
      

 
COUNTY OF YELLOWSTONE ZONING COMMISSION

AGENDA
Monday, November 13,  2023

4:00 PM
Miller Building,  1  st  Floor Conference Room
2825 3 rd  Avenue North,  Billings,  Montana    

V I D E O  CO N FE RE N CE  FO RMA T              
 

NOTICE TO THE PUBLIC 
 

**ATTENTION**
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://tinyurl.com/yckr478k

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: bernsb@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 Planning Clerk, Brenda Berns 406-247-8610 or bernsb@billingsmt.gov.  Thank
you!

      

Call the meeting to order.
 

Introduction of the Yellowstone County Zoning Commission Members and Planning Department Staff.
 

Public Comment
 

Motion. Approval of Minutes
 

a. Minutes of September 11, 2023
 

 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:   

 

https://protect-us.mimecast.com/s/-QoYCwpAZVs8kgVIKvzSd
https://tinyurl.com/yckr478k


      

Public Hearings:
 

a. County Special Review 335- 6200 S Frontage Rd.-  A special review request to allow a 10-foot extension of an
existing 110-ft tall Wireless Communication Facility (WCF) support structure, in a Heavy Commercial (CX) zone
district, on leased area of 2,280 square feet in C.O.S. 2038, PARCEL 1A, AMD.  Tax ID: D01913A (land) and I00168
(WCF)
Presented by; Karen Husman, Planner I

 

Other Business/Announcements
 

Adjournment
 

Following the public hearing, the County Zoning Commission will make a recommendation to the Yellowstone County Commissioners.  The Board of County Commissioners public hearing will be held on Tuesday, January 27, 2015, at 9:45 a.m. in Room 403A, 4th Floor of
the Yellowstone County Courthouse. The Board of County Commissioners will hear all persons wishing to speak relative to the proposed zone change.

Information on the preceding item may be obtained at the Yellowstone County Planning Department, 2825 3rd Avenue North, 4th Floor or phone 657-8246.  Anyone wishing to be heard on this matter may appear at this hearing. 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 Tammy Deines, Planning Clerk, at
247-8610 or e-mail at deinest@ci.billings.mt.us
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County Zoning Commission
Meeting Date: 11/13/2023  
SUBJECT: Special Review 335- 6200 South Frontage Road, Extension of Cell Tower Height
THROUGH: Karen Husman PRESENTED BY: Karen Husman

Information
REQUEST
County Special Review 335- 6200 S Frontage Rd.-  A special review request to allow a 10-foot extension of an existing 110-
ft tall Wireless Communication Facility (WCF) support structure, in a Heavy Commercial (CX) zone district, on leased area
of 2,280 square feet in C.O.S. 2038, PARCEL 1A, AMD.  Tax ID: D01913A (land) and I00168 (WCF)
Presented by; Karen Husman, Planner I

RECOMMENDATION
The Planning Division recommends conditional approval, based on the nine review criteria detailed in the Summary section
of this memo.

APPLICATION DATA
PROPERTY OWNERS:       Sharon Ingraham
AGENT:       Zach Phillips, Crown Castle                            
LEGAL DESCRIPTION:     C.O.S. 2038, PARCEL 1A, AMD
ADDRESS:     6200 S Frontage Rd                        
CURRENT ZONING:    Heavy Commercial (CX) 
EXISTING LAND USE:     Wireless Communication Facility (Cell Tower)
PROPOSED LAND USE:      Wireless Communication Facility (Cell Tower extension in height)    
SIZE OF PARCEL:     Leased area 2,280 square feet                

CONCURRENT APPLICATIONS
None.

APPLICABLE ZONING HISTORY
See attachments.

SURROUNDING LAND USE & ZONING
NORTH:        Zoning:            CX & RR1
                      Land Use:     Residential/Agriculture
SOUTH:         Zoning:         CX
                       Land Use:       Trucking company
EAST:             Zoning:           CX
                       Land Use:        Agricultural/Vacant
WEST:            Zoning:            CX
                       Land Use:        Trucking company

BACKGROUND
This is a special review request to allow a 10-foot extension of an existing 110-ft tall Wireless Communication Facility
(WCF) support structure, in a Heavy Commercial (CX) zone district, on leased area of 2,280 square feet in C.O.S. 2038,
PARCEL 1A, AMD. To add to the height of this tower as proposed, a Special Review is required. Crown Castle has been
informed of the Special Review process previously for this location in 2021 for adding height to the tower that would have
exceeded 10% and would have required a Special Review. At that time, the tower was extended only 10' to avoid a Special
Review and submitted as a minor modification. Now, given the cumulative language in our regulations, it can't be done
again so, the Special Review is required under our County Zoning regulations for wireless communication facilities and
how that governs tower height.

