
12 Zone Change Application Packet 2022/2023 

Pre-Application Statement of Owner(s) or Agent(s) 

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

completed form and any attachments along with a completed zone change application packet, 

including any required fees, for a zone change to be processed by the Planning Division.  

1. Present Zoning:

2. Written description of the Zone Change Plan including existing and proposed new zoning:

_________________________________________________________________________ 

3. Subject Property Map: please attach to this form

4. Legal Description of Property:

__________________________________________________

___________________________________________________________________________

__ 

5. Neighborhood Task Force Area: Yes /// No . If Yes, Name of Task Force and mailing

address of Chairperson: 

__________________________________________________________________ 

6. Roster of persons who attended the pre-application neighborhood meeting: please attach

to this form 

7. A copy of the meeting notice. please attach to this form

8. A brief synopsis of the meeting results including any written minutes or audio

recording. please attach to this form

9. The undersigned affirm the following:

1) The pre-application neighborhood meeting was held on the ____, day of ___________,

20__. 

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

Owner (s): __________________________________Telephone:________________________ 

Address: ____________________________________Email:___________________________ 

   ____________________________________           ___________________________ 

Agent (s): ___________________________________ Telephone:________________________ 

Address: ____________________________________ Email: ___________________________ 

____________________________________             ___________________________ 

Corridor Mixed Use - 1 (CMU-1)
Special Review

Owner intends to construct a car wash building with 4 manual bays and 2 automatic bays.

Lot 1 of Blue Creek Storage Subdivision

No, Charles Stiff of Blue Creek Corridor was included on mailers.

21 November
22

Special Review

608 N. 29th Street

Billings, MT 59102

406-384-0080

taylor@performance-ec.com

TaylorKasperick
Cross-Out

TaylorKasperick
Cross-Out
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Blue Creek Car Wash — Neighborhood Meeting

Special Review Pre-Application
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608 North 29th Street, • Billings, MT 59101 • (406) 384-0080 

 

November 14th, 2022 

 

Dear Interested Neighbor, 

 

On behalf Blue Creek Storage, LLC (Owner), Performance Engineering, LLC is writing to inform you of a 

special review pre-application neighborhood meeting being held on Monday, November 21st, at 6:00 

p.m. Due to the space necessitated for the number of interested parties in addition to potential travel 

conflicts with the holiday season, the special review neighborhood meeting will be held online via 

Zoom to allow for all interested parties to be able to attend.  

 

Please see the following information below for access the Zoom meeting: 

 

Go to the following Website: zoom.us/join 

Meeting ID: 814 808 7999 

Password (Case Sensitive): 7XCn6s 

  

The owner is requesting that the property shown on the attached exhibit (Exhibit 1) and described 

below be provided a special review to allow for a car wash to be built under the existing zone district 

of Corridor Mixed Use – 1 (CMU1).   

 

Lot 1 of Blue Creek Subdivision, located in Billings, Montana. The lot is a total of 0.917 

acres, generally located on the southeast corner of Blue Creek Road and Santiago 

Boulevard. 

 

The intent of the meeting is to make neighboring property owners aware of the intent to construct a 

new car wash facility with several vacuum islands on the subject property, discuss any concerns with 

the proposed use, and to answer questions about the project. The property is located in a Corridor 

Mixed Use 1 zoning district. The special review application will be presented to the City of Billings to 

accommodate the proposed use on the lots. 

 

Representatives for Performance Engineering, LLC will be on the Zoom meeting to answer questions 

from those who attend. For those unable to attend the Zoom meeting, written letters can be directed 

to Performance Engineering at 608 North 29th Street, Billings, MT 59101, attention Scott Aspenlieder, 

PE, or emails may be sent to scott@performance-ec.com. We look forward to discussing the proposed 

zoning change with you and hope to see you on November 21st.  

