
      

  County Planning & Zoning Commission
AGENDA

Tuesday, October 7,  2025, 11:00 am
3rd Floor County Commissioners Room 3108

316 N 26th,   Billings,  Montana   
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 notify the Planning Division Office, at 406-
247-8610.

      

Call the meeting to order.
 

Introduction of the County Planning and Zoning Commission members and Planning Department Staff.
 

Public Comment
 

Approval of Minutes: June 10, 2024
 

 Disclosure of any Conflict of Interest-Members of the Commission and Staff
 

Disclosure of an Outside (Ex Parte Communication)-Members of the Commission and Staff
      a. The Ex parte Communication Binder is available at the Sign-In and Agenda Station.
 

Regular Business:
 

A. Opening of public hearings.
 

B. Reading of rules for the procedure by which the public hearings will be conducted.
 

C. Reading of notices of the public hearings on the following items:
 

Public Hearings:
 

a. County Special Zoning District 14, Special Exception 1- Grandkids Way -Shooting and Archery range --
A Special Exception (also known as a Special Review) request to allow development of a Shooting and Archery range
on S19, T02 S, R25 E, C.O.S. 3414, PARCEL 6A1, 540 acres of a 762.076 acre parcel of land. 
Presented by Karen Husman, Zoning Coordinator

 

Other Business/Announcements
 

Adjournment
 

The Yellowstone County Planning & Zoning Commission will hear all persons wishing to speak relative to the proposed variance. Testimony regarding the above-
mentioned items may also be submitted in writing to the Planning Division, PO Box 1178 Billings MT 59103 or phone 406-247-8610. Additional information on
any of these items is available at the Planning and Community Services Office. Public hearings are accessible to individuals with physical disabilities.
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 notify the Planning
Division Office, at 406-247-8610.

https://protect-us.mimecast.com/s/-QoYCwpAZVs8kgVIKvzSd
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Planning and Zoning Commission 

Minutes for the Meeting of June 10, 2024 
 

 

The Planning and Zoning Commission met on June 10, 2024 at 12:30 PM in Room 3107, 

3rd Floor of the Stillwater Building at 316 N 26th Street in Billings, Montana 
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John Ostlund, BOCC Commissioner 1 1 1  

Donald W. Jones, BOCC Commissioner 1    

Mark Morse, BOCC Commissioner 1 1 1  

Jeff Martin, Clerk & 

Recorder 

Commissioner 1 1 1  

Tim Miller,  

Yellowstone County PW  

Commissioner 1 1 1  

Doug Clark Commissioner - 1 1  

Robert Adler Commissioner - 1 1  

Nicole Cromwell Zoning Coordinator - 1 1  

Wyeth Friday Director, Planning and 

Community Services 

- - 1  

Anna Vickers Planning Division Manager - - 1  

Brenda Berns Planning Clerk - - 1  

 

In Attendance: Anna Vickers, Planning Division Manager; Nicole Cromwell, Zoning 

Coordinator; Karen Husman, Planner; Tate Johnson, Planner; Brenda Berns, Planning Clerk; 

Carol Reimann. 

 

Call the Meeting to Order  

Commissioner Ostlund convened the Planning and Zoning Commission meeting at 12:30pm 

and called for introduction of the Planning and Zoning Commission members and Staff. 

 

Public Comment on Non-Agenda Items. No public comment was received.  
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Approval of Minutes: September 6, 2022 

 

Motion 

It was moved and seconded to approve the minutes of September 6, 2022. Motion passed 

unanimously. 

 

Public Hearing 

Commissioner Ostlund opened the public hearing. Ms. Cromwell explained the procedures for 

the hearing, stating that the Board would allow public comment and reviewed the process for 

staff presentations and Board action on each variance.   

 

County Zone Change 1 – SZD #17 – 5750 Pleasant Hollow Trail – Agriculture 

Residential to Residential 10 – a zone change request from Agriculture Residential 

to Residential 10, on Block 1, Lo 2 of Herlee Subdivision, a 20.2-acre parcel of land. 

Tax ID: C12317. 

 

Special Zoning District 17 (SZD 17) was adopted in May 1994 for the Shepherd area. Special 

zoning districts are petition-based zone districts in the County, allowing landowners to request 

that the Board of County Commissioners establish land uses for a specific area of at least 40 

acres. 

Since adoption of the first district, the County has created 19 special zoning districts. Of these: 

• Districts 1 through 11 were extinguished when annexed into the City of Billings and 

placed under municipal zoning. 

• District 19 was repealed at the request of landowners, who determined that the district 

was no longer needed for their neighborhood west of Laurel. 

• Currently, there are seven active special zoning districts, with one additional district 

(SZD 21) pending adoption of regulations. 

 

SZD 17 includes three base zoning districts: 

• Agriculture Residential (20 acres) 

• Residential 10 (10 acres) 

• Residential 5 (5 acres) 

 

At the time of adoption, base zoning was generally determined by existing lot sizes. For 

example: 

• Lots on the north side of Pleasant Hollow Trail, already platted at approximately 5 

acres, were placed in the Residential 5 district. 

• Larger tracts of approximately 20 acres, including the subject property and adjacent 

lots, were placed in the Agriculture Residential district. 

 

In 2000, a landowner west of E.W. Tenny Road requested a zone change from Agriculture 

Residential to Residential 10 for 80 acres. The Planning and Zoning Commission allowed the 

request to be withdrawn without a recommendation. No further rezoning applications have 

been submitted in SZD 17. 
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District Intent Statements 

• Agriculture Residential: Protects and preserves agricultural land for limited 

agricultural functions and allows residential development on large tracts. It aims to 

limit incompatible uses, encourage agricultural pursuits, and address environmental 

concerns. 

