
      

 
  

CITY ZONING COMMISSION
AGENDA-Tuesday, April 5, 2022 @ 4:30 p.m.
Miller Building, 1 st  Floor Conference Room
2825 3 rd  Avenue North, Billings, Montana  

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 February 1, 2022 and March 1, 2022.
 

 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 1008- Shiloh Rd and Zoo Drive  - Neighborhood PND - From A to N2, NO, and P1, using the
Planned Neighborhood Development process provided in Section 27-800 of the zoning regulations. The legal
description of the parcel is Parcel C, C/S 1100 Amended, a 20.58 acre parcel of land, near the intersection of Shiloh
Rd. and Zoo Dr. A pre-application neighborhood meeting was held on December 15th at 6:00 p.m. virtually on
Zoom. A concurrent annexation is in progress.

 

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


      

b. Zone Change 1012 - Text Amendment - Zoning Housekeeping Update - Since the adoption of Project
Re:Code, planning staff has been monitoring the codes success and providing "warranty reports" to City Council.
Since adoption staff has identified small errors in the code. These errors may be incorrect code citations, may
be contradictions, or may require clarity. This housekeeping ordinance is intended to resolve these minor errors.

 

Other Business/Announcements
 

Adjournment
 

The C ity Council has designated Monday, A pril 25, 2022, at 5:30 p.m.   as the date and time to receive the Zoning Commission
recommendation for the zone changes and hold their public hearing. The Council will conduct a public hearing for the first reading
of the ordinance on A pril 25, 2022.    If approved on first reading, a second reading public hearing w ill occur on Monday,
May 9, 2022 at 5:30 pm. 

Before taking any action on an application for a zone change , 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 zone change  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, one hundred fifty (150) feet from a lot included in a proposed change , 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 by 5:00 p.m. on the Friday preceding the first
reading of the ordinance by the C ity Council .

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


  
City Zoning Commission
Meeting Date: 04/05/2022  

Information
Subject
The minutes of the Board meeting of February 1, 2022 and March 1, 2022.

Attachments
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Zoning Commission
Date: 04/05/2022

Title: Zone Change 1008- Shiloh Rd and Zoo Drive - Neighborhood PND - From A to N2,
NO, and P1

Presented by: Karen Husman
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning Staff recommends approval and adoption of the findings of the ten review criteria for Zone Change 1008, a
Neighborhood PND zone change type from Agriculture (A) to Mid-Century Neighborhood N2), Neighborhood Office (NO) 
and Public 1 (P1). A concurrent annexation is in progress.
 

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)

Zone Change 1008 is a zone change request from Agriculture (A) to N2, NO, P1, using the Planned Neighborhood
Development process provided in Section 27-800 of the zoning regulations. The legal description of the parcel is Parcel C,
C/S 1100 Amended, a 20.58 acre parcel of land, near the intersection of Shiloh Rd. and Zoo Dr. A pre-application
neighborhood meeting was held on December 15th at 6:00 p.m. virtually on Zoom. A concurrent annexation is in progress.

This zone change request is for a new neighborhood to be developed on the west side of Shiloh Road near the intersection
with Hesper Road. This is a Neighborhood PND type that requires at least two "N" zone districts along with a 2% minimum
of Public 1 (open space). The PND process is a new zoning tool to help guide the coordination of annexation, subdivisions,
and master planning for new city neighborhoods. The previous zoning code allowed urban-type zoning districts in both the
city and the county. In many cases, developers were "pre-zoning" parcels in the county prior to annexation. This new PND
tool allows developers to process all the zoning with the City Council, phase the annexation of the property (if necessary),
and coordinate both of these processes with subdivision or master site plan review. The new tool applies a level of certainty
to all stakeholders, including the surrounding property owners. 

This zone change is for a Neighborhood PND type and includes neighborhood residential zoning (N2), Neighborhood
Office (NO) zoning and Open Space (P1) district. Initially, the developer proposed the N2 zoning on the west side of the
property with the NO on the east side with a linear P1 between the zones. In consultation with staff, an updated site plan
from what was originally submitted with the application has been provided which depicts the P1 open space along the
BBWA canal and further provides additional access to the south and connects through streets.  The PND rules do not allow
the designation of N1, N2 or N3 on an arterial street such as Shiloh Road. The NO zone does allow several uses including 1
to 4 family dwellings, live/work units, offices and some service businesses. It is not a "mixed-use" zone in our zoning
regulations because development of residential uses can be allowed without a commercial component.

