
From: Becky Fox
To: Cromwell, Nicole
Subject: [EXTERNAL] RESPONSE REQUIRED: Copper Ridge zoning request
Date: Tuesday, February 27, 2024 8:35:59 AM

Dear Ms. Cromwell,
I am writing to you in regard to the request to re-zone the far west section of the Copper
Ridge subdivision, near Rimrock Road and 70th Street West. As I’m sure you are aware,
Williams Homes is seeking to re-zone a section of the Copper Ridge subdivision and
proposing to build a 450-unit apartment complex in the far west end of Copper Ridge
(Rimrock & 70th). The request is to re-zone single family homes to multi-family units.

The most concerning issue this potential change brings will be the added burden to
our already taxed School District #2. The elementary, middle, and high schools that our
neighborhood is zoned for are already at capacity. If you allow this re-zoning to happen
every single one of the west-end SD2 schools will have to carry this burden. Unfortunately,
the children and teachers will be the ones who suffer the consequences of your decisions.

The city infrastructure is not in place to support the re-zoning change. The
entrances to the neighborhood (multiple on Rimrock), the intersection of 62nd & Grand, and
70th & Grand do not support current rush hour traffic let alone the addition of 750+ more
vehicles.  And frankly, the lack of infrastructure stretches well beyond the immediate
intersections of the neighborhood.

During the neighborhood meeting that was held on January 25, 2024, the Williams
Homes rep. that was present indicated once this apartment complex was built, Williams
Homes has no plans to remain in Billings. This should be of major concern to You and the
City of Billings. They have no incentive to make Billings a better community. They are
strictly looking to make a profit and exit the state. Williams Homes employees often lie
about issues and make promises they do not keep. If this behavior is already happening,
imagine the mess they will leave behind when they exit. 
               This will negatively affect property values which is in contrast to the criteria for re-
zoning. The City of Billings has already failed the homeowners of Copper Ridge
Neighborhood by not requiring foundation piers to be placed during construction. I sincerely
hope You will make the right decision and vote against the re-zoning of the far west end of
the Copper Ridge subdivision. I look forward to hearing from you.

Thank you,
Becky Fox
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From: Jennell March
To: Cromwell, Nicole; Berns Brenda
Subject: [EXTERNAL] Copper Ridge Rezoning Request
Date: Thursday, February 29, 2024 2:01:24 PM
Attachments: 34276.jpeg
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Dear members of the Zoning Commission

We have been residents of Billings since June 2023. We moved from Williston, North Dakota
into a Williams Home on the Copper Ridge development on the west end of town. We looked
at houses all over Billings, but once we started looking on the west end, we knew that was
exactly where we wanted to end up. We loved the peaceful neighborhoods and the
spectacular views. We have a 1-year-old son, so a huge selling point for us was seeing how
many families were in the area and the walking paths/park. 

We recently heard about the rezoning of Copper Ridge and are genuinely concerned about
how it will affect the community. While we would like to say that we love our Williams Home,
that is sadly not the case. Once we discovered that they were the ones planning on developing
further west, we felt the need to reach out. We were excited to move into our new home, but
quickly began to lose our enthusiasm, as it became apparent that Williams had used
substandard building practices and materials.
During the cold snap in January, we noticed that two of the bedrooms on one side of our
house were much cooler than the rest of our home. While in my son's room one day, I
noticed that there was ice on the outlets, I checked the other room and sure enough, ice was
on that outlet as well. I pulled the outlet covers off and could feel air coming in. My husband
called the Williams Homes Warranty Center, and they sent over their electricians. When they
came in and looked, they told me that the ice was completely normal and that houses had to
"breathe" and it was just condensation buildup. They also told me it was safe to use the
outlets, and I told them I would definitely not be using them. I was also told at that time it was
unusually cold and it wasn't normal for it to be this cold in Montana(which set off red flags for
me).
We decided to hire a local electrician to come assess the situation. He said the ice was likely
due from lack of insulation, which we had assumed, but wanted to hear from an outside
source. He also said in his 15 years of working in Billings as an electrician he had never seen ice
buildup like we had in our house. I've enclosed pictures for your reference.