Modifications of existing broadcast facilities that meet the requirements of the Minor Modification regulations can be
approved, so long as the addition of the antenna arrays add no more than 20 feet in height to the facility and the increase in
height of the support structure is no greater than 10 percent.  The existing site was granted an extension on February 25,
2022, under the minor modification requirement allowance approved under Zoning Compliance Permit PLNX-21-
04851.  This approval triggers the requirement for the request for an additional extension to have an approved Special
Review under Section 27-1007.A.7(b) "Major modification". Major modifications to antenna support structures permitted
under these regulations shall be approved through a special review. Major modifications are any that exceed the definition



of minor modifications.  

STAKEHOLDERS
Planning staff prepared and mailed the public hearing notice to surrounding property owners, published a legal ad and
posted the property with the Zoning Request sign. Planning staff receive no communication on the application from the
surrounding owners or the public. The pre application neighborhood meeting was held on September 6, 2023, at 5pm, at
the Surestay Best Western conference room.  Of the five notified property owners only Sharon Ingraham, the owner of the
property and lessor of the property to the wireless facility attended the meeting.  Construction plans and photo-simulations
were provided.  Zach Phillips, with Crown Castle spoke with Ms. Ingraham about some of the concerns she had with the
recent dish installation and how the previous tower extension was staged.  Zach assured Ms. Ingraham there would be
additional construction notes telling the general contractor to talk with the ground lessor (Ms. Ingraham) before
construction starts and plan out where equipment would go, for minimal impacts on the site and the residents during
installation.  Additionally, staff has prepared proposed conditions limiting hours of construction activity.

SUMMARY
DECISION CRITERIA
Per Section 27-1622.D; The zoning commission shall only recommend approval or conditional approval and the Board of
County Commissioners shall only approve or conditionally approve a special review request if:

1. The special review use is consistent with the County's growth policy and applicable neighborhood plans, if any;
2. The establishment, maintenance, or operation of the special review use will not be detrimental to or endanger the

public health, safety, morals, comfort, or general welfare;
3. The site for the proposed use is adequate in size and topography to accommodate the use while meeting the other

requirements of this Zoning Code, including zone district dimensions, landscaping requirements, and parking.
4. The special review use will not be injurious to the use and enjoyment of other property in the immediate vicinity for

the purposes already permitted, nor substantially diminish and impair property values within the neighborhood;
5. The special review use will not impede the normal and orderly development and improvement of the surrounding

property for uses permitted in the district;
6. Conditions necessary to protect the public health, safety, and general welfare can be established, including but not

limited to conditions on:

(a) Regulation of the use; 
(b) Special setbacks, buffers, or screening; 
(c) Surfacing of parking areas; 
(d) Street, alley, or service road dedications, improvements, or bonds; 
(e) Regulation of points of vehicular ingress and egress; 
(f) Regulation of signs; 
(g) Regulation on the performance of the site, including noise, vibration, and odors; 
(h) Regulation of the hours of activities; 
(i) Timeframe for development 
(j) Duration of use; and 
(k) Other relevant conditions that will ensure the orderly development of the site.

7. Adequate utilities, access roads, drainage, and/or necessary facilities have been or are being provided;
8. Adequate measures have been or will be taken to provide ingress and egress to minimize traffic congestion in public

streets; and
9. The special review use shall, in all other respects, conform to the applicable regulations of the district in which it is

located, except as such regulations may, in each instance, be modified by the County Commission.

Some of the criteria above are not particularly applicable to the proposed project to increase the height of the existing WCF
tower. For example, traffic management and hours of business may not have any relevance to the application. The
proposed project will include installation of the tower extension. Each decision criteria must be given due consideration and
a finding is proposed for each one. Planning staff is including a set of recommended conditions of approval based on
submitted site plan, applicant letter, and findings of the criteria.

PROPOSED FINDINGS:
1. The special review use is consistent with the growth policy and applicable neighborhood plans, if any.
Applicant: The proposed cell tower modifications are intended to provide better coverage and coverage options to nearby
residents that use wireless communication. New developments that are sensitive to and compatible with the
character of existing neighborhoods.
Staff:  There are guidelines in the County Growth Policy that include desirable development on an existing property and the
plan for extending the tower height by an additional ten feet. The following goals are most applicable to the WCF
extension. 



