
      

 
  

CITY  ZO N IN G  CO MMISSIO N      
A G EN D A -Tuesday, N ovember 4, 2025, 4:30 p.m.     

City Council Chambers, 5th Floor
316 N  26th St., B illings MT  

NOTICE TO THE PUBLIC 
 

Citizens are invited to:
Review the Agenda Packet on the City's website at: https://ci.billings.mt.us/117/Agendas-Minutes 

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 the Board via email before 12:00 PM on the meeting date. All emails received
prior to this time will be entered into the record for the public hearing.  Comments may be submitted by:

Mail: City/County Planning Division, PO Box 1178, Billings MT 59103
Email: bernsb@billingsmt.gov
NOTICE: All meetings and official activities of the MPO are held in buildings and locations that comply with accessibility standards
according to the Americans with Disabilities Act (ADA). A TTY number for the hearing impaired, 406-657-3079, is available upon
request. 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 direct questions to Brenda Berns, Planning Clerk @ bernsb@billingsmt.gov or 406-247-8610

      

Call the meeting to order.
 

Introduction of City Zoning Commission Members and Planning Division Staff
 

Public Comment

Each speaker will have three minutes to address the board. Please state your name and address for the record, direct your
comments to the board as a whole, and maintain decorum. The timer will signal when you have 30 seconds remaining. Thank you
for keeping your remarks concise and respectful.
 

Approval of Minutes:
 

Meeting Minutes of October 7, 2025
 

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
 
 

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. City Zone Change 1073  --SCFF Lot 7-SW Corner Rimrock & 60 th  St. W  - RR3 to CMU1 & 2- A zone change
request from Rural Residential 3 (RR3) to Corridor Mixed Use 1 and 2 (CMU1 & CMU2) on SUNNY COVE FRUIT
FARMS, S31, T01 N, R25 E, Lot 7, a 9.23 acre parcel of land. This application is being submitted in conjunction with an
annexation petition. A pre-application neighborhood meeting was held on September 23, 2025 at 5:30 pm, at Grace
Montessori, 4809 Grand Ave. Tax ID: D04653
 

 

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


      

b. City Zone Change 1074  --Barber Farms sub- Ag to CMU1, NX1, N2 and P1- A zone change request from
Agriculture (A)  to Corridor Mixed Use 1 (CMU1), Mixed Residential 1 (NX1), Mid Century Residential (N2) and Parks
and open space 1 (P1) on S03, T01 S, R25 E, C.O.S. 2007, PARCEL 1A, parcels of land to be known as Lot 3 of Barber
Farm Subdivision, 55.46 acre parcel of land. This application is being submitted in conjunction with an annexation
petition. A pre-application neighborhood meeting was held on September 22, 2025, at 5:30 pm, at the Emmanuel Baptist
Church.  Tax ID: D00349

 
 

Other Business/Announcements
 

Future Business

Adjournment
 



      

Th e  City  Co u n c il h as  d esig n a ted  No v em b er 2 4 ,  2 0 2 5  ,  a t 5 :3 0  p .m .                                     as the date and time to receive the Zoning Commission
recommendation for the zone changes and hold a public hearing. If approved on first reading, a seco n d  read in g  will o ccu r o n  Decem b er 8 ,            
2 0 2 5 ,  a t 5 :3 0  p m .           

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

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

Testimony regarding the above-mentioned item may also be submitted in writing to the Planning Division, P.O. Box 1178, Billings, MT 59103.

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 Brenda Berns, Planning
Clerk at bernsb@billingsmt.gov or 406-247-8610
 





 
Date: 11/04/2025
Title:
Presented by:
Department: Planning & Community Services
Presentation:

Information
RECOMMENDATION
The minutes of the Board meeting of October 7, 2025

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

ALTERNATIVES
City Council may:

Approve; or,
Not Approve

FISCAL EFFECTS

Attachments
Minutes of October 7, 2025



 

City of Billings Zoning Commission         

Tuesday, October 7, 2025 at 4:30pm 
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Daniel J Brooks Chairman 1 1 1 1 1 A - 1 1 1   

Greg McCall Vice Chairman 1 1 A 1 A 1 - 1 1 1   

David Goss Commissioner 1 1 1 1 1 1 - 1 1 1   

Beau Mulvaney 

 

Commissioner 1 1 1 A 1 A - 1 1 1   

Andy Megorden Commissioner 1 1 A 1 1 1 - 1 1 1   

Please note: “A” stands for excused absence, “1” stands for present, “V” stands for Zoom participation, “C” stands for Canceled 
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Zone Change 1 1 2 1 1 1 - 1 2 2   12 

Special Review - 1   1 1 - - - 1   4 

 

Call the Meeting to Order:  Chairman Brooks called the meeting to order at 4:30 PM  

 

Attending Staff: Karen Husman, Zoning Coordinator; Makayla Paul, Planner; Brenda Berns, 

Planning Clerk 

 

Public Comment 

Chairman Brooks called for public comments.  There were no comments from the public.  
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Approval of Minutes: September 2, 2025 

 

Motion by Commissioner Goss, seconded by Commissioner Megorden to approve the meeting 

minutes of September 2, 2025.  The motion passed unanimously. 

 

Disclosure of Ex-Parte Communication 

 

COMMISSIONER DISCLOSED NONE   ABSTAINED     ABSENT 

Daniel J Brooks  X   

Greg McCall  X   

David Goss  X   

Beau Mulvaney  X   

Andy Megorden  X   

Commissioner Goss stated for the record he has a relative that lives in the vicinity of ZC 1070. 

 

Disclosure of Conflict of Interest    

COMMISSIONER DISCLOSED NONE   ABSTAINED     ABSENT 

Daniel J Brooks              X   

Greg McCall              X  

David Goss            X   

Beau Mulvaney  X   

Andy Megorden  X   

Commissioner McCall stated a conflict of interest and recused himself from participation in the 

discussion and vote on Zone Changes 1071 and 1072. 

Site visits: Commissioner McCall visited the sites of ZC 1071 and ZC 1072 

 

Chairman Brooks read the meeting rules and procedures and opened the Public Hearing. 

 

a. City Zone Change 1071 -  City Zone Change 1071 – 4524 Central Ave.  – From NX1, 

NX2 & N2 to N3 - A zone change request from Mixed Residential 1 & 2 (NX1 & NX2) 

and Mid-Century Neighborhood (N2) to Suburban Neighborhood Residential (N3) on the 

south 1.775 acres of Lot 2 & all of lot 3, CLEARWATER ESTATES SUB a 9.676-acre 

parcel of land. A pre-application neighborhood meeting was held on July 30, 2025 at 6pm, 

at Grace Montessori School. Tax ID: A38278 & A38279. 
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Karen Husman, Zoning Coordinator, provided an overview of the requested zone change and the 

existing zoning. She explained that the proposal modifies the original zoning by reducing the 

allowable lot coverage from 60% to 40%, which correspondingly lowers the overall density. 

 

                           
 

                                                      

Recommendation 

Staff recommended approval of Zone Change 1071, noting that it is consistent with the Growth 

Policy, compatible with adjacent uses and zoning, and aligns with the West Billings 

Neighborhood Plan by establishing an appropriate development pattern and promoting mixed-

use and infill development. 

 

Questions 

The board inquired about the anticipated change in units associated with the proposal. Staff noted 

that the applicant could provide additional details, as a site layout reflecting the lower-density 

option was not included with the zone change application. 

 

Applicant’s Agent 

Craig Dalton, Performance Engineering – Mr. Dalton addressed questions regarding zoning and 

density. He stated that under the proposed platting, the area would consist of approximately 41 

lots over 9-acres. Compared to the original zoning, which would primarily allow NX1 

development, the proposal results in an approximate 10% change in density.  

He noted that the intent is not to construct row houses, though a small number of duplexes may 

be included, with the majority of units consisting of smaller single-family homes. 

 

Discussion 

The board expressed a desire to ensure that the property is used appropriately and noted concerns 

about potential reductions in housing density given the ongoing need for additional units. The 

applicant’s agent made observations on broader housing trends, including the prevalence of 

multifamily projects, market absorption of new units, and a shift toward smaller lots and homes 

to provide more affordable options. 
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Public Comment 

No members of the public offered comments. 

 

Motion 

Motion made by Commissioner Megorden, seconded by Commissioner Mulvaney to recommend 

approval of Zone Change 1071 with the Staff recommended determinations of the Review 

Criteria. Motion passes unanimously with the four voting members. 

 

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Daniel J Brooks           X    

Greg McCall                        X  

David Goss           X     

Beau Mulvaney           X                 

Andy Megorden           X      

 

Discussion 

The board expressed sentiment regarding lack of density, however noting it meets the criteria.   

 

Zone Change 1071 will be heard at City Council on October 27, 2025 

 

 

b. City Zone Change 1072 – 4524 Central Ave – CMU1, NMU, NX1, NX2 & P1 to CMU1, 

NX1, NX2 & P2 - A zone change request from Corridor Mixed Use 1 (CMU1), 

Neighborhood Mixed Use (NMU), Mixed Residential 1 & 2 (NX1 & NX2) and Open 

Space Parks Recreation (P-1) to , Corridor Mixed Use 1 (CMU1), Mixed Residential 1 & 2 

(NX1 & NX2) & Public-Civic, Institutional (P-2) on approximately 3 acres of Lot 1, all of 

lot 4 and approximately 14 acres of lot 5, of CLEARWATER ESTATES SUB, an 24.668 

acre parcel of land. A pre-application neighborhood meeting was held on August 26, 2025, 

at 6pm at Grace Montessori School. Tax ID: A38280, A38281, & A38277 

 

Karen Husman, Zoning Coordinator, provided an overview of the requested zone change and 

the existing zoning. She noted that the request involves Lots 1, 4, and 5, of Clearwater 

Subdivision which are currently under subdivision review creating a new subdivision to be 

known as the 44 West Subdivision. The proposed change eliminates the NMU designation 

and adjusts the zoning boundaries to reflect the intended development areas for each zoning 

district. 
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Recommendation 

Staff recommended approval of Zone Change 1072, noting that it is consistent with the Growth 

Policy, supports essential investments, and promotes strong neighborhoods. The proposed zoning 

is compatible with adjacent uses, and the project aligns with the intent of the West Billings 

Neighborhood Plan by establishing development patterns and encouraging higher-density, 

mixed-use, and infill development. 