APPLICATION DATA
OWNER: Shiloh Farm, LLC
AGENT:  Performance Engineering, Robert Neihart
LEGAL DESCRIPTION:  Parcel C of C/S 1100, Amended
ADDRESS: Generally located west of Shiloh Road, north of the intersection of Zoo Drive and south of Hesper Road
CURRENT ZONING: Agriculture (County) - A
EXISTING LAND USE: Agriculture - vacant land
PROPOSED USE: New city neighborhood
SIZE OF PARCEL: 20.58 Acres

CONCURRENT APPLICATIONS:
Petition for Annexation  22-01

SURROUNDING ZONING AND LAND USE:
NORTH: Zoning: Agriculture (A)
Land Use: Agriculture - vacant land
SOUTH: Zoning: Agriculture (A)
Land Use:  Agriculture - vacant land
EAST: Zoning: Heavy Commercial (CX)



Land Use: Vacant Agriculture
WEST: Zoning: Agriculture (A)
Land Use: Agriculture - vacant land

This area of Billings has experienced a great deal of growth and development in the past decade. This includes three
Planned Development zones, customized zoning for specific parcels, that include mixed uses, residential development and
medical facilities. Housing demand has reached a high level while 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 products. Developers have made
robust investments in multi-family dwelling choices north of this property along the Shiloh corridor in Lenhardt Square
already including the InterUrban and Interpointe Apartments, and the KWO Apartments. A new multi-family project is
planned for the northern piece of Lenhardt Square. Several other multi-family developments have come on-line in the last
15 years around King Avenue West and Shiloh Road including Long Beach Apartments, Affinity at Billings (age restricted),
and Hoop Dreams Apartments and condominiums. Apartments, townhomes and unit ownership housing choices are still in
high demand in Billings especially in areas close to shopping, schools and recreational opportunities.

There are challenges to an area of urban development that is on the edge of the city limits. These challenges include
ensuring the adjacent county property owners and uses are protected as much as possible from conflicts with the new urban
neighborhood residents and uses. This is not meant to ensure similarity or homogenous development patterns between the
city and county, but the development plan includes buffering, 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 Mixed Use PND. 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 and agent conducted a pre-application neighborhood meeting on December 15, 2021, and there were no
surrounding owners in attendance. The meeting was held in a virtual format. A summary of the meeting is included as an
attachment. A PND zone change process requires notification of all owners within 1/4-mile of the subject property. The list
for this zone change includes 22 owners.

As part of the PND zone change process, the applicant is also required to hold a pre-application Concept Review meeting
with city staff to address any concerns with the street layout, zone districts, access, parks, utilities and similar infrastructure
provisions. Staff was generally supportive of the proposed street layout and distribution of the zone districts, although
adjustments to the site plan were made as this memo was prepared.

Planning staff did not receive any public comments prior to completing the staff report for the zone change.

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1008; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1008; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request.

The Zoning Commission is required to make a recommendation to the City Council on this application for zone change. The
application will not proceed to the City Council without a recommendation.

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 Neighborhood PND process for the property is consistent with the following
adopted Policies of Planned Growth
Goal 1: Establish Development Patterns that Use Land More Efficiently;
Policy R "Encourage innovative land-use planning techniques to be used in building higher density and mixed-use
developments as well as infill developments." It should be noted this goal is twofold, it addresses both higher density uses
and infill. Neither are exclusive to one another. This project is not an example of infill, though services are nearby. This
goal is referenced solely because of its reference to encouraging uses of land that aid in building high density
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 mixed-residential environment. The proposed development
will also have good access to outdoor activities and is in proximity to developing commercial activity and transportation
options.

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.

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 or low-impact commercial development to be
located adjacent to the arterial street frontage to make the most effective use of this valuable street frontage. Developing the
N2 neighborhood to the west and the NO district to the east will allow a mixture of housing types with a buffer of P1
between the two.  The NO will also allow a low impact type of commercial development along with the residential choices. 

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 assembly and
street layout 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?
Approval of the overall zoning plan 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.

4) Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirement?
Transportation:  The new zoning is located along an existing MET route which services the west end of Billings.
Water and Sewer:  The City will provide water and sewer to the property. There will be no significant or unexpected
impacts to the system from the proposed changes. The City has anticipated growth and the impact on City infrastructure to
both water and sewer.
Schools and Parks:  Schools and parks may be effected by the proposed zone change and development of a new city
neighborhood depending on the potential tenants. 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. The proposal includes developing a mixture of housing opportunities with open space and park areas located
throughout the project providing adequate light and air.  All new construction will align with new building and zoning
codes which ensure that setbacks and proper spacing ensures light and air within the development.

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. Pedestrian connections will be ensured through the development. The
proposed project will have some impact on the motorized transportation system in the area as it was historically agricultural
property. The developer has begun the process of coordinating with the City of Billings and MDT for completion of a traffic
study to be submitted at the time of master site submittal. The development will have a positive impact on non
motorized transportation as it will connect to multi-use paths along Shiloh Road.

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 project is similar in zoning to the surrounding proposed developments. By
including medium density NO zoning along Shiloh Road and placing the N2 on the interior of the development the plan is
intended to align with the desired higher density zoning along arterial streets.

8) Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
The proposed development continues the character of the district while also providing diversification in housing options.
Currently, the new development in the area is primarily commercial.  When developed this parcel will add a mix of housing
options to the area and add diversity to this part of Billings.

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. Additionally, properties that are in the outlying
county area may be more attractive with the possibility of City services as they are closer and more available due to the
annexation and development of the property. 

10) Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed Neighborhood PND zone change process with N2, NO and Public 1 zoning will encourage the most
appropriate use of this land in Billings. The proposed development is located on the western border of the City limits and is
within the annexation area.  The proposed zoning meets the intent of the zoning code close to major intersections.
 

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



Zoning Map & Site Photos 
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SUBJECT PROPERTY Application DATE FOR APPROVED (Y/N) ADDITIONAL DATA 

 None 2021   Previous zone = A-1  

Updated zone = A 

SURROUNDING 

PROPERTY 

Application DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

5640 Grand Ave City ZC 942 1/13/16 A-1 to Public Y For a New School 

CS 3618 City SR 941 5/9/16 Church Y LDS Meeting House 

Sunny Cove FF Lots 101 & 

124 

City ZC 729 5/10/04 A-1 to R-96 & R70 Y  

Sunny Cove FF Lot 65A City ZC 734 7/12/04 A1 to R-70 Y  

CS 1323 Tr 1&2 & CS 1815 

Tract 1 

City ZC 803 5/14/07 A-1 to R-150 Y For Cottonwood Park 

Cottonwood Grove City ZC 734  

Annex  

2/28/05 A-1 to R-70 Y  

Mont Vista Sub City ZC 851 7/13/09 PD Y  

MK Sub City ZC 925  9/22/2014 NC to CC  Y The Den 

Daybreak Sub City ZC 920 5/26/2014 A-1 to R-60 Y  

Grand Peaks Sub City ZC 938 8/24/2015 R-96 to R-70 Y  

Silver Creek Estates City ZC 940 11/23/2015 R-96 to R-70 Y  

Copper Ridge City ZC 960 8/28/2017 Un-zoned to R-70 and R-50 Y  

Coal Creek Sub City ZC 961 1/8/2018 RP to CC  Y  

Hawk Creek  City ZC 971 12/17/2018 NC to PD-NC Y Diamond X Brewing 

Sweetgrass Creek City ZC 998 10/11/2021 A to MR-PND with  to N1, 

N2, N3, NX1 and P1  

Y Sweetgrass Creek 

Subdivision 

Buffalo Crossing City ZC 1011 2/24/22 RR3 to PND (N2, N3, P1) Y CS 2735 

 







 



 
Zoning Commission
Date: 04/05/2022
Title: Zone Change 1012 - Text Amendment - Zoning Housekeeping Update
Presented by: Nicole Cromwell
Department: Planning & Community Services
Presentation: Yes

Information
RECOMMENDATION
Planning staff recommends the Zoning Commission forward a recommendation of approval for Zone Change 1012, the
housekeeping amendments to the new zoning code.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
Since the adoption of Project Re:Code, planning staff has been monitoring the codes success and providing "warranty
reports" to City Council. Since adoption staff has identified small errors in the code. These errors may be incorrect code
citations, may be contradictions, or may require clarity. This housekeeping ordinance is intended to resolve these minor
errors. The housekeeping ordinance does not contemplate major changes (See the attachments for details). 