My husband continued to push the issue with Williams Homes Warranty Center, and their
solution to the problem was to spray foam under the siding of the outside of the house. Not
only did it leave a huge mess, it did not resolve the problem. 

While we were looking for a home last summer, we had looked at multiple Williams Homes,
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during that time a rep for the company told us that the future homes they would build would
be without upgrades (using acrylic countertops instead of the quartz countertops the model
homes had, air-conditioning, landscaping, etc.) to cut costs because they were no longer
making money off their builds. With that knowledge now, it leaves me to wonder what the
quality of their future development will look like. 

With all that in mind, we moved to Williston, North Dakota in 2011 during the oil boom, and
experienced all the strain that comes with sub-par developers, building homes and
apartments as quickly as possible, and then leaving town. Our home in North Dakota was a
boom build, and we are afraid we will be facing some of the same problems now in this home,
here in Billings. It was not unheard of in our previous neighborhood to hear about cracked
foundations, flooding, and houses settling at a rapid rate.

We bought a house in the more desirable area of Williston, where they had built an apartment
complex in the center of the neighborhood. It was common for most neighborhoods in
Williston to have an apartment/duplex nearby. Sirens, loud music, and fireworks were a part
of our everyday norm. 

Again, we moved out to the west end of Billings to escape what we had experienced in
Williston. What we were initially told was, that this was strictly an area for residential homes,
and that appealed to us for all the reasons listed above. We appreciate you taking the time to
read this email, and hope that we helped influence the decision to reject the zoning request. 

Thank you,
Jack and Jennell March 

 

     
      



From: Kim Tallant
To: Cromwell, Nicole
Cc: Berns Brenda
Subject: [EXTERNAL] COPPER RIDGE CONCEPT & ZONE CHANGE
Date: Tuesday, February 27, 2024 10:57:03 AM

Nicole & Brenda
 
 
Why is it okay to keep expanding with new homes/apartments on the west
end, when there isn’t the infrastructure to handle what is existing now. 
 Rimrock and Grand Ave especially.
 
I have lived off Rimrock for 28 years and I have seen no improvements to
Rimrock road past 54th Street.   Trying to turn left on Rimrock in the morning
with the continuous traffic and speed coming from both directions is difficult.
Traffic coming from the west of 58th is nonstop especially at peak times. 
 
Why isn’t there something being done with a Traffic Impact Study before
adding more housing.  A round about is not the solution at 62nd. 
 
 
 
Thank you for your attention to this matter.
 
Kim Tallant
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From: Berns Brenda
To: Cromwell, Nicole
Subject: FW: Zoning change in Copper Ridge
Date: Thursday, February 29, 2024 2:19:19 PM
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Brenda Berns
Planning Clerk
bernsb@billingsmt.gov

billingsmt.gov
2825 3rd Ave. N
Billings, MT 59101
P 406.247.8610

 

 
From: Turner, Mark <Mark.Turner2@BNSF.com> 
Sent: Thursday, February 29, 2024 1:59 PM
To: Berns Brenda <bernsb@billingsmt.gov>
Subject: [EXTERNAL] Zoning change in Copper Ridge
 

Hello Brenda, I am writing to you over my concerns on the proposed zoning changes to Copper Ridge Subdivision. I have lived in it for about a year and a half now and truly love it out here. I was shocked to learn about the proposed changes allowing multi family homes out here. Th                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                             ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌

Hello Brenda,
 
I am writing to you over my concerns on the proposed zoning changes to Copper Ridge
Subdivision.
 
I have lived in it for about a year and a half now and truly love it out here.
 
I was shocked to learn about the proposed changes allowing multi family homes out here.  The
thought of that many more vehicles traveling through the winding neighborhood and on the
adjacent roads makes me want to move.  Right now, there is an excessive amount of traffic it
seems on Rimrock and Grand in this area.  The thought of hundreds of more cars everyday on
these roads seems like a serious issue. 
 