                             

Applicant 

Greg McCall, with McCall Homes and Development, explained that the primary purpose of the 

zone change is to align the property with the new zoning code. He noted that the Planned 

Neighborhood Development (PND) was established in April 2024, and as the area is 

incorporated into the City, it is necessary to establish the appropriate zoning designation. Mr. 

McCall stated that the annexation process now includes criteria requiring a mix of housing types 

rather than a single zoning district, with the intent of promoting diversity in newly annexed 

areas. He further explained that it is often challenging to determine the most suitable zoning until 

development plans are underway. The proposed changes to the existing PND primarily involve 

adjustments to road placement, right-of-way access, and utility connections, along with minor 

revisions to housing types and mixed-use areas. He added that the lots are designed for higher 

density to support greater diversity within the development, with the primary entrance located on 

44 West. 

 

 

Neighborhood Rendering 
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Questions 

The board inquired how the proposed development compares to other projects by the applicant. 

It was noted that it is similar in character but smaller in scale, with an anticipated 400–600 

homes. The development is intended to maintain a variety of housing types consistent with the 

applicant’s portfolio. 

 

The board also asked whether a traffic impact study would be conducted. It was confirmed that a 

TIS is required and that funds have been set aside for future road improvements along Central 

Avenue and at intersections identified as needing enhancements. 

 

Public Comment 

No member of the public offered comments. 

 

Motion   

Motion made by Commissioner Megorden, seconded by Commissioner Mulvaney to recommend 

approval of Zone Change 1072 with the Staff recommended determinations of the Review 

Criteria.  Motion passes unanimously with the four voting members. 

 

COMMISSIONER          Yes No   ABSTAINED     ABSENT 

Daniel J Brooks           X    

Greg McCall                        X  

David Goss           X     

Beau Mulvaney           X                 

Andy Megorden           X      

 

 

a. City Special Review 1002 – 5545 Holiday Ave – Bar and Casino – A special review 

request to allow an all-beverage liquor license with gaming on Block 1, Lot 1 in Holiday 

Business Park Sub, a 35, 152 square foot parcel of land, in a Corridor Mixed Use 2 

(CMU2) zone.  The purpose of the request is to establish an all-beverage liquor license 

with gaming for a new bar with casino on the land.   

 

Karen Husman, Zoning Coordinator gave an overview of the special review and the subject 

property zoning.  Ms. Husman stated the Special Review is a request to allow a liquor license at 

5545 Holiday Avenue.  

 

Special Review – Decision Criteria and Standards of Review 

- Special Review Uses are “special exceptions” in the zone district – not allowed uses. 

- Proof of compatibility of the Special Review Use rests with the applicant. 

- Nine Review Criteria 
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Recommendation 

Staff is recommending approval, based on the proposed findings and recommended conditions of 

approval (BMCC 27-1623.D) 

 

• Consistent with the Growth Policy and Infill Development Policy 

- Essential Investments 

- Prosperity 

• Vacant lot infill development within Holiday Business Park 

• Compatible with surrounding commercial development 

• Adequate site size and layout to meet the standards for landscaping, buffers, circulation, 

and parking 

• Public health and safety protected through site design, lighting, and conditions of 

approval. 

 

Questions 

The board inquired about the cemetery south of the site and whether it is considered a religious 

facility; staff confirmed that it is not. Questions were raised regarding lighting for signage, with 

staff noting that it must comply with current sign regulations. The board discussed the 

importance of adequate lighting for the casino and outdoor spaces, with staff noting requirements 

related to parking and safety. 

 

Board members also asked about special conditions, including the use of outdoor speakers. Staff 

stated that while City Council had previously determined restrictions were unnecessary where no 

residential neighborhood exists nearby, a condition can be added in this case to limit sound to the 

property line. 

 

Public Comment 

No member of the public offered comments. 

 

Chairman Brooks closed the Public Hearing. 

 

Motion 

Motion made by Commissioner Goss, seconded by Commissioner McCall to recommend 

approval of Special Review 1002 with the Staff findings of the review criteria and with the three 

additional conditions for lighting and outdoor speaker restriction and limiting the Bar and Casino 

to the floor space designated on the submitted site plan.  Motion passes unanimously.   

 

Board Discussion 

The board expressed concern regarding the proximity of a second casino to an existing one but 

noted appreciation for the proposed building layout and the inclusion of other businesses within 

the development. 
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Future Business 

a. Karen Husman advised the Commission of two upcoming zoning changes scheduled for 

November. 

 

b. Karen Husman reported that the proposed text amendments have been postponed to 2026. 

 

Adjournment: The meeting adjourned at 5:10 PM  

 

Brenda J Berns, Planning Clerk 

 



 
Zoning Commission
Date: 11/04/2025

Title: Zone Change 1073- Lot 7 of Sunny Cove Fruit Farms-SW Corner Rimrock & 60th St. W
- RR3 to CMU1 & 2

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

Information
RECOMMENDATION
Planning Staff is recommending approval and adoption of the findings of the 10 review criteria for Zone Change 1073.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
Zone Change 1073 is a zone change request from Rural Residential 3 (RR3), a county zoning district, to Corridor Mixed Use
1 and 2 (CMU1 & CMU2) on Lot 7 of Sunny Cove Fruit Farms, an approximate 8.95 acre parcel of land. This application is
being submitted with a concurrent annexation petition. A pre-application neighborhood meeting was held on September 23,
2025 at 5:30 pm, at Grace Montessori, 4809 Grand Ave.

The proposed zoning of CMU 1 and 2 would facilitate mixed commercial development. The CMU1 district is intended to
accommodate commercial and other uses along transportation corridors to promote development that is comfortably
accessible via all modes of transportation, including motor vehicles, bicycles, and walking. Commercial uses in the CMU1
district may be somewhat larger in scale and more flexible than the neighborhood mixed-use district, including more auto-
oriented uses such as gas stations. While ground stories along streets are intended for commercial uses, any story could
accommodate residential and/or office uses.  CMU2 district is similar in intent to CMU1, supporting commercial and any
story residential and/or office use along transportation corridors. However, CMU2 differs from CMU1 as it is meant to
accommodate larger-scale commercial, warehouse-style buildings, and other uses in multiple buildings on larger, deeper
parcels along corridors.

This property is within the City of Billings' (City) Limits of Annexation Area Zone 1, allowing a petition for annexation.
 The land around the subject property is currently used for farming activity, fallow land, and residential uses. Parcels
adjacent to the west and east are annexed into the City. Existing within Rimrock Rd at the property's frontage is a 20" water
main and 24" sewer main. Heading west on Rimrock is Signal Peak Townhomes and Copper Ridge. 

The proposed zoning complies with the 2016 City of Billings Growth Policy, which identifies three growth scenarios for the
Billings West End, High Density Growth Scenario, Low Density Growth Scenario, and Preferred Growth Scenario. In all
three of these scenarios, the area surrounding the intersection of Rimrock Road and 62nd Street West included
commercially zoned districts. The West Billings Neighborhood Plan identified the public desire to limit larger community
commercial centers to appropriate intersections of arterial streets. Commercial centers should be compatible with the
surrounding area and designed to serve the overall West Billings community.  These commercial nodes may vary in size
based on special circumstances such as topography and adjacent uses. Rimrock Road is identified as an arterial
street.  Additionally, the roundabout at 62nd Street and Rimrock Road recently completed construction. 

The adjacent property, Tule Ridge Subdivision, to the west is zoned Corridor Mixed Use 1. Nearby northwest of the
intersection of Highway 3 and Rimrock Rd., Coal Creek Subdivision contains some parcels zoned Corridor Mixed Use 2.
The proposed zoning of this property as a mix of Corridor Mixed Use 1 and Corridor Mixed Use 2 creates a commercial
node in the West Billings area. The nearest commercial node being at 54th and Grand Avenue. The West End Plan also
states that large commercial nodes should be no closer than 1 mile apart. This proposed rezone is approximately 2 miles
from the 54th and Grand intersection, further complying with the growth policy. 

Planning Staff is recommending approval based on the compatibility of location, and adjacent zoning. The proposed zoning
is in conformance with both the 2016 Growth Policy and the West Billings Neighborhood Plan. 
 
APPLICATION DATA
APPLICANT: LMO Investments, LLC
AGENT: Taylor Kasperick, Performance Engineering
LEGAL DESCRIPTION: Lot 7, Sunny Cove Fruit Farm
ADDRESS: N/A
CURRENT ZONING: RR3
PROPOSED ZONING: CMU1 & CMU2



EXISTING LAND USE: Agriculture/Vacant
PROPOSED LAND USE: Commercial Mixed Use
SIZE OF PARCEL(S): 8.95 acres
 
SURROUNDING LAND USE & ZONING:
NORTH Zoning: Large Lot Suburban Neighborhood - N4
NORTH Land Use: Vacant /Ag- Residential
SOUTH Zoning: RR3
SOUTH Land Use: Vacant/Ag
EAST Zoning: Suburban Neighborhood - N3
EAST Land Use: Residential
WEST Zoning: Corridor Mixed Use 1 - CMU1
WEST Land Use: Vacant

STAKEHOLDERS
Planning staff provided public notice of the application in accordance with zoning regulations, including notification to
surrounding property owners, publication of a legal advertisement, and posting of the subject property. As of the date of
this report, no written correspondence has been received from surrounding property owners regarding the proposed zone
change.

The applicant conducted a pre-application neighborhood meeting on September 23, 2025, at 5:30 p.m. at Grace Montessori
Academy, located at 4809 Grand Avenue. Nine individuals signed the attendance sheet. Discussion topics included the
types of uses permitted under the proposed zoning, potential impacts to existing irrigation ditches and groundwater,
stormwater runoff and retention, site access, and anticipated traffic. Meeting notes, a detailed summary of the discussion,
and the attendance sheet are attached.

ALTERNATIVES
The Zoning Commission may take one of the following actions:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1073; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1073; or,
Delay action on the zone change request to a certain date not more than 60 days in the future; or,
Allow the applicant to withdraw the zone change request

The applicant has not asked to delay or withdraw the application as of the drafting of this memo.

FISCAL EFFECTS
Approval or denial of the proposed zone change will not have a financial impact on the Planning Division budget.