ALTERNATIVES
The City Zoning Commission may:

Forward a recommendation of approval and adoption of the findings of the ten review criteria for the text amendments
as proposed; or
Forward a recommendation of approval and adoption of the findings of the ten review criteria with changes to the
proposed text amendments; or
Forward a recommendation of approval for some of the proposed text amendments; or 
Forward a recommendation of denial and adopt different findings of the ten review criteria for the text amendments;
or
Delay action on the text amendments to the next Zoning Commission hearing date.

FISCAL EFFECTS
Approval of some or all of the text amendments to the zoning regulations will have a financial impact on the City Clerk's of
Planning Division's budget. The city contracts with Municode to incorporate changes to the city's code to ensure
consistency and accuracy. Municode charges for the city for this service. City Administration has historically distributed
these costs to departments and divisions based on the code amended. It is likely that the changes to the zoning code text will
be charged to the Planning Division. 

 

SUMMARY
Prior to making a 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 minor amendments are consistent with 2016 Growth Policy and the Project ReCode Guiding Principles:   
2016 Growth Policy:

Essential Investments (relating public and private expenditures to public values)
Place Making (Enhance, maintain, preserve, and improve existing public places)
Community Fabric (attractive, aesthetically pleasing, uniquely Billings)
Strong Neighborhoods (livable, safe, sociable and resilient neighborhoods)
Home Base (healthy, safe and diverse housing options)
Mobility and Access (transportation choices in places where goods and services are accessible to all)
Prosperity (promoting equal opportunity and economic advancement)

Project ReCode Steering Committee Guiding Principles (2019):

CLARIFY AND SIMPLIFY - All new regulations will be written in Plain English to maximize readers' ability to find
what they need, understand what they find, and use what they find to meet their needs.



REGULATE WHAT MATTERS - The regulations will have a clear alignment with community goals today while
allowing for changing goals in the future.
PRESERVE AND PROTECT THE RIGHTS OF OWNERS AND RESIDENTS - The regulations will recognize and
incorporate clear and well-defined processes that uphold property rights and access to housing choices.
PREVENT CONFLICTS - The regulations will be internally consistent and will not create direct or un-reconcilable
conflicts.
OPTIONS AND CONTEXT - The regulations will provide a range of site development options with clear criteria and
guidelines for allowing alternatives to future development as well as changes to existing neighborhoods as the
community's goals change.
MAINTAIN WHAT WE CARE ABOUT - The regulations will encourage stability of existing neighborhoods while
allowing for changes over time.
FILL THE VOID -- The regulations will consider and include land uses and combinations of land uses that have been
overlooked or not considered in the current code and methods for accommodating new use options.
PROSPERITY -- The regulations will serve to support the community's need and desire to remain regionally
competitive in the recruitment of businesses, expansion of existing business, and private investment in the economy,
all to promote job creation.

2. Is the new zoning designed to secure from fire and other dangers?
A finding for this criteria is not relevant in the context of minor adjustments to the code.
 
3. Whether the new zoning will promote public health, public safety and general welfare?
Public health and safety will be promoted through the text amendments. Clarification and correction of errors in the text will
prevent the misinterpretation or mis-application of the code as currently written. These changes will promote public health
and safety.
 
4. Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirements?
A finding for this criteria is not relevant in the context of minor adjustments to the code.

5.  Will the new zoning provide adequate light and air?
A finding for this criteria is not relevant in the context of minor adjustments to the code.

6.  Will the new zoning effect motorized and non-motorized transportation?
A finding for this criteria is not relevant in the context of minor adjustments to the code.  

7. Will the new zoning will promote compatible urban growth?
The zoning amendment promotes compatible urban growth in the areas of the City by correcting errors in the adopted code.
 
8. Does the new zoning consider the character of the district and the peculiar suitability of the property for particular uses?
A finding for this criteria is not relevant in the context of minor adjustments to the code.  

9. Will the new zoning conserve the value of buildings?
A finding for this criteria is not relevant in the context of minor adjustments to the code.  
 
10. Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
A finding for this criteria is not relevant in the context of minor adjustments to the code.  