Goal: Predictable land use decisions that are consistent with neighborhood character and land use patterns.
Approval of this special review is consistent with neighboring properties. The existing tower is in compliance with
applicable codes, and an increase in height would be consistent with the surrounding commercial neighborhood adjacent to
an arterial as well as proximity to the I 90 interstate corridor. 
Goal: New developments that are sensitive to and compatible with the character of existing neighborhoods.
 As state in Goal 1 above; The existing tower is in compliance with applicable codes, and an increase in height would be
consistent with the surrounding commercial neighborhood adjacent to an arterial as well as proximity to the I 90 interstate
corridor. 

2. The establishment, maintenance, or operation of the special review use will not be detrimental to or endanger the public
health, safety, morals, comfort, or general welfare.
Applicant:  This is an unmanned facility that is already being used for wireless communication.  There will not be an
increase in the footprint of the equipment compound, which is surrounded by a landscape buffer.  The facility is located on
land that is zoned CX -- Heavy Industrial and is surrounded by properties that are similarly zoned.
Staff: The leased site is not large, and the area has limited activity. Vehicle access will be from South Frontage Road. Staff
concurs with the applicant there will not be an increase in the footprint of the equipment compound. The facility is located
on land that is zoned CX -- Heavy Industrial and is surrounded by properties that are similarly zoned. Further, an additional
10' of height on an existing tower would not be so drastically different that it would post a danger or be detrimental to
public health, safety, morals, comfort or general welfare.

3. The site for the proposed use is adequate in size and topography to accommodate the use while meeting the other
requirements of this Zoning Code, including zone district dimensions, landscaping requirements, and parking.
Applicant : This is an existing 110' cell tower in a Heavy Industrial zone.  The siting of T-Mobile onto the exiting tower
versus building a new tower mitigates the impacts of a new facility.  The ground footprint doesn't increase, and the existing
facility already has an existing landscape screen.  It is also located away from residential zones in a Heavy Industrial zone
near I-90.
Staff : Staff agrees with the applicant for this is an existing site and will have minimal changes. The ground footprint doesn't
increase, and the facility has an existing landscape screen. The impact is strictly related to height.  It is also located away
from residential zones in a Heavy Industrial zone near I-90 further minimizing concerns given its appropopriate for a use
like a WCF.

4. The special review use will not be injurious to the use and enjoyment of other property in the immediate vicinity for the
purposes already permitted, nor substantially diminish and impair property values within the neighborhood.
Applicant : This is an unmanned facility and once it is constructed will have no impacts to surrounding property.  Cell
facilities typically average about one tech visit per month.  That work usually is with the equipment in the support cabinets.
Staff : Staff concurs with the applicant it is an unmanned facility and once it is constructed will have no impacts to
surrounding property because it is an existing tower in place and in use.  With the addition of 10 feet, there is no evidence
to support potential changes in property values. This location has an existing tower and this type of development is not out
of character for this area and should not diminish or impair property values in the area.

5. The special review use will not impede the normal and orderly development and improvement of the surrounding
property for uses permitted in the district.
Applicant:  The proposed facility and use will not impede the normal improvement of the surrounding properties. This
project will upgrade an existing facility and would not affect the aesthetics of the area.  It will continue to offer the current
service with an additional height for a broader service area.
Staff:  Planning staff believes the upgraded tower will allow expansion of service to the Yellowstone County and
surrounding areas for increased cellular services. This ten foot extension in height should not impact the development of
surrounding property and uses because it is an existing tower already in place and in use. 

6. Conditions necessary to protect the public health, safety, and general welfare can be established.
Staff recommends the following conditions of approval based on the above findings and the applicant's stated intent to
bring the property into compliance with current regulations. These conditions will be related to the listed categories above,
but may include other issues specific to the use for a bar and casino.

1. This special review approval is for the proposed ten-foot extension of the wireless communications facility located
COS 2038, Parcel 1A, AMD, a leased area of 2,280 square feet, generally located at 6200 South Frontage Rd. 

2. The site improvements will be as shown on the submitted site plans and architectural drawings as prepared and
attached to these conditions of approval.

3. All landscaping shall be maintained free of debris and trash on a regular basis. Dead plant material will be replaced
with like materials as expeditiously as possible.

4. There will be no construction activity, including staging of operating equipment producing noise, prior to 7:00 am or
after 8:00 pm daily.

5. These conditions run with the land use and are binding upon and must be adhered to by the property owner/ lessee and



any successors, transferees or assigns, with the exception of these conditions.

7. Adequate utilities, access roads, drainage, and/or necessary facilities have been or are being provided.
Applicant : The proposed facility will go through a full permitting review from Planning and Public Works for site layout
and utility conformance.
Staff : Staff concurs with the applicant's statements. There are no site-specific conditions that would hamper the applicant's
ability to fulfill the local and state regulations for access, utilities, drainage or other necessary facilities.