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

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

Strong Neighborhoods;

Neighborhoods that permit convenient destinations such as neighborhood services, open space, parks, schools,
and public gathering spaces foster health, goodwill and social interaction.
Neighborhoods that are safe and attractive and provide essential services are much desired. Implementation of
the Infill Policy is important to encourage the development of underutilized properties.

Prosperity and Essential Investments;

Infill development and development near existing City infrastructure may be the most cost-effective.
A diversity of available jobs can ensure a strong Billings' economy.
Retaining and supporting existing businesses helps sustain a healthy economy.

The proposed zoning aligns with the West Billings Plan with public desire to limit large community commercial centers to
appropriate intersections of arterial streets. Commercial centers should be compatible with the surrounding area and
designed to serve the overall West Billings community.  The proposed zoning district would allow compatible uses to the
CMU zone to the west and expanding the commercial node at the corner of 62nd Street and Rimrock Rd. 



  
The West Billings Plan also states that with the intent of preventing strip commercial development, the West Billings
planning area should contain large commercial nodes of varying sizes located at the intersections of arterial streets. These
commercial nodes may vary in size based on special circumstances such as topography and adjacent uses.  Commercial
nodes should be comprised of, as much as possible, a diverse range of commercial, business office, and entertainment
facilities.  

The proposed zoning is also in line with North West Shiloh Area Plan. This plan was developed by the City of Billings and
discusses development as it is annexed into the city as a supplement to the West Billings Plan.  The North West Shiloh Area
Plan identifies ‘Commercial Nodes' at different intersections on the west end.  One is identified at the intersection of 62nd
Street West and Rimrock Road.  It identifies a small area on each corner of the intersection for community conveniences
which are also referenced in the West Billings Plan.   
 
2. Is the new zoning designed to secure from fire and other dangers?
The new zoning requires minimum setbacks, open and landscaped areas, and building separations. The new zoning, as do all
zoning districts, provides adequate building separations and density limits to provide security from fire and other dangers.
Additionally, the annexation of the property provides for municipal water service for the site. Any new construction on the
site will follow applicable building codes. There will be new fire hydrants located an adequate distance throughout the
interior of the development with spacing at the approval of the City of Billings Fire Marshal meeting all City of Billings Fire
Codes. These new hydrants will be in addition to the existing hydrants located along Rimrock Road and 62nd Street West,
north and west of the proposed zone change. This ensures that any business that may be in this subdivision is adequately
secure from fire. This site is also located outside of the floodplain, per LOMR 22_08_0233P in effect on March 23, 2023. 

3. Whether the new zoning will promote public health, public safety, and general welfare?
New construction on the site will follow building code requirements to ensure and promote public health, public safety, and
general welfare.  The proposed zone change will create a commercial mixed-use district in an area lacking existing
commercial development. While the nearby Coal Creek subdivision at Highway 3 and Rimrock, as well as the adjacent Tule
Ridge Subdivision, both have commercial mixed-use zoning designations of Corridor Mixed Use 2 and Corridor Mixed Use
1, respectively, neither development has submitted a building permit as of the writing of this report. The subject property is
proposed to be subdivided by the developer. As part of the subdivision process, a Traffic Impact Study (TIS) will be
required if the proposed development will generate more than 100 peak-hour trips or 1,000 trips per day. If the TIS is
required, intersections identified to be impacted will require a proportionate share contribution.  These contributions would
be put towards projects that would help ease traffic flow in the area and enhance traffic control at the intersections, creating
safer roadways for drivers and pedestrians. 

The zoning application is concurrent with a petition for annexation. Rimrock Road currently has a 20" water main and 24"
sewer main. The use of adjacent City utility services promotes public health and general welfare. 

4. Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks
and other public requirements?
Transportation:
The proposed zoning and new development will increase traffic on the adjacent street network. Similar to criteria 3, as part
of the subdivision process, a TIS will be required if the proposed development will generate more than 100 peak-hour trips
or 1,000 trips per day. The TIS will help identify intersections that would be affected by the development and would then
require the developer to pay a proportionate share contribution towards the intersection for improvement. These
contributions would be put towards projects that would help ease traffic flow in the area and enhance traffic control at the
intersections, creating safer roadways for drivers and pedestrians. The City is working on plans to widen Rimrock Road to
three lanes, which will help mitigate existing traffic concerns. As part of annexation and development, it is anticipated the
owner will be required to contribute to the cost of this project. 

Water and Sewer:
The City will provide water and sewer services to the property.  As part of this project, water and sanitary sewer mains
will be extended throughout the property with existing water and sewer mains currently within Rimrock Road. The proposed
zoning facilitates the development of a lot that has two adjacent lots annexed into the City. 

Schools and Parks:
Schools may be impacted by the proposed zoning, as both CMU1 and CMU2 allow for residential use; however, the
developer is proposing to use the lots for commercial purposes. Parks should not be negatively affected by the proposed
zoning, as all new subdivisions with residential development are required to join a park maintenance district. Since this
development is proposed to be commercial, the impact on parks is expected to be minimal.

Fire and Police:
The subject property will be served by the City of Billings Police Department and the Billings Fire Department. The nearest



fire station is Fire Station 7 which is located approximately 1.7 road miles away. New fire hydrants will be provided
throughout the development in accordance with Building and Fire Codes. 
 
5. Will the new zoning provide adequate light and air?
Similar to Criteria 2 and 3, the proposed zone requires build to zones, side and rear setbacks, and adequate separation
between structures, which provides for adequate light and air. This parcel is presently vacant. Therefore, any new
structure(s) will be required to meet setback/build-to, height, building separation, and Building Code requirements.
Additionally, when abutting an neighborhood zoning larger setbacks are required to provide transition between uses. 

6. Will the new zoning affect motorized and non-motorized transportation?
The new zoning itself will not impact motorized and non-motorized transportation. The proposed zoning and subsequent
new development will increase traffic on the adjacent street network. Similar to criteria 3 and 4, as part of the subdivision
process, a TIS (TIS) may be required. The TIS will help identify intersections that would be affected by the development and
would then require the developer to pay contributions towards the intersection for improvement. These contributions would
be put towards projects that would help ease traffic flow in the area and enhance traffic control at the intersections. 

7. Will the new zoning promote compatible urban growth?
The proposed zoning does promote compatible urban growth. Directly east of the subject property is N3 zoning, and it has a
single-family residential dwelling. The N3 zoning allows for single-family homes or duplexes. The property to the south is
currently Rural Residential 3 (RR3) and is a vacant parcel of land. When the subject property is developed it will be
required to have the minimum bufferyard specified for adjacent residential uses.  The proposed CMU1 and CMU2 zone
districts are compatible with the subdivision to the west in the CMU1 zone district. The City Growth Policy proposes
commercial districts along principal arterials which is beneficial for both commercial businesses and provides services for
residential areas. Keeping commercial traffic off of local residential streets and on high traffic volume arterial streets
additionally helps with the urban growth in the area.

8. Does the new zoning consider the character of the district and the peculiar suitability of the property for
particular uses?
The proposed zoning does consider the character of the district and the suitability of the property for proposed uses. The
proposed zoning will allow commercial and residential development. The proposed zoning is compatible with the adjacent
zoning and existing development and uses in the vicinity, as mentioned in Criteria 7. Further, this use is compatible with the
character of the surrounding district and the suitability of the property for future uses.  Possible uses include residential
single and multifamily as well as commercial uses including but not limited to schools, health care facilities,
amusement/recreation facilities, small animal veterinary clinics, restaurants and retail stores.  The proximity of the zoning
to an arterial intersection and the alignment with the 2016 Growth Policy and West Billings Plan encourages the character
of the district. 

9. Will the new zoning conserve the value of buildings?
The property and surrounding properties are currently vacant. The new zoning will not have an impact on the value of
buildings for the parcel. Any new structures will need to be in compliance with zoning and building codes.

10. Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
Similar to Criteria 8, the proposed zoning will allow commercial and residential development. The proposed zoning is
compatible with the adjacent zoning and existing development and uses in the vicinity, as mentioned in Criteria 7. Further,
this use is compatible with the character of the surrounding district and the suitability of the property for future uses.
 Possible uses include residential single and multifamily as well as commercial uses including but not limited to schools,
health care facilities, amusement/recreation facilities, small animal veterinary clinics, restaurants and retail stores.  The
proximity of the zoning to an arterial intersection and the alignment with the 2016 Growth Policy and West Billings Plan
encourages an appropriate use of the land. 

Attachments
Zoning Map & Site Photos
Application & Applicant Letter
Neighborhood Meeting Info.
History
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Zoning History for City ZC 1073 

  
SUBJECT PROPERTY Zone Change  DATE 

FOR 
APPROVED 

(Y/N) 

ADDITIONAL 

DATA 

None.      

     

SURROUNDING 

PROPERTY 

Zone Change  DATE 
FOR 

APPROVED 

(Y/N) 

ADDITIONAL 

DATA 

      

Sunny Cove Fruit Farm 

Lots66A1 & 67A1 

1070 10/13/2025 MU PND- N1, NX1, CMU1 & 

P1 
Y  

Wild Rose Subdivision 998 9/21/21 N4 to (MR-PND) consisting of 

N1, N2, N3, NX1 and P1 
Y 

Formerly Sweetgrass 

Subdivision 

Skyview Ridge 

Subdivision  

788 12/5/2006 
A to CC, NC, RP, RMF-R, 
R60, R70, R70R, R96 and 

Public  
Withdrawn Zone districts updated 

2021 to CMU1, NMU, 

NO, NX3, NX2, N2, 

N3 and Public 1  Skyview Ridge 

Subdivision 

 814 7/23/2007 R96 to R70R, R60, RMF-R, 
RP, NC, CC and Public  

Yes 

Zimmerman Home Place 1038 10/3/2023 NX1 to NX2 & Nx3 Y  

Michelloti Sawyer  1020 10/24/2022 A to NX1 and NX3 Yes Steward Land 

townhomes 

ZHP 3rd Filing 

Zimmerman Trail 

frontage  

1019 1/9/2023 NO to CMU1 Withdrawn  

Cardwell Ranch PD  986 10/26/2020 Update to PD  Y  

733 S 31st St. W 999 10/25/2021 CMU1 to CMU2 Y  

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

1997 

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

Offices 

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

office/retail 

1500 Golden Blvd 572 2/28/1994 A-1 to RMF Y Carriage Homes 1997 

3155 Avenue C 413 10/25/1983 R-96 to RMF-R Y Aspen Meadows 2005 

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

1981 

      



 
Zoning Commission
Date: 11/04/2025

Title: City Zone Change 1074- Lot 3 of Barber Farms Sub- Ag to CMU1, NX1, N2 and P1-
PND-MU

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

Information
RECOMMENDATION
Planning staff recommends approval and adoption of the findings of the 10 review criteria for Zone Change 1074.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
This is a zone change request for a using the Planned Neighborhood Development (PND) zone change process for a
proposed annexation of a 55.46 acre parcel generally located north of Central Avenue between 44th St. West and 48th
Street West, from county zoning of Agriculture (A) to Corridor Mixed-Use 1 (CMU1), Mixed Residential 1 (NX1), Mid-
Century Residential (N2) and Parks and Open Space 1 (P1). A pre-application neighborhood meeting was held on
September 22, 2025, at 5:30 pm, at the Emmanuel Baptist Church.  The PND process 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. This tool applies a level of certainty to all stakeholders, including the
surrounding property owners. The proposed Mixed-Use PND will include 3.46 acres of CMU1 on the Central Avenue
frontage, 3.25 acres of NX1, 41.17 acres of N2, and 1.12 acres of P1. These acreage amounts reflect net areas exclusive of
rights-of-way. 
 