Attachments
Zoning Ordinance



ORDINANCE 22-_______

AN ORDINANCE OF THE CITY OF BILLINGS, 
PROVIDING THE REGULATIONS IN SECTIONS 27-300, 

27-400, 27-1000, 27-1200, 27-1400, 27-1600 AND 27-1800, 
BE AMENDED TO CORRECT ERRORS, CROSS 
REFERENCES, OMMISSIONS AND TO PROVIDE 

CLARIFICATION OF THE REGULATIONS

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BILLINGS THAT:

Section 1. RECITALS. Title 76, Chapter 2, Part 3, MCA, and Sections 27-302 and 27-
1502, BMCC, provide for amendment to the City Regulations from time to time.  The City 
Zoning Commission and staff have reviewed the proposed corrections and clarifications to 
the zoning regulations that pertain to all the real property within the City of Billings.  The 
Zoning Commission and staff have considered the ten (10) criteria required by Title 76, 
Chapter 2, Part 3, MCA.  The recommendations of the Zoning Commission and staff have 
been submitted to the City Council, and the City Council, in due deliberation, has considered 
the ten (10) criteria required by state law.  

Section 2. DESCRIPTION. Sections 27-300 – Neighborhood Residential Districts, 
27-400 – Commercial and Mixed Use Districts, 27-1000 – Uses and Use Standards, 27-
1200 - Landscaping, 27-1400 – Signs, 27-1600 – Administration and 27-1800 –
Measurements and Definitions, have been found to contain errors unrelated to the 
substance of the zoning regulations. Correction of these errors through an ordinance will 
make the regulations clearer and provide for accurate administration of the code.

Section 3. ZONE REGULATION AMENDMENTS.

(a) Table 27-300.3 (N1) – A.10- Permitted Driveway Access Location, Table 27-
300.4 A.2 – Maximum Front Building Width, Table 27-300.6 (NX1) A.10 –
Permitted Driveway Access Location, 27-300.7 A.2 Maximum Building 
Width and A.10  - Permitted Driveway Access Location (NX2/NX3). Edit the 
language as follows for each Table:

Table 27-300.3 - A

10 
Permitted Driveway 
Access Location 

Alley, side street if no alley Any

Rear, side, or street-side façade; front façade allowed 
maximum of no more than 40% of the facade 

See BMCC Section 6-1200 
for driveway access. 

11 
Attached Garage 
Entrance Location 



Table 27-300.4 – A

2 Maximum Front Building Width (feet) 80 110 per principal building 

12
Principal Building:

Maximum Height                    
(stories)

1.5; 2 stories maximum 60% of footprint except 
as provided in subsection 27-305.D

Maximum Height 
(feet)

27

(insert table break)

Table 27-300.6 - A

10 
Permitted Driveway 
Access Location 

Alley, side street; front street if no side 
street is available Any

See BMCC Section 6-1200 for driveway 
access standards. 

Table 27-300.7- A

Multi-Unit Building Side-by-Side Units REFERENCES

2 
Maximum Building 
Width (feet) 

16 feet per ground 
floor unit 

8 units/172 feet on any 
frontage 

See 27-307.D for fee simple row 
building units. 

10 
Permitted Driveway Access 
Location 

Alley, side street; front street if no side 
street is available Any

See BMCC Section 6-1200 for 
driveway standards. 

(b) Section 27-303.I – Yard Treatment is amended by deleting the subsection 
in its entirety and renumbering the following sections I. and J. 

I. Yard treatment. Build-to zones, and front, side and rear yards shall be a minimum of 
sixty (60) percent landscape area. 

Re-number the following sections J. I. Front entrances and K. J. Arterial setbacks 



(c) Section 27-409 – Table 27-400.6 Site and Structure Regulations for CX 
district be amended to add diagram letters in the first column as 
follows:

REFERENCES

A. BUILDING SITING

q 1 Maximum Building Coverage (%) 50 

w 2 Front Setback (feet) 20 minimum See subsection 27-403.K for 
arterial setback regulations. 

e 3 Street-Side Setback (feet) 10 minimum 

r 4 Side Setback (feet) 0; 10 minimum if abutting N, NX 
or RMH district 

t 5 Rear Setback (feet) 10 minimum; 0 if abutting an 
alley 

B. PARKING SITING

y 6 Surface or Accessory Parking 
Yard Location 

Side or Rear 

u 7 Loading Location Rear, Interior Side 

i 8 Permitted Driveway Access 
Location 

See section 27-1305 for driveway 
access locations 

C. HEIGHT

o Overall: Maximum Height (feet) 60 

(d) Section 27-603.B. is amended as follows:

B. I1 I2: Heavy industrial dimensions. Development in heavy industrial district shall 
comply with the following: 

(e) Section 27-1006.C.1 is amended as follows:

C. Personal self-service storage. 
1. Generally applicable standards. Standards listed in subsections e, f and g are not 
applicable to the CX, I1 or I2 zone districts. Subsections a through d apply in all zone 
districts.
(a) No business activity other than rental of storage units shall be conducted within a 
self-service storage unit. 