I am also concerned over the fact that almost everyone who built/bought homes out here asked
about the zoning of our neighborhood.  I would have never bought my house if I had known
that there was a possibility of this.  No one that I have talked to would have.  This urban
growth is not at all compatible with what is already built in this neighborhood.  That is the
reason for the original zoning.  Along with this, the stability of our homes that we have all
purchased will be decimated.  People that moved to this neighborhood did so because of the
peace and quiet.  Not to be grouped with multiplexes which will not maintain our property
value or way of life with the increased traffic through the neighborhood. 
 
Lastly for me and most important to me are the schools.  We have an exceptional school
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system and properly managed right now.  If we include multi family homes out here, schools
like Ben Steele will not be able to accommodate these new students. 
 
I actually feel sad that we have a developer from another state trying to change the zoning of
our neighborhood and ruin our way of life to make more money.  Those of us left living in this
neighborhood as well as the whole city will be dealing with the repercussions of them trying to
make a quicker buck long after they are gone.  We will have to deal with the traffic issues,
school systems, and overload for an area that was never planned for multi family complexes. 
 
Thanks for your time in this.
 
 
Mark Turner | BNSF Railway | General Foreman | Laurel, MT |*Mark.Turner2@BNSF.com| 817-
234-3001 Office |406-794-4947 Cell |
 



From: Ron Pearson
To: Cromwell, Nicole
Cc: Berns Brenda
Subject: [EXTERNAL] Zoning Request for Copper Ridge Subdivision
Date: Tuesday, February 27, 2024 10:20:22 AM

Nicole Cromwell, City of Billings Zoning Coordinator

Brenda Berns, City of Billings Planning Division Clerk

 

RE:  Proposed Rezoning parts of Copper Ridge Subdivision

My wife and I are residents of Copper Ridge subdivision residing at 3107 70th ST W, Billings, Montana
59106.

We are writing to express opposition to changes / amendments proposed to Copper Ridge subdivision by
Sanderson Stewart in a letter dated January 18, 2024, from John Halverson, LEED AP, Land Planner of
Sanderson Stewart.  Letter was copied to Nicole Cromwell, Zoning Coordinator/ Code Enforcement
Supervisor, City of Billings. 

Reference: Notice of Pre-Application Neighborhood Meeting for Zone Change at Lots 15 and 16, Block 3
of Copper Ridge, 7th filing, and Lot 15A, Block 3 of Copper Ridge Subdivision, 8th Filing.

The change request involves 3 tracts of land, changing their current zoning from N3- Suburban
Neighborhood to a combination of N1-First Neighborhood, NX1 - Mixed Residential 1 (1-4 dwelling units
per structure), NX-3 Mixed Residential 3 (5 or more dwelling units per structure), and P1 - Open Space,
Parks, Recreation.  We understand that this request has been since modified.

We respectfully oppose any changes to the existing zoning to Copper Ridge Subdivision. This is based
on the likelihood that property values within the existing adjoining parts of Copper Ridge Subdivision will
be adversely affected by introduction of significantly more housing units and population density on smaller
lots than those originally platted in Copper Ridge Subdivision, and by the impact of significantly more
traffic on Rimrock Road and 70th Street West resulting from the projected additional population. We also
believe the proposed zoning change is an attempt by the current developer to bail out of a short-term
downward trend in housing demand.  Vacant land is much preferred short term over over-built land.

Thank you for your attention to this!

Respectfully submitted,

Ron and Gerri Pearson
3107 70th ST W
Billings, MT 59106-1621
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From: Hillary Johnson
To: Cromwell, Nicole; brensb@billingsmt.gov
Subject: [EXTERNAL] Zone Change 1047 Concerns
Date: Tuesday, March 5, 2024 10:05:14 AM
Attachments: image.png

Good Morning,

I am writing you on behalf of the proposed zoning changes for the land west of Rimrock and
70th Street. I am aware this application will be "re-worked" and am eager to see the proposal
based upon these changes. Prior to the extension being officially granted, and the zoning
changes being re-worked, I wanted to express concerns that I personally have, and those I
have heard amongst my community members over the past few weeks. I will be referencing
the application provided for this zone change in my response below:

The safety of all users and the connectivity of the transportation are important criteria to
consider in roadway designs and transportation plan.
 While the roads in the existing neighborhoods and potential future neighborhoods are
designed for low speeds to help manage and calm traffic, the main road to access these
neighborhoods is Rimrock road. This road is currently a 2 way road, and quite narrow at the
entrances of the West End Neighborhoods. There is no turn lane, and it is one of the last to be
plowed during the winter. Adding more congestion (developer has stated at the neighborhood
meeting it could be anywhere from 400-900 additional cars) will put continued stress on this
road and subsequently the neighborhoods. It will increase the traffic throughout the main and
existing neighborhood roads, increasing safety concerns amongst the residents. Emergency
vehicles will also have increased response time using this road, with increased traffic, which is
a risk to those needing emergency services.

Planning and construction of safe and a affordable interconnected sidewalk and trails are
important to the economy and livability of Billings
The proposed strain the increased traffic will put on Rimrock, may potentially require a traffic
study and subsequent road widening when the stress of the road is quantified with the potential
new development. When the road is required to be widened, the property to be cut into would
most likely be these current existing green spaces along the side of the road, providing enough
space between an high speed (speed limit 50mph) road. Therefore, cutting into these green
spaces would reduce the area between the sidewalk and the road compromising safety and the
livability of this neighborhood in Billings.

Neighborhoods that are safe and attractive and provide essential services are much desired
While the infrastructure may be present (water, sewer, etc) to continue to build additional
neighborhoods, this proposed development will not increase the safety in the current or future
neighborhoods. With increased traffic on an already stressed roads, more wrecks are likely to
occur, especially with the road being at the current speed it is. (50mph). In addition, safety is
compromised when emergency response vehicles have increase response time. According to a
traffic study done by MDOT, there were a total of 27 crashes at the intersection of 62nd and
Rimrock during an 11 year period. While the number of wrecks is not the particular issue, it is
the fatality rate. 14 of those wrecks resulted in fatal and serious injury. Yes, there is a round
about planned at this intersection. After speaking with MDOT, the intersection was supposed
to be started January 1 under construction. It was then pushed back to April 1 pending the
utility work being completed. Utility work is currently underway and is not estimated to be
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done on time in order to start the roundabout construction. It would be unwise to approve the
zoning change (that would result in increased traffic) to a risky area in which the response to
the fatalities is not yet started the construction, and the final results are not known on how, if
at all, this is going to improve the safety in our neighborhoods.

A multi-use community recreation facility is desirable
There are currently P1 zoning throughout the existing neighborhood, and in the proposed
rezoning area. This is not the same as a community recreation facility. In MT, the use of the
parks is weather dependent, with lower use in the colder months. This area of town is several
miles from the closes indoor recreation facility, several of which are not for public use, and
require memberships. In addition, a large portion of the P1 proposed space is served as more
of a "green belt" between current housing that exists in current neighborhoods. While it is
classified as "Park" it does not truly function in that way but to provide more of a "buffer"
against the future dense housing proposed. The proposal also has a  "future trail along the
southern edge of the railroad track". In Billings, often times the last portions to be developed
are the parks. Copper Ridge Neighbors, despite being told that a P1 Park was planned and
subsequently zoned, secured private funding for the existing park due to the fact it wasn't
actually put in by the developers when the subdivision was complete. 

The history and heritage of Billings are cornerstones of our community
Many of the home owners, if not all, in this area bought our houses so far West of town
because we wanted to be connected to the City and all it has to offer, but wanted to live in a
quiet neighborhood with less crime, less traffic, and easy access to city trails and parks. The
history of the West End proposal did not include apartments, etc. and was designed for
families looking to live in a different environment but still apart of Billings. If this proposal is
passed, this history of Billings will be completely disregarded.

Community Fabric
Attractive streetscapes provide a pleasant and calming travel experience in urban and
suburban neighborhoods
As previously stated above, the Rimrock is not designed to take on this much increased use
and as a result, the pleasant and calming travel experience will be severely compromised.
Currently, often times taking children to school (which there are none in this neighborhood so
all have to be transported in privately or by bus) the road is congested all the way up and past
the intersection of Shilo and Rimrock. To say this proposal meets this criteria is quite the
opposite. There is limited area to landscape except for the P1 area (which could be
compromised when the road needs to be widened) creating risks and stress on those utilizing
this roadway every day.