 

Sincerely, 

 

 

 

Taylor Kasperick, PE 

Project Manager 

mailto:scott@performance-ec.com
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LEGAL DESCRIPTION

S20, T01S, R26E,
BLUE CREEK STORAGE

SUBDIVISION LOT 1

A (AGRICULTURE 10+ ACRES)

P1 (PARKS & OPEN SPACE)

N4 LARGE LOT SUBURBAN
NEIGHBORHOOD

RR1 (RURAL RESIDENTIAL
1-2.9 ACRES)

CX (HEAVY COMMERCIAL)

CMU1 (CORRIDOR MIXED
USE 1)

N3 (SUBURBAN NEIGHBORHOOD)

PROJECT PROPERTY

LOT LINE, TYP.

P2 (PUBLIC, CIVIC, &
INSTITUTIONS)

1320'
OFFSET

PROJECT LOT
LOCATION
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608 North 29th Street, • Billings, MT 59101 • (406) 384-0080 

 

November 16th, 2022 

 

Dear Interested Neighbor, 

 

This letter is being provided on behalf Blue Creek Storage, LLC (Owner) by Performance Engineering, 

LLC to provide meeting information in addition to that sent out on Monday, November 14th. The 

meeting time of Monday, November 21st, at 6:00 p.m. and availability to attend via the Zoom 

information provided below has not changed, with this letter informing you of the additional  in-

person meeting availability at the Billings Hotel and Convention Center on the same date and time. 

This meeting will be held as a hybrid presentation with both online participation and in-person 

attendees welcome. The Zoom special review neighborhood meeting login information is 

provided below along with the address and room number for in-person option. 

 

Please see the following information below for access the Zoom meeting: 

 

Go to the following Website: zoom.us/join 

Meeting ID: 814 808 7999 

Password (Case Sensitive): 7XCn6s 

 

Please see the following information below for in-person meeting: 

 

Location: Billings Hotel and Convention Center 

Address: 1223 Mullowney Lane, Billings, MT 59101 

Room: Parlor 1001 

 

The owner is requesting that the property shown on the previously provided exhibit (Exhibit 1) and 

described below be provided a special review to allow for a car wash to be built under the existing 

zone district of Corridor Mixed Use – 1 (CMU1).   

 

Lot 1 of Blue Creek Subdivision, located in Billings, Montana. The lot is a total of 0.917 

acres, generally located on the southeast corner of Blue Creek Road and Santiago 

Boulevard. 

 

The intent of the meeting is to make neighboring property owners aware of the intent to construct a 

new car wash facility with several vacuum islands on the subject property, discuss any concerns with 

the proposed use, and to answer questions about the project. The property is located in a Corridor 

Mixed Use 1 zoning district. The special review application will be presented to the City of Billings to 

accommodate the proposed use on the lot. 

 

Representatives for Performance Engineering, LLC will be on the Zoom and in attendance to answer 

questions from those who attend. For those unable to attend the meeting, written letters can be 

directed to Performance Engineering at 608 North 29th Street, Billings, MT 59101, attention Scott 



Aspenlieder, PE, or emails may be sent to scott@performance-ec.com. We look forward to discussing 

the proposed zoning change with you and hope to see you on November 21st.  

 

Sincerely, 

 

 

 

Taylor Kasperick, PE 

Project Manager 

mailto:scott@performance-ec.com
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406-384-0080 608 North 29th Street 
Billings, MT 59101 performance-ec.com 

 

Preapplication Neighborhood Meeting Minutes and Roster – Special Review Application 
 
Property: Lot 1 of Blue Creek Storage Subdivision, Section 20 Township 01S Range 26E 
 
Attendees: 

• See attached sign in sheet from the in-person attendance. Attendees on the Zoom meeting 
are listed below, as well as shown in the Chat log from the meeting recording.  

o Roxy Shilhanek 
o Susan Hendrickson 
o Shirley Meyers 
o Heather 
o Buchanan’s 
o Two “iPhone Attendees” with no name identified or provided. 
o “Owner” with no name identified or provided 

 
Meeting Notes: 

• A presentation was prepared and provided by Performance Engineering’s (PE’s)Scott 
Aspenlieder and Taylor Kasperick. The presentation materials are provided with this 
submittal, as well as a recording, chat log, and audio recording from the meeting at the link 
below. 

