broadwater. There is a significant deficit of this type of housing choice in this area of West Billings.

There are challenges to an area of urban development that is on an infill property with existing development around it. This
is not meant to ensure homogenous development patterns between neighborhoods, but the development plan should include
similar and compatible zone districts, connectivity where and when needed, and recognition of similar goals for both types
of property. The 2016 Billings Growth Policy and the 2001 West Billings Neighborhood Plan goals and policies support the
proposed adjustment to the zone district boundaries. The West Billings Neighborhood Plan goals and objectives stated the
need to locate compatible uses and offer a range of housing choices and development densities. The proposed zone change
supports these goals. The 2016 Billings Growth Policy supports a broad range of housing choices, encourages more
walkable neighborhoods with connectivity to other transportation options, and building the community fabric through
urban designed public spaces. The proposed zone change supports these goals as well.
 

STAKEHOLDERS
The applicant conducted a pre-application neighborhood meeting on December 16, 2021. The requirement of annexation
stipulates a 1/4-mile notification area for surrounding owners. Over 680 individual property owners were notified of the
proposed zone change. The pre-application meeting synopsis is attached to this report. Over 30 persons attended the on-line
meeting. The Planning staff has received a few phone calls from surrounding owners regarding the process for the zone
change and participation in the hearings. No written comments have been received at the time of the staff report.

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1009; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1009; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request.

 

FISCAL EFFECTS
Approval or denial of the proposed zone change will not have an effect on the Planning Division budget.
 

SUMMARY
Before making a recommendation to the City Council, the Zoning Commission shall consider the following findings of the
ten review criteria: 

1) Is the new zoning designed in accordance with the Growth Policy? 
The proposed zone change is consistent with the following guidelines of the 2016 Growth Policy and the West Billings
Neighborhood Plan (2001): 

The West Billings Neighborhood Plan  goals and objectives stated the need to locate compatible uses and offer a range
of housing choices and development densities. The West Billings Plan adopted a number of Goals, Policies, and
Implementation Strategies. The proposed adjustment to the current zone districts and boundaries is consistent with the
following adopted Policies of Planned Growth Goal 1: Establish Development Patterns that Use Land More Efficiently

Policy A "Promote efficient utilization of land within the West Billings planning area by promoting well-designed,
more pedestrian friendly, urban development patterns with a mix of uses and an efficient, creative use of land."



Policy K "Increase residential densities within the West Billings planning area by approving requests for residential
zoning that are consistent with this plan."
Policy M "Development in the West Billings planning area shall provide for a variety of residential types and
densities."
Policy N "Medium and high-density residential development(including elderly and disabled housing) should be
located nearby and within walking distance to commercial centers, medical facilities, parks, and recreational
amenities."
Policy R "Encourage innovative land-use planning techniques to be used in building higher density and mixed-use
developments as well as infill developments."

The proposed zoning is compatible with goals of the West Billings Neighborhood Plan. The proposed zone change and
street layout will accommodate uses that are compatible in a new mixed residential neighborhood. The proposed
development will also have good access to outdoor activities and is in proximity to commercial centers and transportation
options. The proposed zoning and development will provide for a variety of housing choices that are not abundant in this
area of West Billings. The property is within walking distance to a commercial center, medical facilities, parks and a multi-
use trail system. 
The proposed amendment is also in line with the adopted 2016 Growth Policy goals for: 

Strong Neighborhoods:

Zoning regulations that allow a mixture of housing types provide housing options for all age groups and income levels
Walkable neighborhoods that permit convenient destinations such as neighborhood services, open space, parks,
schools and public gathering spaces foster health, goodwill and social interaction
Safe and livable neighborhoods can be achieved through subdivision design that focuses on complete streets,
pedestrian-scale streetlights, street trees and walkable access to public spaces
Neighborhoods that are safe and attractive and provide essential services are much desired
Implementation of the Infill Policy is important to encourage development of underutilized properties

Home Base:  
A mix of housing types that meet the needs of a diverse population is important

The Housing Needs Assessment is an important tool to ensure Billings recognizes and meets the demands of future
development
Common to all types of housing choices is the desire to live in surroundings that are affordable, healthy and safe
Planning and construction of interconnected sidewalks and trails are important to the economy and livability of
Billings
Public safety and emergency service response are critical to the well-being of Billings' residents
Homes that are safe and sound support a healthy community