Walkable neighborhoods that permit convenient destinations such as neighborhood
services, open spaces, parks, schools and public gathering spaces foster health, good will
and social interactions
 Consistently in the application, this proposed changed is pitched as being close to a "central
node" of 62nd and Rimrock being that is zoned for commercial development. It is difficult to
classify this as a "central node" being that it currently has no development in place, and sites
are still available with no purchases or plan for development in place. With that being said, the
next closes "node" would be the Shilo commercial area, which is several miles from the
proposed area. Not only is it several miles, no walking paths exist past the intersection of 54th



and Rimrock so it is nowhere near "walkable". There are not any current plans in place to
develop this path, and with the citizens voting down the recent parks bond, the funding will be
put toward other projects, rather than a large one like this. The schools are several miles away
and are not in a safe, walkable distance. 

Public safety and emergency service response are critical to the well-being of Billings'
residents and businesses
The property under proposal is within the city but the response of emergency response to these
areas is increased compared to those closer within the city which compromises public safety.
In addition, public safety becomes more in question with higher, dense population housing. In
our neighborhood, we have had very limited issues with the uptick of crime the city of Billings
has seen over the last year in particular. With increasing the amount of dense housing in this
area, the public safety is at risk.

Community investments that attract and retain a strong, and diverse workforce also attracts
businesses.

The goal of the proposed change is to attract diverse demographic to this area of Billings. Here
in our neighborhood, we are all "working class" residents. the property's proximity to the 62nd
and Rimrock "central node" was estimated by the developers to decrease transportation costs.
As previously stated, this area is not a central node and doesn't have any current business or
concrete plans for what the businesses may potentially be in this area. It has been zoned as
commercial for several years with no businesses choosing to operate in this area.

West Billings Plan

Plan for a mix of land uses that reduces automobile usage by locating stores, housing,
schools, and recreation within a very short drive (or walking distance) from each other in
compact neighborhoods with pedestrian-oriented streets

Again, the proposed area is several miles from stores, schools, and recreation beyond that of
the proposed zoning P1-Parks. The schools are not walkable, nor are businesses, entertainment
etc. to this are.

The 10 zoning Change Criteria:

Weather the new zoning is designed in accordance with Growth Policy

The concerns listed above are those and how the new proposal does not support the growth in
accordance with the Growth Policy. 

Whether the new zoning considers the character of the district and the peculiar suitability of
the property for the particular use
There are small areas in the current neighborhoods with zoning other than N3 zoning. Prior to
entering the existing Copper Ridge division, a small area of NX2 zoning exists along Rimrock.
Although the proposed zoning is "consistent" with this small area, the proposed zoned area
will connect in with the existing N3 copper Ridge homes, while the other NX2 zoned areas do
not. The proposed changes are not consistent with existing areas and does not promote
compatible growth nor does it consider the character of the current properties.



Whether the new zoning will conserve the value of buildlings
The risk of the new proposal has a chance to decrease home value in this area of the City. In
addition, with increased amount of traffic, noise, increased response time, increased distances
from commercial areas, etc. it will detract from the value of the existing homes. 

Whether the new zoning will encourage the most appropriate use of land throughout the
City of Billings
 The new proposal will provide more dense housing, but the location is not appropriate.
Increased density housing requires the city infrastructure to be able to support it. Beyond
utilities, the infrastructure of the City of Billings is not yet ready to support dense housing in
this area, being several miles from DEVELOPED COMMERCIAL nodes, schools, indoor
recreation areas and others. 

Whether the new zoning is designed to secure from fire and other dangers
With all the water running off of the rims, this area has had issues with flooding historically,
as well as settling in the neighborhoods requiring extensive home renovations to increase
stability. The building of high dense housing in this area is unwise and as mentioned before,
also has increase response time for emergency vehicles.