This area of Billings has experienced a great deal of growth and development over the past decade. Housing demand has
reached a high level while supply of all types of housing choices has not kept up with the demand.  Development on the
edge of the City of Billings (City) presents challenges, including ensuring appropriate transitions between adjacent county
properties and new urban neighborhoods. While these transitions do not require homogeneity, the development plan will
include buffering, connectivity that supports the planned network in the neighborhood and existing and needed ROW
dedications, and recognition of shared goals across both property types. 

The 2016 Billings Growth Policy and the 2001 West Billings Neighborhood Plan both support the intent of the proposed
Mixed Use PND zoning.  The West Billings Neighborhood Plan goals and objectives emphasizes locating compatible land
uses and providing a range of housing choices and development densities, goals supported by the proposed zone change.
Similarly, the 2016 Billings Growth Policy supports a broad range of housing choices, encourages more walkable
neighborhoods with connectivity to other transportation options and neighborhood services, and building the community
fabric through urban designed public spaces -- objectives also supported by the proposed zoning. Providing commercial
zoning along Central Avenue, with medium density residential development north into the interior of the property fits well
with providing urban services and housing choices. 

The property is located within the Limits of Annexation, Zone 1 with the annexation petition running concurrently with the
zone change. Following the annexation and zoning process, the property will undergo subdivision review to evaluate traffic
impacts, connectivity, and public utilities among other design requirements. Once lots are created, the development of
multiple structures on each lot will require Master Site Plan approval. The Master Site Plan review will address the overall
layout of the planned development, including but not limited to private and public roadway design, building placement and
design, landscaping, and public utilities. Although the property is located at the edge of the city, the extension of City
services in this area began in 2024 across Central Avenue with the annexation of a 48.49 acre property, making this
property positioned for coordinated development within the City. The City also had long range plans for City infrastructure
and more annexation of property along 48th Street West both north and south over time and connections of utilities and
roadways in the area.  

APPLICATION DATA: 
APPLICANT:  Diane Brown, Donna Barber-Schneider, Karin Barber 
AGENT:    Taylor Kasperick, Performance Engineering 
LEGAL DESCRIPTION:    Parcel 1A of COS 2007; underwent county subdivision as Lot 3 of Barber Farms Subdivision
located in S03, T01 S, R25 E 
ADDRESS:    N/A 
CURRENT ZONING:    Agricultural (Ag) 
PROPOSED ZONING:    CMU1, NX1, N2 and P1 



EXISTING LAND USE:    Agriculture/Vacant 
PROPOSED LAND USE:    Mixed Use 
SIZE OF PARCEL(S):   55.46 acres 
  
SURROUNDING LAND USE & ZONING: 
NORTH Zoning:    Rural Residential 1 (RR1, County) 
NORTH Land Use:    Residential 
SOUTH Zoning:    Corridor Mixed-Use 1 (CMU1), Mixed Residential 2 (NX2), and Large Lot Suburban Neighborhood
Residential (N4, County) 
SOUTH Land Use:   Vacant land directly across Central Avenue with existing residential development further south. 
EAST Zoning:    Rural Residential 3 (RR3, County) and RR1 
EAST Land Use:    Residential 
WEST Zoning:    N4 
WEST Land Use:     Residential 
 

STAKEHOLDERS
The applicant conducted a pre-application neighborhood meeting on September 22, 2025, at 5:30 p.m. at Emmanuel Baptist
Church, 328 Shiloh Road. Forty-eight (48) people attended the meeting, not including the applicants. The required
notification area for all new PND zone changes is 1/4-mile from the property boundary. In this case, over 230 individual
property owners and interested parties were notified of the pending zoning application. In general, the questions from the
surrounding owners included interest in the number of new dwelling units. Attendees asked about the traffic impacts and
access to surrounding existing streets. The agent stated they have a contract to do a full traffic impact study based on the
proposed zoning. There were additional questions about why the property was not developed in the county. The agent stated
the Yellowstone County Subdivision Regulations and Department of Environmental Quality require any subdivision within
500 feet of a public sanitary sewer or water system must connect to those systems rather than having onsite water and sewer.
From a City standpoint (not what the applicant stated), it does not make sense as far as the City's Limits of Annexation Map
and long term plans for this area to have further county development, especially when some of the adjacent development in
the county will end up in the City in the future due to water and sewer challenges. The summary of the meeting is included
in the attachments.

At the time of writing this report, 19 emails expressing opposition to the proposed PND zone change have been received by
Planning staff. These emails are within the attachments.  The primary concerns raised were increased traffic and the
compatibility of housing with surrounding agricultural and large lot residential county properties. Many of the objections
were related to potential traffic increases, raising safety concerns. Opponents also expressed doubts about the compatibility
of the proposed development with neighboring county properties and traffic concerns. While neighboring property owners
may provide written and spoken testimony about this zone change either before or at the Zoning Commission hearing, State
Law changed in 2025 and valid protest provisions are no longer an option for neighboring properties that meet certain
requirements.

 

ALTERNATIVES
The Zoning Commission may:

Recommend approval and adoption of the findings of the ten review criteria for Zone Change 1074; or,
Recommend denial and adopt different findings of the ten review criteria for Zone Change 1074; 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. The applicant has not requested a delay or
withdrawal of the application. 

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 Mixed-Use Planned Neighborhood Development (MU-PND) zoning is consistent with the 2016 Billings



Growth Policy. The development supports the City's goals for housing diversity, walkable and safe neighborhoods, efficient
use of infrastructure, and long-term economic vitality. The following sections summarize key Growth Policy goals.

Strong Neighborhoods:

Zoning regulations that allow a mixture of housing types provide housing options for all age groups and income levels
in neighborhood areas
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,
connectivity, pedestrian-scale streetlights, street trees and walkable access to public spaces
Neighborhoods that are safe and attractive and provide essential services are much desired

Home Base:

A mix of housing types that meet the needs of a diverse population is important
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 
Homes that are safe and sound support a healthy community

Essential Investments

Infill development and development near existing City infrastructure may be the most cost-effective.
Neighborhoods that are safe and attractive and provide essential services are much desired.
Infrastructure and service investments that stabilize or improve property values, secure future utility costs, consider
maintenance costs, and improve environmental quality far into the future (i.e., energy efficient) are desirable.

The proposed zoning supports these objectives by providing a mix of residential types (single-family, duplex, and multi-
family units) to meet diverse population needs. The inclusion of CMU1 commercial uses creates convenient neighborhood
destinations, fostering walkability and social interaction. Subdivision design standards will incorporate complete streets
and pedestrian-scale lighting, ensuring safe streetscapes. By locating development near existing city infrastructure, the
project uses public services efficiently and promotes orderly growth. Commercial and residential integration also
contributes to long-term economic activity.

The 2016 Growth Policy identifies three growth scenarios: High Density, Low Density, and Public Preferred. The High
Density scenario envisions up to 16 dwelling units per acre, while the Low Density scenario identifies approximately 5
dwelling units per acre. The Public Preferred scenario targets roughly 9 dwelling units per acre. The proposed development
includes 370 dwelling units on 55.46 acres, resulting in 6.67 dwelling units/acre, which is closer to the Low
Density scenario, reflecting a balanced approach to neighborhood scale and intensity.

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 MU-PND for the property is consistent with the following adopted Policies of
Planned Growth.
Goal 1: Establish Development Patterns that Use Land More Efficiently 

Policy E Commercial nodes should contain business development sites of various sizes to accommodate a variety of
businesses. 
Policy M Development in the West Billings planning area shall provide for a variety of residential types and densities.
Policy R Encourage innovative land-use planning techniques to be used in building higher density and mixed-use
developments as well as infill developments.

The proposed zoning supports these policies by creating a smaller commercial node that includes approximately 2 acres of
CMU1 across Central Avenue, paired with 3.46 acres of CMU1 within the project site. This provides space for a variety of
businesses while maintaining compatibility with surrounding uses. The mix of housing types allowed within N2, NX1, and
CMU1 ranges from 1 to 9+ dwelling units per structure, offering a variety of residential options that align with Policy M.
Adjacent county residential areas, including Cloverleaf and Sundance Subdivisions, have densities ranging from just under
1 to 2.28 dwelling units per acre. Nearby City developments, such as 44 West and Clearwater, have densities of 9.42
dwelling units per acre, and Twin Pines Condos has a density of 5.94 dwelling units per acre. The proposed MU-PND
provides approximately 6.67 dwelling units per acre, striking a balanced middle ground that respects the character of
surrounding neighborhoods while meeting the plan's goals for a range of housing types and densities.

2) Is the new zoning designed to secure from fire and other dangers?



All zoning districts within the project--including CMU1, NX1, N2, and P1--are subject to established setbacks/build-to,
height restrictions, and building codes, which help maintain safe separation between structures and minimize fire and other
hazards. Subdivision and Master Site Plan reviews ensure that streets and access points are designed to provide adequate
emergency vehicle access throughout the development. Building design and materials will comply with the International
Building Code and International Fire Code, which regulate safe egress and hydrant location.