(b) In CMU1, CMU2, and EBURD-CW, individual self-storage units, unit doors, loading 
areas or other service areas shall be screened from a public right-of-way and any 
adjacent non-industrial districts. 
(c) Security fencing or gates shall be located behind any required landscaping area. 
(d) Security gates shall be located so that two (2) vehicles awaiting entry do not stack 
into the public right-of-way or any pedestrian path. This may be reduced to one vehicle 
for facilities with fewer than twenty-five (25) units or where security gates are only 
locked outside of normal business hours. 
(e) Exterior doors serving individual units shall not be oriented towards a public right-of-
way unless located behind other structures. 
(f) Individual units accessed from outdoors shall be located at least one hundred (100) 
feet from a front or street side property line. 
(g) No self-service storage facility shall exceed three (3) acres in size. 

(f) Section 27-1007.C.6(b)(3) is amended as follows: 

(b) New support structures and major modifications shall be considered as follows: 
(1) Stealth communication facilities shall be permitted as an allowed use in all 
commercial zoning districts. 
(2) Antenna support structures shall be permitted as an allowed use in all commercial 
and mixed-use zoning districts when located on school, government-owned utility, and 
other government sites. Proposed antennas or antenna support structures that are 
contrary to this section must be requested through the special review process. 
(3) Antenna support structures and antennas located in NO, NC, and DX that do not 
meet the requirements of subsection 7(b)(1) or 7(b)(2) 6(b)(1) or 6(b)(2) shall be 
required to obtain special review approval. Wireless communication facility tower farms 
are not allowed in these zoning districts. 

(g) Sections 27-1009.A.2.b(2) and 27-1009.D.2 are amended as follows: 

A.2.b(2) Any temporary structure must be setback five (50) feet behind all property 
lines; 

D. Temporary use/structure permit required. 
1. Before any group 2 or group 3 temporary use or structure is established, the property 
owner shall obtain a temporary use/structure permit for each location from the zoning 
coordinator or his/her designee. 
2. For group 3 temporary uses, the temporary use permit holder shall post a one 
thousand five hundred dollars ($1,500.00) bond, in an amount set by city council 
resolution from time to time, for each location with the planning and community services 
department to ensure timely removal of the use and/or structure. 



(h) Section 27-1102 A. Eligibility for Proportionate Compliance Table 27-1100.1 
Applicability of Development Standards is amended as follows: 

Res. Multi-
Unit

Mixed-Use 
and Public

Comm. Ind.

New Development Percent compliance with development standards

New Development 100 100 100 100 

Existing Development

Interior Change(s) Apply subsection 27-1102.B.2 1

Redevelopment: 

Less than 10% GFA n/a n/a n/a n/a 

Between 10% and 75% GFA Apply subsection 27-1102.B.2 

Greater than 75% GFA 100 100 100 100 

Use Change with Increased Parking Apply subsection 27-1102.B.3 

Nonconformities

See article 27-1500 for applicability of nonconformity standards 

(i) Section 27-1203.B and 27-1203.B.1(d) is amended as follows:

B. Required street frontage landscaping. The area along any property line that abuts a 
public and private street right-of-way shall be provided a street frontage landscaped 
area planted with street trees. Property owners shall plant and maintain street trees as 
follows and as further required by this section: 
1(a) through 1(c) no changes
1.(d) Additional required plant materials are specified in subsection 27-1204.D. 1208.

(j) Section 27-1209.A.4 and 27-1209.B is amended as follows:

4. All fences over 36 inches in height and equal to or less than 7 feet in height shall 
require a permit from the planning division. Fences over seven feet in height may 
require a permit from the Building Division.



B. Height. Height, for the purposes of this section, shall be defined as the vertical 
distance from the top rail, board or wire to the ground directly below as measured 
inside the fence.

(k) Section 27-1400 – Signs amend Tables 27-1400.6; 27-1400.8 and 27-
1400.10 and Section 27-1407.F.2 to correct references as follows: 

Table 27-1400.6. Attached Signs in CMU1, CMU2, and EBURD RSVMS.