The proposed layout for the property will allow the higher density housing to be located internal to the property and the
dwellings adjacent to the city neighborhoods to the north and west will be similar in choice (1 or 2 family dwellings). The
proposed P1 zoning for the north end of Block 1 is a more reasonable and predictable zoning because of the physical
limitations the ditch imposes on this parcel. (see attached maps) The proposed N2 zoning for the northern edge of Block 2
Lot 1 will allow a 1 or 2 family dwelling that will be similar and compatible to the single-family dwellings in the
subdivisions north of Colton Boulevard. The developer intends to rear-load the garage on these new homes. This will reduce
the number of driveway crossings of the multi-use trail that will be constructed on the south side of Colton Boulevard. The
development of the multi-family dwellings will be further south on the property behind this row of dwellings that face
Colton Boulevard. The proposal for several interspersed recreation areas for the new apartment residents will provide a
much-needed amenity for this area. The proposal is to zone these amenities as P1 - Parks and Open Space to provide
predictability to the final development. The NX1 zoning on Block 1 will provide an area to build a mixed residential
neighborhood with at least four options for housing. Single family dwellings, two-family dwellings or 3/4 family dwellings
are all allowed within the NX1 zone district. Similar NX1 zoned areas include the south end of Grand Peaks Subdivision, the
southwest corner of the new Sweetgrass Creek Subdivision, and some townhomes along Golden Boulevard. 

2) Is the new zoning designed to secure from fire and other dangers? 
The zoning requires minimum setbacks, open and landscaped areas and building separations. The zoning plan and street
layout within Block 2, is designed to secure the development from fire and other dangers. 

3) Whether the new zoning will promote public health, public safety and general welfare? 
Public health and public safety will be promoted by the proposed change. Approval of the adjustment to the zoning
boundaries and street layout will provide certainty both for the property owner and the surrounding owners. Annexation
and provision of public health and safety services from the city will promote the general welfare of the area. The completion
of the south half of Colton Boulevard, the multi-use trail connection from the end of 38th St W to the multi-use trail on



Zimmerman Trail, connecting Green Valley Drive and completing the utility connections will all benefit the general welfare
of the city. 

4) Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirement?

Transportation: The applicant will start the process of developing a traffic impact study and will coordinate with the
city Engineering Division. The traffic study will analyze each of the adjacent street intersections and determine if
mitigation or improvements are needed to accommodate the additional traffic. The City Engineering will determine the
required improvements. The County Subdivision Improvement Agreement (SIA) anticipated the requirement for
analysis of the traffic impact.
Water and Sewer: The City will provide water and sewer to the property. There will be no additional impacts to the
system from the proposed changes.
Schools and Parks: Schools and parks may be effected by the proposed zone change and development of a new city
neighborhood. SD #2 did not provide any comments.
Fire and Police: The subject property is served by city public safety services. The Police and Fire Departments had no
concerns with the zone change.

5) Will the new zoning provide adequate light and air?
The proposed zoning provides for sufficient setbacks to allow for adequate separation between structures and adequate
light and air.

6) Will the new zoning effect motorized and non-motorized transportation?
Non-motorized travel -- walking and biking -- is an essential part of the circulation plan both within the proposed
development and connecting to adjacent areas including the multi-use trail to be finished on Colton Boulevard and
connection to the Zimmerman Trail multi-use path, the school and park to the northwest and the commercial area and
facilities to the south and east. Pedestrian connections will be ensured through the development, and the property is close to
three fixed route MET bus lines (two on Grand and one on Poly Dr). There are no traffic counts on Zimmerman Trail
between Rimrock Road and Broadwater Avenue. Traffic counts on Poly Drive near the Zimmerman Trail intersection are
about 5,000 vehicle trips per day. Traffic counts on Grand Avenue near the Zimmerman Trail intersections are between
18,000 and 20,000 vehicle trips per day. The proposed street connections with the development will allow multiple
pathways for the new residents to enter and leave the area including Green Valley Drive and Avenue E. Green Valley Drive
will be built to a local commercial street standard (the NO zone and the CMU1 zone), and will provide the most direct
connection to Zimmerman Trail to the east (through Colton Boulevard) and Grand Avenue to the south. A traffic impact
analysis will be done prior to any development and mitigation will be required by the City Engineering Division to ensure
all existing and future street intersections are maintained in good capacity.    

7) Will the new zoning will promote compatible urban growth?
The proposed increase in the overall development density is compatible with urban growth and the provision of city level
services to the new residents. The proposed zone district boundaries are consistent with the urban growth in this area and
will be compatible with the surrounding neighborhoods.

8) Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
The proposed zoning does consider the character of the district and the suitability of the property for the proposed use. This
area between Broadwater Avenue and Rimrock Road is beginning to experience growth and development similar to areas
further south in West Billings. The city's investment in public infrastructure in the area is spurring the development of new
areas for city infill.