3) Whether the new zoning will promote public health, public safety and general welfare?
The mix of residential and commercial uses encourages walkable neighborhoods, providing convenient access to parks,
open spaces and services. This supports physical activity and social interaction, contributing to overall public health. As
mentioned in Criteria 2, the proposed zoning complies with setbacks/build to zones, building separation requirements, and
height restrictions, which help reduce fire risk and other hazards. Master Site Plan and subdivision reviews ensure streets,
sidewalks, and access points are designed for emergency vehicle access, safe circulation for all users in the neighborhood
area, and utility lines with fire hydrants will meet City standards to ensure reliable emergency response.

4) Will the new zoning facilitate the adequate provision of transportation, water, sewerage, schools, parks
and other public requirements?
Transportation:  The applicant has started the process of developing a traffic impact study (TIS) as part of the subdivision
process. The TIS identifies intersections within proximity to the development to evaluate their current level of service and
the development's impact on each intersection. If impacts are determined the developer is required to contribute their
proportionate share contribution. This contribution is then used to improve intersections in the area.  Based on preliminary
analysis of this subdivision as well as adjacent Traffic Impact Studies, it is anticipated that necessary improvements will
be required along the Central Avenue corridor based on current traffic and background growth. 
Water and Sewer:  The subdivisions of 44 West and Clearwater Estates to the south will be extending a 16" water main
along Central Avenue, as well as a 10" sanitary sewer main. As part of the annexation agreement, the City evaluates water
and sewer sizing for the proposed development while anticipating future development. Adequate provision of water and
sewer are addressed within the agreement. 
Schools and Parks:  The proposed zoning itself will have no impact on schools or parks, but the development will. Schools
and parks will be affected by the new residential housing units. SD #2 was contacted for comments. At the time of writing
this report, no comments were received. 
Fire and Police:  The subject property will be served by city public safety services. The Police and Fire Departments were
both contacted for comments on the proposed zone change. The police department responded with no concerns. As of
writing this report, no comments were received from the fire department.  

5) Will the new zoning provide adequate light and air?
The proposed zoning is designed to maintain adequate light, air, and openness for all residents and adjacent properties.
Each zoning district--CMU1, NX1, N2, and P1--has established setbacks/build-to, height limits, and will regulate building
placement and separation. These standards prevent overcrowding, ensure sunlight reaches streets and open spaces, and
allow airflow throughout the development.

6) Will the new zoning effect motorized and non-motorized transportation?
Central Avenue is a principal arterial street. Most of the development west of Shiloh Road with access to Central Avenue is
rural residential neighborhoods that are still actively used for agricultural purposes and large lot single family residential.
The average daily traffic count just west of Shiloh Road is less than 6,500 trips per day. The 2016 West End Multi-Modal
Traffic Study (City/County) indicated long-term projects for Central Avenue from Shiloh Road to 48th St West would
include completion of a three-lane section (one lane each direction with a center turn lane) and a traffic control option
(signal or roundabout) at 48th St W and Central Avenue. Sidewalks and a multi-use side path along Central Avenue also will
be part of the future improvements. As of now, this project is not identified within the City's Capital Improvements Plan.

Streets will be designed in accordance with City standards, ensuring safe access for cars, buses, pedestrians and emergency
vehicles. Subdivision and Master Site Plan reviews will evaluate traffic circulation, intersections, and connections to the
surrounding street network to minimize congestion and maintain smooth vehicular flow.

7) Will the new zoning promote compatible urban growth?
The proposed zoning is designed to encourage compatible urban growth by providing a mix of residential and commercial
uses that integrate with surrounding neighborhoods. The combination of N2, NX1, and CMU1 zoning allows a range of
housing types--from single-family and duplex units to multi-family units in mixed-use buildings providing housing variety.
The proposed density of approximately 6.67 dwelling units per acre serves as a middle ground between lower-density
county subdivisions to the north, east, and west, and higher-density city developments to the south. The commercial nodes
are strategically located along Central Avenue to concentrate activity and reduce impacts on adjacent residential areas. The
project will utilize existing streets, utilities, and city services efficiently, ensuring that growth occurs in an orderly manner
without overextending public resources.

8) Does the new zoning consider the character of the district and the peculiar suitability of the property for



particular uses?
The proposed zoning considers the character of the district and the suitability of the property for the proposed uses. This
area is experiencing rapid urban growth, with increasing demand for a variety of housing types, including townhomes,
apartments, single family and attached homes, as well as local neighborhood and commercial services. The proposed CMU1
zoning along Central Avenue provides an appropriate location for neighborhood serving commercial uses, concentrating
activity along a major corridor while minimizing impacts on adjacent residential areas by its location on an arterial street.
The mix of residential zones (NX1 and N2) offers a range of housing choices and densities that transition smoothly from
lower-density county subdivisions to the north and west to higher-density city developments to the south.

9) Will the new zoning conserve the value of buildings?
The proposed zoning utilizes setbacks, build-to zones, building orientation, and height restrictions to minimize impacts on
adjacent properties and maintain the overall character of the surrounding area, while transitioning to a city development. 

10) Will the new zoning encourage the most appropriate use of land throughout the City of Billings?
The proposed Mixed Used PND with N2, NX1, CMU1 and Public 1 zoning will encourage the most appropriate use of this
land. The property is within the City's Limits of Annexation and is planned for urban development. Utilizing this land for a
mix of residential and commercial uses leverages existing streets, utilities, and city services. As mentioned in prior
criteria, the development provides a range of housing types and neighborhood-serving commercial spaces. This balance
ensures the land supports multiple community needs while maintaining compatibility with surrounding properties.
 

Attachments
Zoning Map & Site Photos
Application and Applicant Letter
Site Plan
Neighborhood Meeting Info.
History
Opposition Letters
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kuthandSign ID: AADD9A1S-589S-/-(111-134t13-006L13A41-1-581 

CITY ZONE CHANGE APPLICATION FORM 

CiTY ZONE CHANGE 	Billings Zone Change # 	Project # 	  

The undersigned as owner(s) of the following described property hereby request a Zone Change as 
outlined in the City of Billings Zoning Regulations. 

Present Zoning A - Agriculture 

Proposed Zoning:  CMU1, NX1, N2 and P1 

PARCEL TAX ID# D00349 	 CITY ELECTION WARD Ward 5  

Legal Description of Property:  Proposed Lot 3 of Barber Farm Subdivision. The land is being subdivided. 

Address or General Location (If unknown, contact City Engineering): North of Central Avenue between 413th St and 44th SI 
 

Size of Parcel (Area square feet or acres): 55.46 ac  

Present Land-Use: Agriculture/Undeveloped 

Proposed Land-Use:  Commercial & Multi-Family 

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

Owner(s) Diana Lynne Browne, Donna Marie Barber-Schneider, Karin Ellen Barber 

(Record Owner) 

(Address) 

(406) 399-5971 	 dbrowne16@aol.com  

(Phone Number) 	 (email) 

Agent(s): Taylor Kasperick, PE 

(Name) 

3412 Colton Blvd., Suite 202 

(Address) 

(406) 384 - 0080 taylor@performance-ec.com  
(Phone Number) 	(Email) 

I understand that the filIng.  fee accompanying this application is not refundable, that it pays for the cost of processing, and that the fee does not constitute a 
payment for a Zerit tiVidE' Also, I attest that all the information presented herein is factual and correct. 

/APIA 8routhe 	09/26/25 

(Record Owner Digital Signature Allowed) 
Azjthitii 

	

[Pohm 6otAer-ciiiielder 
	09/26/25 

	

(etreh eArber 
	09/26/25 

Signature: Date' 	  



 

 

 

PERFORMANCE
3412 Colton Blvd., Suite 202 • Billings, MT 59102 • 406-384-0080

Strong Neighborhoods - The proposed zoning will help develop a stronger 
neighborhood for the area with zoning that helps allow for a mixture of housing 
types, as mentioned from single-family housing potential, up to fourplexes in 
some areas. This will help provide housing options for all age groups and 
income levels within the area as well as providing the opportunity for 
businesses to utilize the commercial districts along Central Avenue. The 
combination of housing choices as well as the potential for commercial 
businesses will help create a stronger community for the neighborhood, and 
has been promoted in all growth scenarios within the Growth Policy. It should 
be noted that the anticipated density of residential dwellings for the proposed 
development is approximately 8.15 units/acre. This falls in between the low and 
medium densities outlined in the 2016 Growth Policy, and is not "high density”. 
Excerpts from the 2016 Growth Policy reflecting the “public preferred” scenario 
are included below, which call for medium density housing in the subject area.

Essential Investments - The proposed project is located north of Central 
Avenue which is a critical corridor for growth of the City. The development will 
utilize city services south of Central Avenue which have just been extended by 
a previous project. Development of property near existing infrastructure is 
more cost effective and falls in line with the Essential Investment growth 
guideline. As part of this project, a north/south collector road will be 
constructed improving the transportation system in the area. This collector will 
connect Central Avenue to Broadwater Avenue between the two principal 
arterials in the area, Shiloh Avenue and 48th Street West. The proposed zoning 
has the potential to bring a mix of single-family housing, duplexes and even up 
to fourplexes in a small portion of the project. This provides several options for 
residents looking to relocate to the area and has the potential to help add to 
the City tax base. Additionally, as part of the development of this project 
Broadwater Avenue will be extended, moving one step closer to providing an 
additional east-west roadway, and a 24” water transmission line be extended 
through the subdivision to provide service for the greater West Billings area.

1. Explain how the proposed project is consistent with the adopted Growth 
Policy, Neighborhood Plans, and other applicable city development policies.

Zone Change Questions
Lots 3 of Barber Farm Subdivision, Yellowstone County, Montana. 

Having a total area of approximately 55.46 acres



 

 

Residential high & mixed use density ■ 16 d.u./acre

Residential medium density = 9 d.u./acre

Residential low density ■ 5 d.u./acre

0 Co-located Police/Fire Stations Growth Scenario Planning

WEST PUBLIC PREFERRED (WPP)

—pn
-

T

I

----- Bus Routes
----- Artenals & Collectors

Home Base - As mentioned, this zone change will expand on the mix of 
housing options offered in the area. From single-family homes to the north, 
west and east as well as the mix of housing options to be available in the new 
development to the south, this project will provide housing options that the 
Growth Policy identifies as just below medium density. Not only does this help 
diversify an area that is predominantly single family residential, low-density 
development, but it helps the City more affordably expand the infrastructure to 
a larger number of potential users due to the lower cost of service. The Home 
Base growth guideline also emphasizes walkable neighborhoods, with the 
development of this property, walkways will be constructed connecting Central 
Avenue to Broadwater Avenue allowing pedestrian access through the project.