Sign Type Number Height (max., 
ft.)

Sign Area per 
Sign (max., sf.)

Illumin. EMD Additional 
Standards

Awning 1 per awning n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Awning Sign 

Canopy 1 per canopy n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Canopy Sign 

Projecting 1 per tenant Same as wall 48 Internal or 
external 

n/a Subsection 
27-1405.B, 
Projecting Sign 

Wall 1 per tenant 
per street 
frontage 

Same as wall Subsection 
DC.2.(a), 
above [1] 

Internal or 
external 

Static; Max 
40% of sign 
area 

Subsection 
27-1405.B, 
Wall Sign 

Window n/a architect. 
distinct 
window area 

Subsection 
27-1405.B, 
Window 
Signs 

No n/a Subsection 
27-1405.B, 
Window 
Signs 

Notes 

[1] Distribution of this signage across multiple tenancies is the responsibility of the property owner. Extra signage will not be permitted 
once the maximum signage identified here has been met. 

Table 27-1400.8. Attached Signs in CBD and DX.

Sign Type Number Height (max., 
ft.) [1]

Sign Area Max 
per Sign (sf)

Illumin. EMD Additional 
Standards

Awning 1 per awning n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Awning Signs 

Canopy 1 per canopy n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Canopy Signs 

Projecting 1 per street 
frontage 

May not 
extend 
beyond 
roofline 

48 sf Internal or 
external 

n/a Subsection 
27-1405.B, 
Projecting 
Signs 

Roof 1 per 
premises 

4 ft. above 
roofline 

x Internal or 
external 

Animated; 
Max 40% of 
sign face 

Subsection 
27-1405.B, 
Roof Sign 

Under awning 
or canopy 
signs

1 per tenant Below awning 
or canopy 

x Internal or 
external 

n/a Buildings with 
awnings or 
canopies over 
the right-of-
way 



Wall 1 per tenant 
per street 
frontage 

Same as wall Subsection 
ED.2(a)
above [2] 

Internal or 
external 

Animated; 
Max 40% of 
sign face 

Subsection 
27-1405.B, 
Wall Sign 

Window n/a Limited to 
architect. 
distinct 
window area 

Subsection 
27-1405.B, 
Window 
Signs 

No n/a Subsection 
27-1405.B, 
Window Signs 

Notes: 
[1] Attached signs on taller structures, except for roof signs, shall be located at or below the 10th story of the building. 
[2] Distribution of this signage across multiple tenancies is the responsibility of the property owner. Extra signage will not be permitted 
once the maximum signage identified here has been met. 

Table 27-1400.10. Attached Signs Commercial, Industrial, and EBURD CW, 13th, and IS.

Sign Type Number Height (max., 
ft.)

Sign Area Max 
per Sign (sf)

Illumin. EMD Additional 
Standards

Awning 1 per awning n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Awning Sign 

Canopy 1 per canopy n/a n/a Internal or 
external 

n/a Subsection 
27-1405.B, 
Canopy Sign 

Projecting 1 per tenant Same as wall 48 Internal or 
external 

n/a Subsection 
27-1405.B, 
Projecting Sign 

Roof [1] 1 per 
premises 

4 ft above 
roofline 

250 Internal or 
external 

n/a Subsection 
27-1405.B, 
Roof Sign 

Wall 1 per tenant 
per street 
frontage 

Same as wall Subsection 
FE.2(a) 
above, [2] 

Internal or 
external 

Static; Max. 
40% of sign 
face 

Subsection 
27-1405.B, 
Wall Sign 

Window n/a Limited to 
architect. 
distinct 
window area 

Subsection 
27-1405.B, 
Window 
Signs 

No n/a Subsection 
27-1405.B, 
Window 
Signs 

Notes: 
[1] Permitted in lieu of a wall sign. 
[2] Distribution of this signage across multiple tenancies is the responsibility of the property owner. Extra signage will not be permitted 
once the maximum signage identified here has been met. 

Section 27-1407.F. 2. Public 2: Public and institutional. Signage is permitted pursuant to 
subsection 27-14067.B, NO and NMU. 