Whether the new zoning will promote the public health, public safety, and general welfare
No. The development designed packs dense housing into areas in which owners bought their
homes to be out of the "city" with access to city services, and with current areas zoned to be
similar, subsequent housing. With dense housing comes increased crime, increased noise rates,
and will have negative effects on those already residing in this area. The city also poses risk to
having "affordable" housing in an area close to railroad tracks causing increase likeliness of
injuries occurring from inappropriate use of the area.

Whether the new zoning will facilitate the adequate provision of transportation, water,
sewage, schools, parks and other public requirements.

The proposed neighborhood will increase traffic significantly on narrow roads. The schools in
this area are already overloaded. Per communication with Dr. Garcia, the superintendent of
instruction for School District 2, the enrollment data is as follows:

Increasing the enrollment numbers in these schools that are already literally overflowing
would be a misuse of the resources available in Billings. In addition, the time that it requires to
bus a higher amount of children to already overflowing schools, will increase the amount of
time the busses spend in the current and new neighborhoods, as well as requiring additional
bussing services to be put in place to support the need for transportation given the large
distance to the schools. 



Whether the new zoning will provide adequate light and air

The community is being developed in an area where there is currently an abundance, however
the increased use of multi-story, dense housing will limit that and therefor does not meet this
requirement

Whether the new zoning will affect motorized and non-motorized transportation

Again, there is no developed commercial area within walking distance, or several miles of
driving distance, down a road that does not have developed walking paths past 54th street.
Walking, bicycling, and utilizing the path is not feasible and should not be considered to meet
this criteria. If this passes in the future with similar plans, the developer will be required to
make traffic adjustments which will then cut into developed P1 park space in order to expand
the road, thereby decreasing the amount of recreation area, and increasing the risk to public
safety.

Other

In addition to all the above points and concerns, there are a few additional things I'd like to
take a moment to point out. 

The rezoning requirements are that the current landowners within 0.25 miles or 1320ft are
given notice of the neighborhood meeting in order to discuss the upcoming proposal. On
January 25th the meeting was held. There are several neighbors within this required area that
were never notified. A few letters were sent out, post marked and dated for January 18th. This
does not meet the mandatory minimum of 15 days' notice required by the City of Billings. 

The current landowners, Williams Homes, is based out of California and do not have the best
interest of the Billings Residents at their core. Although not reflected in the meeting minutes at
the neighborhood meetings, the comment was made by a representative that this was one of
the "last projects in Billings before (we) plan to get out".

I would implore you consider the above information, along with the comments received by my
fellow neighbors. It is my request that if an extension for the application is granted, that the
developer/owner will be given until April. If they are given the extension until May, it is my
request that an additional neighborhood meeting will have to occur with the PROPER
notification as required by Billings Re-zoning laws.

As you are aware, it is not uncommon for landowners and developers to request an extension
for zoning applications in hopes that the opposition will "fizzle" or decrease in order to make
the task at hand easier. Given the fact there are many residents in the City beyond just those of
Copper Ridge, I ask that you give my proposal consideration for extension, or continue as
originally planned for a City Council vote on March 25th.

I appreciate your time and consideration and am happy to discuss any concerns you may have
further.

Respectfully,



Hillary Johnson









From: SALLY PANKNIN
To: Cromwell, Nicole; Berns Brenda
Subject: [EXTERNAL] Petition Rezoning of West Rimrock
Date: Friday, March 1, 2024 8:22:37 PM

This is my opposition to the proposed zoning request by Williams Homes in CopperRidge.

We purchased our home through the original developer Oakland Built Homes and we were told and shown by an
artist rendering the future of the development was to consist of single family homes and green spaces. That
consistent flow of a community feel, private yards, views of the Rims, not seeing oversized homes or apartment
buildings and minimal traffic is why we bought a home in this particular subdivision. 

Since then Oakland has sold the remaining lots to Williams Homes a California based builder who is now turning
CopperRidge into a California style beachfront area with its two story (not split level as the local builders use)  multi
colored homes with tin porch rooftops and RV garages.  Williams Homes heard about the displeasure the current
residents have with the two story houses blocking views and towering over yards and invading privacy in our homes
and yards. The representative was condescending with his replies stating that “he was well within his rights as a
builder to build what he wants” and if we had an issue to “take it up with the city because the city approved the
plans”

The developer has no interest in improving the CopperRidge community nor benefiting Billings residents .  They are
unable to sell the $540k+ homes they built and are now trying another way to use the parcels to make a profit.  The
builder can't complete the housing it has started. There are multiple dirt piles and holes throughout the subdivision
because they started the excavation, dirt outline formation but never commenced with building. How are they going
to manage project housing? Will it be outsourced for management or will it be sold to someone else just so they can
make a few dollars?