Scenario Map Legend
Hypothetical Facilities/Infrastructure
C Branch Libranes

0) Elementary Schools

€3 Community Parks

Land Use Type
Commercial High Density
Commercial Low Density
Commercial Medium Density 
industrial Light Craftsman

Institutional

Mixed Use
Open Space Conservation
Open Space Park
Residential High Density
Residential Low Density
Residential Medium Density

2. Explain how the proposed project meets the 10 zone change criteria.
a. Is the new zoning designed in accordance with the growth policy?

The new zoning adheres to the City of Billings growth policy through its 
expansion of mixed community uses by following Planned 
Neighborhood Development (PND) guidelines with residential diversity 
incorporated into the development. The project incorporates multi­
modal components with access to trails and parks included to give 
residents options. The use of commercially zoned districts along 
principal arterials allows businesses to secure ideal properties and keeps 
residential homes away from busy roadways.

1 hexagon = 5.739 acres or approximately
2.8 city blocks



 

 

 

Traffic impacts from the new zoning are currently being studied. Based 
on preliminary analysis of this subdivision as well as adjacent Traffic 
Impact Studies, it is anticipated that necessary improvements will be 
required along the Central Avenue corridor based on current traffic and 
background growth by 2029. Based on preliminary discussions with 
Yellowstone County, plans to install a traffic signal at 48th and Central 
are being contemplated which would help in mitigating a lot of the 
concerns voiced by residents of the area.

b. Is the new zoning designed to secure from fire and other dangers? 
There will be fire hydrants located an adequate distance throughout the 
interior of the development with a maximum spacing of 500-ft, meeting 
all City of Billings Fire Codes. Additionally, the project will bring fire 
services with hydrants to an area of the West End that only operated on 
dry hydrants within the BUFSA or didn’t have close fire suppression 
availability at all. Construction of the site will comply with building 
regulations and zoning code to allow for appropriate separation of 
buildings and proper lighting for public safety and security. The site is 
also located outside of any floodplain.

d. Will the new zoning facilitate the adequate provision of 
transportation, water, sewage, schools, parks and other public 
requirements?
The change in zone will require the development to extend water and 
sewer mains from the existing mains located in Central Avenue. The 
development is not particularly close to MET transportation, however, 
this development has the potential to be utilized by MET due to the 
ongoing development in the area and bus stops being located at Shiloh 
and Central. Additionally, the commercial districts being proposed have 
the potential to bring services into the neighborhood that previously 
would have been much farther from the existing neighborhoods. As part 
of the PND process a minimum of 2% of the land will be required to be 
dedicated as parkland. While the minimum 2% will be dedicated and 
proposed, it is anticipated more than this will be utilized as park abed on 
final layout of the development.

c. Will the new zoning promote public health, public safety, and general 
welfare?
The proposed zone change will diversify the surrounding neighborhood 
and create opportunities for housing in what is now considered the 
"missing middle” within the Billings West End. Buildout of this vacant 
land will bring more public eyes to the area to help keep watch on public 
safety. This zone change also requires landscaped or natural open areas 
to be incorporated within the development which will improve the 
general well-being of the neighborhood and encourage residents to use 
services within walking distance to their residence in the neighborhood.



 

 

 

 

f. Will the new zoning affect motorized and nonmotorized 
transportation?
As this project proposes the conversion of agricultural land to 
residential, additional residents will move into the area which will in turn 
impact motorized and nonmotorized transportation in the area. The 
proposed zoning is currently being studied and a Traffic Impact Study 
(TIS) will be submitted in conjunction with the subdivision. The 
developer, will contribute to intersection impacts in the area identified 
by City Public Works to mitigate any negative impact from the 
development. Additional recommendation coming out of the TIS, 
including potential turn lanes, would need to be constructed at the time 
of development which would help facilitate traffic operations within 
acceptable levels of service.

h. Does the new zoning consider the character of the district and the 
peculiar suitability of the property for particular uses?
The area of the proposed development is currently surrounded by 
single-family, residential subdivisions on the north, east and west sides 
of the property. South of Central Avenue, directly across from the 
proposed development, the city has already approved annexation and 
zoning for a similar medium-density development. The zoning south of

e. Will the new zoning provide adequate light and air?
The proposed zone change will have some impact on light and air as the 
property will move from agricultural use to residential, however, the 
open space requirements will allow for adequate lighting and air for the 
property and surrounding area. Any improvements to the land must 
adhere to the zoning requirements for lighting laid out by the City’s 
Zoning Code which directly addresses open areas and light.

g. Will the new zoning promote compatible urban growth?
The proposed zoning will promote compatible urban growth as it is 
nestled between low density residential on the north, east and west 
sides and medium density residential immediately to the south of the 
project area. High density residential is located even further south, 
further indicating the proposed mix of residential uses will act a medium 
density housing option between high density further to the south and 
low density north of the development. This zoning will allow for new 
residents to move into a thriving and safe neighborhood that can easily 
meet most of their needs in the immediate area. The proposed zone 
change provides the desired step-back in density placing commercial 
along the arterial corridor (Central Ave.) and stepping back to mix 
density residential to the north. The proposed mix in commercial and 
residential, is what both City Council and urban growth policies ask for in 
new neighborhood development. The proposed plan will introduce new 
housing variety and density to this area of the Billings West End while 
creating walkable neighborhoods with commercial designations to 
service the surrounding areas.



 

 

 

1.

j.

Central closely matches what is proposed for this development with 
commercial districts located near the principal arterial (Central Avenue) 
stepping back to a medium density mixed-residential area. It should be 
noted the anticipated dwelling density of the proposed development is 
approximately 8.15 units/acre, which is below the value for medium 
density housing the Growth Policy, but above low density housing. The 
proposed project follows a similar setup with different zone districts for 
residential. Utilizing a mixed-residential north of the proposed 
commercial district with lower density residential on the interior of the 
development and additional mixed residential uses on the north side of 
the property, adjacent to Broadwater Avenue which is a collector 
roadway.

Will the new zoning encourage the most appropriate use of land 
throughout the City of Billings?
By proposing zone districts that allow for single-family residential, 
duplexes and fourplexes in the development, the project adheres to the 
City of Billings initiative to lower cost of service to the City, making the 
development the most appropriate use of the land and providing a 
necessary mix of housing alternatives to existing large lot single family 
residences and the high-density residential apartments being 
constructed south of the project area. The proposed development 
provides commercial uses along the principal arterial (Central Avenue) 
on the south side and mixed-residential options along the future 
collector (Broadwater Avenue) and steps density back towards the 
interior of the lot. This helps provide a mixture of housing options and 
keeps potential higher density areas closer to the arterial and collector 
roadways.

Will the new zoning conserve the value of buildings?
The proposed zoning will conserve the value of buildings in the area by 
creating new amenities for nearby subdivisions while not intruding upon 
them. There is no known evidence that development of low to medium 
density housing options will have an impact on surrounding buildings.

3. Does the new zoning fit with the existing or planned developments within 
the area?
The new zoning has a similar proposed density and zoning districts to the 
development located directly south across Central Avenue, and southeast in 
Twin Pine Townhome development, largely consisting of duplex residential 
dwellings. Additionally, the proposed development density of roughly 8.15 
units/acre is in line with the West Public Preferred (WPP) scenario from the 
2016 Growth Policy, which has the subject area identified for medium density 
housing (9 dwellings per acre). Proposing a mixture of housing options in this 
area of town helps provide the “missing middle” medium density housing that 
will fit alongside the existing large lot single-family residential, county 
subdivisions, and those higher density uses south of the area near Monad Road. 
The commercial districts will allow the development to provide neighborhood



diversity by incorporating commercial uses for those nearby residences to 
utilize close to their home base.
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PROPOSED PLANNED NEIGHBORHOOD DEVELOPMENT FOR

LOT 3 OF BARBER FARM SUBDIVISION
 LOCATED SW 1/4 OF SECTION 3, T 01 S, R 25 E, P.M.M.

YELLOWSTONE COUNTY, MT
PREPARED FOR :
PREPARED BY : PERFORMANCE ENGINEERING, LLC

SHEET 1 OF 1

4002000

IN FEET

ZONING LEGEND

A - Agricutural (10+ acres)

CMU1 - Corridor Mixed- Use

N2 - Mid-Century Neighborhood

N4 - Large Lot Suburban
Neighborhood

NMU - Neighborhood Mixed-Use

NX1 - Mixed Residential 1 (1-4
du/structure)

NX2 - Mixed Residential 2 (2-8
du/structure)

P1 - Open Space, Parks, Recreation

P2 - Public-Civic-Institutional

PD - Planned Development

RR1 - Rural Residential (1 to 2.99 acres)

RR3 - Rural Residential (3 to 9.9 acres)

ZONING INFORMATION
ZONING DISTRICT GROSS AREA PERCENTAGE NET AREA PERCENTAGE

CMU 1 5.22 9.4 3.46 7.1
N2 44.51 80.3 41.17 84.0
NX1 4.16 7.5 3.25 6.6
P1 1.56 2.8 1.12 2.3

TOTAL 55.46 100.0 49.00 100.0

*NET ACREAGE IS GROSS MINUS PUBLIC ROAD RIGHT-OF-WAY.



CITY ZONE CHANGE Pre-Application Statement of Owner(s) and 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. Legal Description of Property: 
 

 

4. Neighborhood Task Force Area: Yes /// No . If Yes, Name of Task Force 
 

 

5. Roster of persons who attended the pre-application neighborhood meeting: please attach to on 
line application 

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

please attach to on line application 

7. 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:   

 

Complete this form and upload to your on-line Zone Change application 

City Pre-app statement 2024-2025 
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• 

• 

• 

 

mailto:taylor@performance-ec.com
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CLIENTDRAWN BY
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www.performance-ec.comBILLINGS, MT 59102
(406) 384-0080

PROJECT TITLE
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6003000

IN FEET

LEGAL DESCRIPTION

TRACT 1A OF CERTIFICATE OF SURVEY
NO. 2007, AMENDED, S03, T01S, R25E,

P.M.M.
ZONING LEGEND

PROPOSED ZONE
CHANGE BOUNDARY

ZONING INFORMATION
ZONING

DISTRICT ACRES

CMU1 3.41

N2 41.17

NX1 3.03

P1 1.12
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Taylor Kasperick

From: Taylor Kasperick
Sent: Wednesday, October 1, 2025 1:51 PM
To: 'Bill Duke'
Subject: RE: Barber Farm Zone Change Follow Up

Sorry for the delayed response, Mr. Duke. 
 