9) Will the new zoning conserve the value of buildings?
The property is an undeveloped agricultural parcel. Approval of the zone change will provide certainty to surrounding
landowners and may help to maintain property values of adjacent buildings.

10) Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed adjustments to the zoning boundaries will encourage the most appropriate use of this land in Billings.
 

Attachments
Zoning Map and Site Photos
Pre application meeting notes
Applicant Letter
Application Form



Applicants Zoning Exhibit
Chart of Zoning History



City Zone Change 1009 – Zimmerman Home Place    

Zoning Map and Site Photos  
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Proposed Zoning Boundary Adjustments 
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View south from Colton Boulevard 

 

View west on Colton Boulevard from intersection of Avalon Road  



 

View north across Colton Boulevard at Avalon Road 

 

View northeast across Colton Boulvard at Avalon Road 



 

View east on Colton Boulevard  

 

Intersection of Green Valley Drive at Grand Avenue 
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. Billings ZONE CHANGE PRE-APPLICATION MEETING AFFIRMATION

FLANN1NG

a smwcrs this completed form and any attachments along with a zone change application.

The owner(s), contract purchasers (if any) and agents (if any) are required to submit
5 COMMUNH Y

 

Cheék‘ one; .City. ofBillin’g'sZfine‘Ghange D Yéflowstone County Zone Change

Property Address Near the intersection of Colton Blvd. and Avenue E.

Legal Description Lot 1, Blocks 1 & 2 of Zimmerman Home Place Subdivision, 1st Filing

City Present Zoning ng - Mixed Residential 3 City Proposed Zoning? PD — Planned Development and

County Present Zoning Choose One County Propo§ed Zoning Choose One

Neighborhood Task Force Area? Westend Task Force

Task Force Chairperson Howard Holz

Required Unloads to Online Project Attachments:

0 Zone Change Pre—application Meeting Affirmation Form

0 Statement: Written description of the Zone Change Plan including square footage or acres of proposed new zoning.

0 Subject Property Map

0 Roster of persons who attended the pre-application neighborhood meeting

0 Meeting Notice and a brief synopsis of the meeting results

Affirmation:

I) The pre-application neighburhood meeting was held on: December 16, 2021

2) The zone change application is based on materials presented at rite meeting.

Recorded Owner(S) Highlands ZHP Subdivision, LLC

Owner's Address 2116 Broadwater Ave., Ste. 101, Billings, MT 59102

Owner's PhoneNumber (406)839-7661 E'ma“ preston@beartoothholding.com

Applicant/Agent Performance Engineering, Robert Neihan

Applicant/Agent's Address 608 N. 29th Street, Billings, MT 59101

406-384—0080 E-mail rob@performance-ec.com

/
rded0v"? Date .' L {7, L 2 L I

”Additional information may be required as determined by the Zoning Coordinator in order to fully evaluate the application.

 



   
ZONE CHANGE REQUEST

The undersigned as owner(s) of the following described property hereby request a

Zone Change as outlined in the Yellowstone County Regulations.

93k 6116! .‘City ot‘Billingsr‘Zone Change El Yéll0wstqne County ZoneChange

Address

 

J
WN
I‘
O/

Near the intersection of Colton Blvd. and Avenue E.

Legal Description Lot 1, Blocks 1 & 2 of Zimmerman Home Place Sub. 1st Filing

STATEMENT: Answer the following questions on a se arate document and upload to the online

project attachments.

1. In what ways is your proposal consistent with the goals and policies of the adopted Growth Policy?
Explain your need for the intended zone change and why the property cannot be used under the existing zoning.

2‘ Explain how the new zoning will fit in with the existing zoning and land uses of the immediate area.

 

RE UIRED UPLOADS OnlineA lications: ht s://services.billin smt. ov/citizenaccess/  

-—Pre—Application Statement of Owner(s) or Agent(s) affirming pre—application meeting was held, and include the
following: 1) the pre-application neighborhood meeting was held, and 2) the zone change application is based on materials
presented at the meeting. Include a copy of the meeting notice, written materials mailed or provided at the meeting, the
sign-in sheet of attendees, and a brief synopsis of the meeting results.

--Signed Application and Zone Change Statement (Zone Change questions)

--Site Plan «_yped Mailing Labels Certified Surrounding Property Owners
-—Radius Map & Certified List of Property Owners

I understand that thefilingfee accompanying this application is not refundable, that it paysfnr the cast ufprocessing, and that
the fee does not constitute a fliyment for a Zone Change. I attest that all the information eresented herein is factual and correct.