• In general, multiple residents raised concerns regarding the traffic and speeds on Blue 
Creek Road. Much discussion was had regarding this topic, including how this would be 
eventually addressed including having a speed study or traffic study commissioned by 
MDT at the request of the City and/or County. Scott offered to assist the residents in 
contacting the best individuals at each entity in order to facilitate this. 

• Multiple residents raised concerns regarding the existing approach of Santiago Boulevard 
and Blue Creek Road. These concerns largely revolved around kids walking to Casey’s 
Corner, turning onto Blue Creek Road, and traffic to the site. In regards to kids walking to 
Casey’s Corner, PE described the proposed improvements that will hopefully make this 
safer by widening the roadway along the frontage of Blue Creek Storage Subdivision to 
provide a right and left turn lane onto Blue Creek Road from Santiago, as well as sidewalk 
and curb and gutter on the south side of Santiago. Many neighbors did not like that the 
proposed sidewalk is on the south side of the road instead of the north, but it was noted 
by PE this is requirement of the City and it was discussed about potentially putting it on 
the north side in lieu of the south but the City would not allow that. Lastly, traffic to the site 
was discussed in that a car wash is naturally a “passer-by” destination that does not 
generate as much traffic as other uses. A comparison of the car wash to other uses that 
are Allowed by Right in CMU-1 was provided to the attendees for a point of reference. 

• Discussion was held as to why the property is not being accessed off Blue Creek Road. PE 
discussed this is because an approach to the property off Blue Creek Road would be too 
close to the existing intersection of Blue Creek Road and Santiago (<130’) and MDT would 
not allow another approach that close to the existing intersection with access off another 
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406-384-0080 608 North 29th Street 
Billings, MT 59101 performance-ec.com 

 

public road being available. It was also discussed how other means of access, including a 
frontage road the Storage lot’s access, was discussed with MDT and eventually denied due 
to ownership and maintenance concerns of MDT. 

 
Pre-Application Neighborhood Meeting Recording: 
https://www.dropbox.com/t/7pwHEJBVSVLSjXLP 
 

https://www.dropbox.com/t/7pwHEJBVSVLSjXLP


Zoning Map

0



Corridor Mixed Use Background

1

Some Permitted (Allowed) Uses in CMU-1 per Table 27-1000:1
• Long Term Care Facility
• Civic/Religious Assembly  (School)
• Healthcare and Social Assistance
• Day Care
• Veterinary/Kennel
• Restaurant, with or without drive through
• Craft alcohol restaurant
• Bank
• Office Building
• Car Wash (Special Review)



Corridor Mixed Use Background (contd)

2

Use Table Definitions



Corridor Mixed Use Background (contd)

3

CMU General Requirements



CMU Site Challenges – Zone Change

4

100-Year Floodplain Boundary

Sewer Easement and Hillside



Proposed Site Layout

5



Proposed Building Rendering

6



Prior Concerns

7

Features to Improve Safety:
• Widening of Santiago to provide left/right turn lanes onto Blue Creek Road
• Aligning approach with No-Cash Water to avoid having cross-traffic maneuvers
• Curb and Gutter along lot frontage
• Sidewalk along lot frontage

Noise:
• Analyzed noise of vacuums and blowers provided by manufacturers  using 

published calculations to determine equivalent noise at adjacent properties

Access:
• Access off Blue Creek Road has been denied by MDT based on proximity to 

Santiago intersection



General Traffic Information

8

ITE Trip Generation Statistics

• Automatic Bay Car Wash Trip Generation (Land Use 948)
• 14.12 Trips at Saturday Peak Hour per 1,000 SF
• 23 trips to new car wash during peak hour (1,600 SF of Auto Bays)

• Self Service Car Wash (Land Use 947)
• 132.8 trips per day on a Saturday

Estimate roughly 200 – 250 trips per day on maximum day
**likely high estimate based on “passer-by nature”

Comparative Uses in CMU-1
• Day Care Center (565): 74.06 trips per 1,000 SF

• 407 trips per day
• Drive-In Bank (912): 148.15 trips per 1,000 SF

• 814 trips per day
• Restaurant (931): 94.36 trips per 1,000 SF

• 519 trips per day
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