As noted and confirmed in the neighborhood meeting, the owner under contract (buyer) of the subject property is 
Cal Kunkel. 
 
Thank you! 
 
Taylor 
 

 

From: Bill Duke <bill.duke@icloud.com>  
Sent: Monday, September 29, 2025 2:31 PM 
To: Taylor Kasperick <taylor@performance-ec.com> 
Subject: Barber Farm Zone Change Follow Up 
 

Caution! This message was sent from outside your organization. Allow sender | Block sender | Report  

sophospsmartbannere nd  
Thank You,  Our concern was "WHO" the developer/builder for the project might be? 
Thanks again, 
The Duke's 
 
 
 
 
 

On Sep 29, 2025, at 14:17, Taylor Kasperick <taylor@performance-ec.com> wrote: 

  
Mr. and Ms. Duke, 



2

  
Thank you again for attending the neighborhood meeting last week regarding the proposed zone 
change for the proposed Lot 3 of Barber Farm Subdivision. As discussed following the meeting with 
Sheryl, I wanted to reach back out with contact information for the seller of the property (current 
owners). I do not have a direct line of communication with the sellers and only their realtor (Mike 
Burschwein), so upon asking for the contact information it was requested that I forward you his 
contact information as their representative. Mike’s information is included below. Thank you and 
please let me know if you have any questions. 
<image001.png> 
  
Thank you, 
 
Taylor 

 
 

 
 

<image002.png> 
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Zoning History for City ZC 1070 

  
SUBJECT PROPERTY Zone Change  DATE 

FOR 
APPROVED 

(Y/N) 

ADDITIONAL 

DATA 

None.      

     

SURROUNDING 

PROPERTY 

Zone Change  DATE FOR APPROVED ADDITIONAL 

DATA (Y/N) 

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

1981 

3155 Avenue C 413 10/25/1983 R-96 to RMF-R Y Aspen Meadows 2005 

1500 Golden Blvd 572 2/28/1994 A-1 to RMF Y Carriage Homes 1997 

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

office/retail 

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

1997 

Skyview Ridge 

Subdivision 

788 12/5/2006 A to CC, NC, RP, RMF-R, 

R60, R70, R70R, R96 and 

Public 

Withdrawn   

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

Offices 

Skyview Ridge 

Subdivision 

814 7/23/2007 R96 to R70R, R60, RMF-R, 

RP, NC, CC and Public 

Yes Zone districts updated 

2021 to CMU1, NMU, 

NO, NX3, NX2, N2, 

N3 and Public 1 

Cardwell Ranch PD  986 10/26/2020 Update to PD  Y   

Wild Rose Subdivision 998 9/21/2021 N4 to (MR-PND) consisting of 

N1, N2, N3, NX1 and P1 

Y Formerly Sweetgrass 

Subdivision 

733 S 31st St. W 999 10/25/2021 CMU1 to CMU2 Y   

Michelloti Sawyer  1020 10/24/2022 A to NX1 and NX3 Yes Steward Land 

townhomes 

ZHP 3rd Filing 

Zimmerman Trail 

frontage  

1019 1/9/2023 NO to CMU1 Withdrawn   

Zimmerman Home Place 1038 10/3/2023 NX1 to NX2 & Nx3 Y   

4524 Central Ave 1045 4/8/2024 PND-A to 

CMU1,NMU,NX1,NX2,N2, P1 

Y   

SCFF LOT 66A1, 67A1 1070 9/22/2025 PND-A to CMU1,NX1, N1, P1 Y   
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Husman, Karen

From: Taylor Kasperick <taylor@performance-ec.com>

Sent: Sunday, October 12, 2025 2:34 PM

To: Husman, Karen

Subject: [EXTERNAL] FW: Barber Property zoning application

Follow Up Flag: Flag for follow up

Flag Status: Flagged

 

Karen,  

 

Included below is an email received for the proposed Barber Zone Change that we missed getting in the submittal. 

Please let me know if I need it add it Citizens Access.  

 

Thank you,  

 

Taylor  

 

Taylor Kasperick, PE  

Project Manager  

taylor@performance-ec.com  

Mobile: 801.657.0372  

 
 

From: LISA STICKA <googeandlisa@msn.com>  

Sent: Tuesday, September 30, 2025 9:28 AM 

To: Taylor Kasperick <taylor@performance-ec.com> 

Subject: Barber Property zoning application  

 
sophospsmartbannerend  
Good morning,  

We are writing in regard to the proposed zoning change for the Barber property, located at Central Ave & 

44th Street West.  We received the letter Performance Engineering dated 9/15/25.  

 

We were told this development would include over 400 dwelling units.  The current infrastructure in the area 

is insufficient to handle the current volume of traffic, much less the additional traffic that this development 

would cause.  We live off of 46th St West and Grand Ave. Grand Ave is the only route available in our area to 

leave our subdivision.    

 

Currently, Grand Ave only has two lanes for traffic. Since Grand Ave does not have a turning lane, traffic is 

backed up and stopped multiple times each day, especially around school time schedules, morning & evening 
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commute times.  There are 3 schools (Billings Chrisitan, Montessori & Ben Steele) in this section of Grand 

Avenue.  As parents try to enter school parking lots, they are unable to turn due to traffic flow and back up the 

lane they are in.  It is difficult for the current property owners in the area to access Grand Ave. at various times 

during the day.    

 

As part of the planned development, traffic would be able to enter Blue Grass Drive from the north end of the 

development as a route to Grand Ave.  This would add to the current bottleneck traffic situation.  For these 

reasons, we are opposed to this zoning change.  

 

Please send us the information on the upcoming public hearing for this zoning request.  

 

Thank you,  

Marvin & Lisa Sticka  

 

Sent from Outlook 

























































INFORMATIONAL PACKET 

Presented by 

Sundance Subdivision Residence 

Regarding 

City Zone Change 1074 

Barber Farms Subd. /Performance Engineering-Cal Kunkel 

The Barber Farms lot is currently proposed for development by Cal Kunkel and Happy 
Homes. Happy Homes has numerous developments around the City of Billings, most 
recently the duplex units to the west of Costco. Attached to this packet are photographs of 
various Happy Homes developments throughout Billings, as well as photographs of the 
neighborhoods which directly abut the property – Sundance Subdivision, Cloverleaf 
Meadows, and Shiloh Estates Subdivision. The distinctions between the three are glaring 
and clearly demonstrate how “unique” such a development would be, when compared to 
the surrounding neighborhoods.   

In 2016, the City of Billings published its 10 “Growth Guidelines”, outlining the public policy 
objectives that must be considered prior to approving a zoning change. It is critical to note 
that the developer bears the burden of proving that these objectives weigh in favor of 
approval. If the developer cannot meet this burden, the proposed zoning plan should be 
denied. The residents of Sundance Subdivision (125 homes) are nearly united in our 
opposition to the current proposed zoning plan, no. 1074, as we believe it is currently 
violative of Billings public policy, as discussed below.   

(1) Is the new zoning designed in accordance with the growth policy? 
a. The safety of all users and the connectivity of the transportation system are 

important criteria to consider in roadway designs and transportation plans. 
Based upon our calculations, the proposed development plan will include a 
minimum of 350 units. We have concerns that this large increase in population 
may strain Fire Station 7, ambulance services, and police response.  

b. Public transit and commercial air service are critical to ensure access to 
and around the city. We have no knowledge of this factor and are not aware of 
any plans to run bus lines to the proposed subdivision.  

c. Developed parks that provide recreation, special amenities (community 
gardens, dog parks, viewing areas), and active living opportunities are 
desirable for an attractive and healthy community. In contrast to the 
subdivision under construction on the south side of Central Road, the Barber 



Farms proposed zoning plan does not include trails and provides minimal green 
space. Out of the total 55.46 acres of developed land, only 1.12 acres (a mere 
2.1%) is earmarked for park system. Considering the number of units proposed, 
one acre of park seems insufficient. We can only presume that residents of the 
proposed subdivision would venture across Central to use the newly developed 
trail system within that subdivision, or use the Sundance Subdivision Park, the 
maintenance of which residents of Sundance Subdivision pay for monthly 
through HOA dues.  Otherwise, this proposed subdivision seems to be a mass of 
housing, with no redeeming qualities from an aesthetic perspective.  

d. The safety of all users and the connectivity of the transportation system are 
important criteria to consider in roadway designs and transportation plans. 
Sundance Subdivision residents, and those in the surrounding neighborhoods, 
already experience heightened traffic, depending on the time of the day. This 
traffic will only increase once the subdivision on the southern side of Central is 
completed. For example, at the traffic light at Grand/48th, when parents are 
seeking to drop children off for school at the Billings Christian School, the line of 
vehicles has occasionally stretched from 48th to Shiloh. During normal evening 
rush hour, the line at the stoplight often starts near Cloverleaf Meadows. We can 
only assume traffic along Central will increase dramatically, and there is 
currently insufficient infrastructure to account for the current residents, let 
alone a dramatic increase. At a minimum, a traffic impact study should be 
completed prior to groundbreaking.  

e. Natural landscapes are important because they define the uniqueness of 
Billings and help protect the environment. We are currently unaware of any 
natural landscapes that would be incorporated into the plan.  

f. Infrastructure and service investments that stabilize or improve property 
values, secure future utility costs, consider maintenance costs, and 
improve our environmental quality far into the future (i.e., energy efficient) 
are desirable. Considering the relatively quick timeline for this development, 
neighbors in Sundance (as well as surrounding neighborhoods) are concerned 
about negative impacts on property values. A gentle transition from N4 to N3 to 
N2 housing (and eliminating NX1 from the proposal), with N3 zoned properties 
directly abutting the surrounding neighborhoods would greatly alleviate these 
concerns.  

g. A cost/benefit study is important to make cost effective land use decisions. 
We are unaware of any study being conducted, let alone completed.  
 