8. Adequate measures have been or will be taken to provide ingress and egress to minimize traffic congestion in public
streets.
Applicant:  There are no special considerations for this lot.
Staff:  Staff Concurs with the applicant. There will be no changes to the existing access.

9. The special review use shall, in all other respects, conform to the applicable regulations of the district in which it is
located, except as such regulations may, in each instance, be modified by the BOCC.
Applicant:  No request to modify the regulations have been made.
Staff:  Planning staff has not identified any detail of the site plan or narrative of the project that would require modification
of the requirements for this application. The site appears to meet all the requirements for structure height, setbacks,
separations, lot coverage, and yard treatments. Staff has recommended specific conditions related to the construction of the
additional ten feet as well as time requirements for completion.  
RECOMMENDATION
The Planning Division recommends conditional approval, based on the nine review criteria detailed in the summary section
of this memo.

Attachments
Zoning Map & Site Photos
Application & Applicant Letter
Neighborhood Meeting Info
Site Plan & Specs
History
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1505 Westlake Avenue North 

 Suite 800  

Seattle, WA 98109 

P h o n e :  ( 5 0 3 )  7 0 8 - 9 2 0 0  

www.crowncastle.com 

[No Zoning] 

 

Neighborhood Meeting to Present T-Mobile Proposal 

 

T-Mobile is proposing to add a 10’ tower extension onto an existing 110’ Crown Castle cell tower and 

collocate four antennas and ancillary equipment onto the extension.  It will also include ground mounted 

support equipment on a new 10’ x 12’ concrete slab inside of the existing equipment compound. 

 

Cell Tower- 

 



 

Aerial View of Equipment Compound- 

 
 

To meet Yellowstone County’s permit submittal requirements, Crown Castle is hosting a meeting to 

explain what is being proposed and address questions for neighbors that are within 600 ft. of the cell 

tower facility. 

 

Meeting Details: 

 

• Date:   September 6, 2023 

• Time:   5pm to 6:30pm 

• Location: SURESTAY PLUS BY BEST WESTERN 

Conference Room 

3040 King Ave. West 

Billings, MT 59102 

 

Property Details: 

 

• Address:  6132 South Frontage Rd 

Billings, MT 59101 

• Owner:  AT&T (Attorney in Fact: CCATT LLC, dba Crown Castle), Underlying Ground 

Owner, Sharon Ingraham 

• Legal:  S18, T01 S, R26 E, SD 23UF, CELL TOWER @ D1913 

• Zone:   CX-Heavy Commercial 



 

 

If you have questions and cannot attend please call or email me.  My information is in my signature 

block. 

 

Thank you, 

 

 
Zach Phillips 
Site Acquisition Specialist 
Crown Castle 
zach.phillips@crowncastle.com 
503.708.9200 

mailto:zach.phillips@crowncastle.com
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SUBJECT PROPERTY Special 

Review 

DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

None      

      

SURROUNDING 

PROPERTY 

Special 

Review 

DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

1010 Grand Ave 996 4/4/23 30 ft WCF height 

increase 

Y Existing Tower height 

increase 

1127 Alderson  668 1/22/2001 50 ft WCF on 

building 

Y Roof top antenna  

1150 W Wicks Lane 243 (County) 4/29/1998 100 ft WCF Y  

1202 & 1204 W Wicks Lane 270 (County) 1/9/2001 250 ft WCF and 

tower farm 

Y 2 of 3 constructed 

1150 W Wicks Lane – 
N.W.E. 

960 1/18/2018 60 ft WCF Y For use by Northwestern 
Energy only 

1235 W Wicks Lane 957 10/23/2017 Concealed 

rooftop 

Y  

2132 Grand Ave 684 10/23/2000 160 ft WCF Y Constructed  

1601 S Shiloh Rd 700 5/29/2001 250 ft WCF Y Constructed at 180 ft 

704 Dunham Ave 979 10/28/2019 WCF height 

increase to 66 ft 

Y  

286 Southview Dr (Airport) 922 2/23/2015 100 ft WCF Y Constructed 

 


	Agenda
	AI 10381 Minutes of September 11, 2023
	       ATT_Minutes of 9_11_2023
	AI 10337 Special Review 335- 6200 South Frontage Road, Extension of Cell Tower Height
	       ATT_Zoning Map and Site Photos
	       ATT_Application and Applicant Letter
	       ATT_Neighborhood Meeting Info
	       ATT_Site Plan and Specs
	       ATT_History