Consider the strain adding 450+ apartments ( averaging 5 people per unit) will have on city services, trash removal (
apartment buildings use dumpsters and the wildlife will have a daily buffet available), emergency services and
schools that service our area. Will there be added police patrols, more officers available for calls, ambulatory, fire
stations and bus transportation? There are only two ways into the subdivision and each are two lane roads, it can’t
accommodate 900 + additional vehicles and that many vehicles in a small area increases the likelihood of car
accidents, pedestrian to vehicle accidents and more incidents involving collisions with wildlife.

The original subdivision request by Oakland needs to be followed. Just because the property changed hands doesn't
change the fact that the approval was granted on the information submitted by Oakland, it was to be single family
homes only! This isn’t about some builder’s “rights” we, the residents of this community, residents of Billings have
to live in this subdivision. We will have to live with the consequences of a rezoning change, not the builder. It
shouldn’t be this stressful to live in a place I was glad to call home.
Please don’t approve the rezoning application. Billings doesn’t need to be another Bozeman.

Thank you for your time
Sally Huntley-Panknin

mailto:chanlina@verizon.net
mailto:CromwellN@billingsmt.gov
mailto:bernsb@billingsmt.gov


From: Tanya Saunders
To: Cromwell, Nicole
Subject: [EXTERNAL] Copper Ridge going change
Date: Thursday, February 29, 2024 5:51:43 PM

Dear Madame,

        I have lived in Copper Ridge since Nov 2020. I love it here because of the openness and the quiet. I don’t hear
the traffic or the gunfire that I did when I lived near Burlington School. I enjoy walking the paths around here
because I do not feel afraid to be by myself as a single walker. I feel the zoning change would negatively affect the
neighborhood. I oppose the proposed zoning change.
        There are several reasons why I do not think this is a good idea. First of all, I do not think Rimrock Road could
handle another estimated 500 cars. It can not handle the volume it has right now. The condition of this 2 lane road is
terrible. We are expecting to have a round-about at some point, but the rest of the road will not change for the
foreseeable future.
        Secondly, there are no schools out here and no plans to build any. The elementary school children are bused to
Boulder or Meadowlark School. Those schools are overcrowded as it is. Adding multiple apartment buildings could
potentially add a hundred more elementary kids.
        Lastly, all the newly constructed houses are built on piers as the ground is unstable. Is it possible to build a
large complex like an apartment building on piers? What if that is not done and the building shifts and partially
sinks?
        I do believe Billings needs apartments. I just think Copper Ridge would not be a good place for them. If
Rimrock Road would be 4 lanes from Shiloh to 70th and and an elementary school is in walking distance of Copper
Ridge, then I would not have any opposition. However, I do not see either of those happening.

Thank you for your time,

Tanya Saunders

mailto:sptansaun@icloud.com
mailto:CromwellN@billingsmt.gov


Zone Change 1047  

Received via email to Nicole Cromwell  

March 5, 2024  

Martha and I regret that we are out of state together as you prepare for this evenings zoning mee�ng. 
We are reluctant to support rezoning and further expansion of the westward aspect of WH Copper Ridge 
54. We respec�vely ask for the city  to consider the concerns of the  exis�ng homeowners in copper 
ridge as well those of the rural and ranch homeowners with nearby tracts of land.  

 

As for us, we ask you to take into considera�on the effect and impact on recrea�onal, western pleasure 
and sport horse owners at our barn and riding facility, High Plain Stables. The horses and riders need 
some protec�on from the urban onslaught pressuring their boundaries.  Please help us preserve and 
protect  the tradi�on and value of riding and our deep respect for the horses here in this corner of 
Montana.  Martha and Greg McDowell 
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