(2) Is the new zoning designed to secure from fire or other dangers? Our expectation is 
that the City would require the developer to adhere to all city regulations concerning 
fire and other hazards. We are unaware if the current plan meets that requirement. This 
factor is, at best, neutral.  

(3) Will the new zoning promote public health, public safety, and general welfare? As 
highlighted above, neighbors in Sundance have great concerns about the impacts of 
increased traffic along Central, absent a substantial investment into necessary 
infrastructure. At a minimum, it is impossible to claim that this proposed zoning plan 
increases public safety, public health, and the general welfare of the surrounding 
residents, and is at best, neutral.  

(4) Will the new zoning facilitate the adequate provision of transportation, water, 
sewage, schools, parks, and other requirements? The zoning proposal clearly does 
not properly account for adequate park systems and green space. As discussed 
previously, this project can easily be contrasted with the 44 West subdivision on the 
south side of Central. In that subdivision, there are trail systems and green space, 
sufficient for the residents to enjoy. Here, the developer has proposed the minimum 
allowable green space, 2%, instead seeking to pack more housing into a confined area, 
without accounting for the quality of living of the residents, and surrounding 
neighborhoods. Concerning water, sewage, and schools, we can only assume that city 
services will be extended, as the lot size does not accommodate septic systems. At 
best, this factor is neutral – however, considering the vastly insufficient park system, 
and that impact on surrounding neighborhoods, the objective likely leans in favor of 
denial. 

(5) Will the new zoning provide adequate light and air? Our expectation is that the City 
would require the developer to adhere to all city regulations concerning light and air 
quality. Sundance residents have concerns about the potential for 4 story residential 
buildings in the NX1 zoning area, which could potentially impact this factor.  

(6) Will the new zoning affect motorized and non-motorized transportation? As 
discussed previously, residents are already concerned about traffic and congestion, 
and this concern will only become more pronounced once the 44 West subdivision is 
complete. Without a substantial investment in infrastructure, traffic will only get worse. 
This factor must weigh in favor of denial, unless the developers are willing to make that 
dramatic investment.  

 

 



(7) Will the new zoning promote compatible urban growth? Sundance residents, as well 
as those in Cloverleaf Meadows, Shiloh Estates, and other neighborhoods, have great 
concern about this proposed zoning plan. The Barber Farms lot is presently an island, 
surrounded on 3 sides by N3 and N4 residential homes. The application acknowledges 
as much – stating that the property is “nestled between low density residential on the 
north, east, and west sides.” As a compromise, we propose a gentle transition between 
N3 zoned lots on the perimeter of the Barber Farms subdivision, transitioning into 
denser, N2 lots in the middle. This proposal balances the per lot cost-basis for the 
developer, while ensuring that the neighborhood matches the communities it borders, 
along with furthering the goals of a high-quality life for new and existing new 
residences, reducing potential conflicts between neighbors, and improving the 
appearance of land use. Further, having such a transition into denser housing will foster 
a sense of community with surrounding subdivisions, rather than the proverbial “stick 
out like a sore thumb.” Quoting from the 2008 Growth Policy, adopted in 2023, a 
proposal such as this would foster a predictable land use policy, consistent with 
neighborhood character and preferred land use patterns identified in surrounding 
neighborhood plans, such as Sundance and Cloverleaf. As presently proposed, the 
subdivision would be radically different from the surrounding neighborhoods, and 
accordingly, must weigh in favor of denial. If, however, a gentle transition plan is 
considered, it would be supported by the community and would weigh in favor of 
approval.  

(8) Does the new zoning consider the character of the district and the peculiar 
suitability of the property for the particular uses? We incorporate our comments to 
the previous. However, with the addition that Billings Zoning Regulations consider 
arterial streets to be lines of demarcation between zoning plans. The 44 West 
subdivision on the south side of Central should not be considered when determining 
the character of the district. Rather, the well-established neighborhoods such as 
Cloverleaf Meadows and Sundance should be considered. This factor must weigh in 
favor of denial, assuming the current zoning plan.  

(9) Will the new zoning conserve the value of buildings? At best, this factor is neutral. It 
is impossible to accurately predict the impact on the value of the surrounding homes, 
without years of data. Neighbors in Sundance (and Cloverleaf) certainly have worries 
about a decrease in value, but those worries are nothing more than suspicions. 
Similarly, any assertions by the developer that this project would have a neutral impact, 
or a positive impact, are just the same – suspicions.  

 



(10) Will the new zoning encourage the most appropriate use of land throughout the 
City of Billings? This is best left for the City of Billings to determine. We recognize that 
current Billings public policy favors denser residential communities. We are aware that 
the Barber Farms lot will not remain a field and are not naïve enough to believe that the 
lot will be filled with N4 lots. We recognize that the lot will be developed into a 
neighborhood with higher density housing than both Cloverleaf of Sundance. However, 
we simply request that the City and developer consider our concerns and engage in 
good-faith discussions concerning proposals to meet us half-way. We have proposed a 
gentle transition from N4 (Cloverleaf) and N3 (Sundance) to the higher density homes, 
with a buffer zone of N3 homes on the perimeter, with N2 homes in the center. We are 
completely supportive of such a plan. We simply don’t want to be forgotten in this 
decision.  

Conclusion. To conclude, considering the zoning plans as presently constructed, objective 
no. 5 weighs in favor of approval, nos. 4, 6, 7, and 8 weigh in favor of denial, and nos. 1, 2, 3, 
9, and 10 are objectively neutral.  



N2: Mid-century neighborhood residential. The N2 district is intended to continue the existing
character of the residential neighborhoods with single- and two-family homes developed during
the middle of the twentieth century. This district may also be used for new neighborhoods
designed with similar
characteristics of the mid-century neighborhoods. These characteristics include homes wide on
the lot, proportionate garages located in the front façade, low pitched roofs, and doors and
windows on the front facades. Building and garage location are specified in the regulations, with
basic parameters for front doors and windows.

N2 Neighborhood 
Exhibit 1a: Bitterroot (Billings
Heights)



N2: Mid-century neighborhood residential. The N2 district is intended to continue the existing
character of the residential neighborhoods with single- and two-family homes developed during
the middle of the twentieth century. This district may also be used for new neighborhoods
designed with similar
characteristics of the mid-century neighborhoods. These characteristics include homes wide on
the lot, proportionate garages located in the front façade, low pitched roofs, and doors and
windows on the front facades. Building and garage location are specified in the regulations, with
basic parameters for front doors and windows.

N2 Neighborhood 
Exhibit 1b: Wheatbaker Development
NW Grand/Shiloh 



N2: Mid-century neighborhood residential. The N2 district is intended to continue the existing
character of the residential neighborhoods with single- and two-family homes developed during
the middle of the twentieth century. This district may also be used for new neighborhoods
designed with similar
characteristics of the mid-century neighborhoods. These characteristics include homes wide on
the lot, proportionate garages located in the front façade, low pitched roofs, and doors and
windows on the front facades. Building and garage location are specified in the regulations, with
basic parameters for front doors and windows.

N2 Neighborhood 
Exhibit 1c: Billings South Shiloh
Development (North West of Costco)



N3/N4 Neighborhood 
Exhibit 2a: Shiloh Estates Boarders
South East Corner of Barber Farms

Suburban neighborhood
residential. The N3 district is

intended for residential
neighborhoods

primarily with single-family
homes. Characteristics
include wide lots and

attached garages typically
located on the front building

façade, often greater than
thirty-five (35) percent of the

façade. Basic
setback and height
parameters apply.



N3/N4 Neighborhood 
Exhibit 2b: Cloverleaf Subdivision
Directly North of Barber Farms

The same districts shall face
each other across streets,

including existing districts.
This

requirement excludes
existing Yellowstone County

zone districts RR, A, RMH,
RMH-R, or

N4. Similar districts within
the same district category

(e.g., NX1 and NX2 districts)
may be

located adjacent to or across
the street from the new

districts.



N3/N4 Neighborhood 
Exhibit 2c: Sundance Subdivision
Directly West of Barber Farms

Suburban neighborhood
residential. The N3 district is

intended for residential
neighborhoods

primarily with single-family
homes. Characteristics
include wide lots and

attached garages typically
located on the front building

façade, often greater than
thirty-five (35) percent of the

façade. Basic
setback and height
parameters apply.



Outlook

[EXTERNAL] Barber Farm Subdivision

From Vickers, Anna <VickersA@billingsmt.gov>
Date Thu 10/30/2025 7:14 PM
To Vickers, Anna <VickersA@billingsmt.gov>

 
 
From: Karen Ehresman-Oberly <kehresman@gmail.com>
Sent: Friday, September 26, 2025 12:22 PM
To: Berns Brenda <bernsb@billingsmt.gov>
Subject: [EXTERNAL] Barber Farm Subdivision
 

A Portion of Amended Tract 1 of COS 2007 located in the E1/2, SW1/4 of Section 3, TO1S, R25E, Yellowstone County, Montana, approximately 55.46 acres. My name is Karen Ehresman, and I live in the Sundance subdivision. I attended the meeting on 9/22/25 regarding the proposed zoning ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌ ‌

CGBANNERINDICATOR

A Portion of Amended Tract 1 of COS 2007 located in the E1/2, SW1/4 of Section 3, TO1S,
R25E, Yellowstone County, Montana, approximately 55.46 acres.
 
My name is Karen Ehresman, and I live in the Sundance subdivision. I attended the meeting on
9/22/25 regarding the proposed zoning change from agricultural use to high-density rental
development. After reviewing the information presented, I would like to express my opposition to this
change.
Traffic in our area is already congested, particularly along Central and 48th Street. We were informed 
during the meeting, the new housing development on the south side of Central will add  more traffic. 
And with the proposal to build rentals on the northside of Central will add more traffic congestion. 
Additionally, opening access to Broadwater would create further congestion on the north end of the
subdivision. I am concerned that the current infrastructure cannot support the increased traffic volume
that such a development would bring.
Beyond traffic, I am also worried about the impact on our property values in Sundance and the
surrounding neighborhoods. Large-scale rental development often reduces home values, and I fear it
could also contribute to higher rates of crime, including burglaries and other safety concerns.
Thank you for taking the time to consider my perspective on this matter.
Sincerely,
Karen EhresmanM
 

mailto:kehresman@gmail.com
mailto:bernsb@billingsmt.gov
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