Recorded Omar“) Highlands ZHP Subdivision, LLC

Owner's Address 2116 Broadwater Ave., Ste. 101, Billings, MT 59102

Owner's Phone Number (406) 839-7661 E-mail preston@beartoothholding.com

Applicant/Agent Performance Engineering, Robert Neihart

Applicant/Agent‘s Address 608 N. 29th Street, Billings, MT 59101

Applicant/Agem‘s phone Number 406-384-0080 E-mail rob@pen‘ormance-ec.com

Signature of Recorded Owner(s) Date

     

     
  

     
   

   

     

   AUTHORITIES:P1’9ced1u-esandJR’eyiew Clité 'av for Zone ChangerequestsBillings Montana Citbede (BMGC) Section 27-1502et
seq. SEC 27-1502. AMENDMENTSTO CHAPTER. (a) General. This chapter, including the official zoning map, may be amended
only by the city council but no amendment shall be finally approved by the city council unless it has been submitted to the city zoning
commission for review and recommendation Proposals to amend this chapter, including the official zoning map, may be initiated by the
city council or by the board of planning Proposals to amend this chapter, except for the official zoning map, may also be initiated by th
city zoning commission, Before enacting an amendment to this chapter, the city council shall give public notice and hold a public
hearing thereon. Before enacting on its own motion an amendment to the official zoning map. the city council shall provide written
notification by mail of such amendment to each property owner whose name appears on the last tax record of the property subject to the
amendment, The notification shall include what the proposed amendment is, the time, date and place of the public hearing on the
proposed amendment. Such notification shall be made no less than fifteen (15) days nor more than thirty (30) days in advance of the date
of public hearing.

  

 

AUTHORITIES: Procedures and Review Criteria for Zone Change requests Unified liming Regulations Section 274508591 seq.
SEC. 27-1508. AMENDMENTS TO‘CHAPTER. (a) General. Although each zoning district is primarily intended for a predominant
type ofuse, there are a number ofuses which may or may not be appropriate in a particular district depending upon all the circumstance
of the individual case. For example, the location, nature of the proposed use, the character of the surrounding development, traffic
capacities of adjacent streets and potential environmental effects, all may indicate that the circumstances of the development should be
individually reviewedl It is the intent of this chapter to provide a system ofreview of such uses so that the community is assured that the
uses are compatible with their locations and with surrounding land uses, and will further the purpose of this chapter and the objectives of
the comprehensive plan. “Additional information may be required as determined by the Zoning Coordinator in order to fully evaluate the
a lication.   
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CMU1: COMMERCIAL MIXED USE 1

ZONING LEGEND

LEGAL DESCRIPTION

LOTS 1, BLOCKS 1 & 2, ZIMMERMAN HOME

PLACE  SUBDIVISION, 1ST FILING, IN S34,

T01N, R25E

1

2

BLOCK1, LOT 1:  770,833 SF

        17.689 ACRES

BLOCK 2, LOT 1:  826,507 SF

         18.974 ACRES

NX1: MIXED RESIDENTIAL 1

N2: MID-CENTURY RESIDENTIAL

RR3: RURAL RESIDENTIAL 3

P1: OPEN SPACE, PARKS, RECREATION

NO: NEIGHBORHOOD OFFICE

NX3: MIXED RESIDENTIAL 3

NMU: NEIGHBORHOOD MIXED USE
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SUBJECT PROPERTY Zone Change # DATE FOR APPROVED (Y/N) ADDITIONAL 

DATA 

Zimmerman Home Place 

Subdivision   

County ZC 675  August 2, 2016 A-1 to CC, NC, RP, 

Public, RMF-R, R-

50, R-70 and R-96 

Y CC & NC parcels 

annexed for Town 

Pump development 

3411 Grand Ave 

2018 

SURROUNDING 

PROPERTY 

Zone Change # DATE FOR APPROVED 

(Y/N) 

ADDITIONAL 

DATA 

Cardwell Ranch PD  986 October 26, 2020 Update to PD  Y  

E.D. King Sub 782 7/10/2006 A-1 to CC Y Country Meadow 

Apts 1997 

1501 Zimmerman Trail  807 7/9/2007 R-60-R to CC & RP Y Ace Hardware & 

Offices 

3737 Grand Ave 779 6/26/2006 RP to NC Y Multi-tenant 

office/retail 

1500 Golden Blvd 572 2/28/1994 A-1 to RMF Y Carriage Homes 

1997 

3155 Avenue C 413 10/25/1983 R-96 to RMF-R Y Aspen Meadows 

2005 

2291 Avenue C 68 8/26/1974 PD to R-60  Y Rosepark Plaza Apts 

1981 
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