(l) Section 27-1404.B.3(a)(1) Method of measuring sign area shall be 
amended as follows: 

3. Method of measuring sign area.
(a) Freestanding signs.
(1) The sign area of a freestanding sign shall be measured from the outside 

edge of the sign face. 
a. The sign area of a freestanding sign consisting of more than one 

single-sided sign shall be computed by adding together the total 
area(s) of all signs. See subsection (2) for sign area calculation for 
two-sided signs.



(m) Section 27-1408.D.2(a) Location of temporary sign shall be amended as 
follows:  

2. Location.
(a) Temporary signs are subject to the prohibited sign locations identified in 

subsection 27-14012.E.

(n) Section 27-1407.G Historic districts signs shall be amended as follows:

G. Historic districts. Statement of special purpose. This special code acknowledges 
the unique visual concerns associated with the Billings' historic districts, including the 
Billings Townsite Historic District, Old Town Historic District, and North Elevation 
Historic District, as defined in BMCC section 6-1103700, and recognizes the benefits of 
restoring the district's visual appearance of prosperity, cohesiveness, and historic 
integrity, while continuing to promote business advertising variety, individuality, and 
growth. 

(o) Section 27-1628.C.2(b)(3) and 27-1628.E.2(c) Zone Changes be amended 
as follows:

(3) Posted. Place notice of the public hearing on the property subject to the special 
review zone change fifteen (15) calendar days in advance of the public hearing. 

2. City council action.

(a) The city council shall hold a public hearing within twenty (20) thirty (30) calendar 
days after the publication of the zoning commission recommendation. 

(b) Before taking action on a zone change application, and after presentation of the 
zoning commission report, the city council shall hold a public hearing on the 
application. 

(c) An additional public hearing shall be held at A second reading of the ordinance as 
required by BMCC section 2-223231. 

(p) Section 27-1619.E Master Site Plan be amended as follows:

E. Review and decision-making. A master site plan is subject to administrative approval 
and shall be reviewed as follows: 
1. Within thirty (30) sixty (60) calendar days following the submittal of a complete 
application, the zoning coordinator shall approve or deny the application, unless the 
applicant consents in writing to an extension of the review period. The review period 
clock stops when corrections or revisions are required and begins again once the 
additional information or modified complete plans are received. Failure of the applicant 
to timely respond to the corrections or request for additional information does not trigger 
subsection 2.  
2. In the event that review exceeds thirty (30) ninety (90) calendar days, the applicant 
may seek immediate approval from the planning director. 





(q) Section 27-1002.C – Uses by District – Table 27-1000.1 is amended as follows:

Table 27-1000.1: 
Permitted Primary 
Uses 

Residential Mixed-Use and Commercial Indust. EBURD Public 

Key: P = Permitted, PL = Location Limits in Zone District, PR - Applicable Use Restrictions, SR = Special Review 

Use Table 
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Standards 

Manufacturing, Assembly or Processing 

Artisan/Craft PL
P

PL
P

PL
P

P P P P P
PR
PL

PR
PL

PR
PL

PR
PL

PR
PL

27-1006

Vehicle Sales and Service, Personal

Outdoor Sales Lot PR SR SR P P P PR P P P 27-1009
27-1005.M
27.1008.P

Assembly
Civic Assembly SR SR SR SR SR SR SR SR P P P P P P P P P P P P P PR P PR PR PR 27-1004

Health Care and Social Assistance
Office and Clinical 
Services

P P P P P P P P P P P PL P P P

Retail Sales
Retail, General with 
drive-thru

SR P PR P P P P P P 27-1009
27-1008.J

     without drive-thru PR P P P P P P P P P



Section 4.  EFFECTIVE DATE.  This ordinance shall be effective thirty (30) days after 
second reading and final adoption as provided by law.

Section 5.  REPEALER.  All resolutions, ordinances, and sections of the City Code 
inconsistent herewith are hereby repealed.

Section 6.   SEVERABILITY.  If any provision of this ordinance or the application thereof to 
any person or circumstances is held invalid, such invalidity shall not affect the other 
provisions of this ordinance which may be given effect without the invalid provisions or 
application, and, to this end, the provisions of this ordinance are declared to be severable.

PASSED by the City Council on first reading this 25th day of April 2022.

PASSED, ADOPTED and APPROVED on second reading this 9th day of May 2022

CITY OF BILLINGS

BY:_________________________

     William A. Cole, Mayor

Attest: 

BY:_____________________________

           Denise R. Bohlman, City Clerk
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