• Residential 10: Very similar to Agriculture Residential in purpose and standards, 

providing large-lot residential development with limited agricultural functions. 

• Residential 5: Intended for low-density, single-family development on smaller lots. 

 

The requirements for building heights, setbacks, and lot coverage are nearly identical between 

Agriculture Residential and Residential 10, while Residential 5 is distinctly different. 

 

Based on the similarities between Agriculture Residential and Residential 10, and the 

development plan adopted with SZD 17 in 1994, staff finds that the proposed zone change is 

consistent with the district’s intent. 

 

Zone change criteria for special zoning districts differ from those applied within the County’s 

4.5-mile zoning jurisdiction around Billings (MCA 76-2-203). Petitioned zoning districts are 

authorized under MCA 76-2-104, which directs planning and zoning commissions to adopt 

development patterns to further the health, safety, and general welfare of county residents. 

Conclusion 

 

Planning staff concludes that the proposed zone change: 

• Advances the health, safety, and general welfare of residents in SZD 17, and 

• Aligns with the adopted development pattern for the district. 

 

 

Recommendation 

The Planning staff is recommending approval of the requested zone change based on the 

general conformance with the adopted development plan for Special Zoning District 17. 

 

Discussion  

General discussion was held regarding the criteria used for recommendations, noting that the 

purpose and intent statements serve as the guiding framework for staff when making 

recommendations. 

 

Commissioner Ostlund opened the public hearing and asked if there was anyone wishing to 

speak in favor or against the zone change 
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Public Hearing:  

Lloyd Reimann, Shepherd; in opposition – Mr. Reimann stated that he has lived in the area for 

27 years on a 20-acre parcel. He explained that his son is now working and looking for a 

house, and he would like to split off 10 acres to allow his son to build. He noted that the 

proposed house site would not be visible from the street. 

Commissioner Ostlund asked what the proposed split would look like. Ms. Reimann explained 

that the division would occur between the house and the shop, with the house and garage 

remaining on one parcel and the shop included with the parcel intended for her son. 

 

There were no further public comments. Commissioner Ostlund closed public hearing.   

 

Discussion 

There was discussion regarding whether a family transfer is permitted within a zoning district. 

It was suggested that the matter should be reviewed further, but it likely would not apply in 

this case. Clarification was provided that a parcel must be at least five acres and comply with 

any applicable zoning regulations.   

 

 

Motion 

It was moved and seconded to approve and follow the Planning Board’s recommendations for 

Special Zoning District 17 – Zone Change #1.  Motion passed unanimously.   

 

 

Other Business.  There was no further business. 

 

 

Announcements. No announcements were made. 

 

 

Adjournment.  The meeting was adjourned 12:48p.m. 

 

 



  
County Planning & Zoning Commission a.       
Meeting Date: 10/07/2025  
SUBJECT: Special Zoning District 14, Special Exception 1- Grandkids Way - Shooting and Archery Range
THROUGH: Karen Husman PRESENTED BY: Karen Husman

REQUEST
County Special Zoning District 14, Special Exception 1- Grandkids Way -Shooting and Archery range--
A Special Exception (also known as a Special Review) request to allow development of a Shooting and Archery range on
S19, T02 S, R25 E, C.O.S. 3414, PARCEL 6A1, 540 acres of a 762.076 acre parcel of land. 
Presented by Karen Husman, Zoning Coordinator

RECOMMENDATION
The Planning staff is recommending denial of the requested special exception based on the general conformance with the
adopted development plan for Special Zoning District 14.

APPLICATION DATA
OWNER: (Contract Buyer) Scott Cusanek  
LEGAL DESCRIPTION: S19, T02 S, R25 E, C.O.S. 3414, PARCEL 6A1  
ADDRESS: Unnassigned  
CURRENT ZONING: Ag Under SZD 14  
EXISTING LAND USE: Vacant Agricultural  
PROPOSED USE: Gun & Archery Range  
SIZE OF PARCEL: 540 acres of a 762.076 acre parcel of land.
  

CONCURRENT APPLICATIONS
None.

APPLICABLE ZONING HISTORY
This is the first request for a Special Exception in any Special Zoning District. There is no applicable zoning history, other
than the creation of SZD 14 itself. 

SURROUNDING LAND USE & ZONING
NORTH: Zoning: Agricultural (Ag-O)

Land Use: Residential Single family/ Ag
SOUTH: Zoning: Agricultural (Ag-O)

Land Use: Residential Single family/ Ag
EAST: Zoning: Agricultural (Ag-O)

Land Use: Residential Single family/ Ag
WEST: Zoning: Agricultural (Ag-O)

Land Use: Residential Single family/ Ag

BACKGROUND
Special Zoning District 14 (SZD 14) was adopted on August 2, 1977. All special zoning districts in the County are petition-
initiated, allowing landowners to request that the Board of County Commissioners establish a district to regulate land uses
within a defined area of at least 40 acres. Since adoption of this provision, the County has created 19 special zoning
districts. Several have since been extinguished through annexation to the City of Billings, where municipal zoning was
applied. In addition, Special Zoning District 19 was repealed at the request of landowners, who determined that the
regulations were no longer necessary for their neighborhood west of Laurel. Special Zoning Districts 1 through 11 were
dissolved through annexation. Currently, eight special zoning districts remain active.

SZD 14 includes four base zoning districts: Agricultural-Open Space (A-O), Residential Suburban (RS), Residential Mobile
Home (RMH), and Public (P). At present, all parcels within SZD 14 are zoned Agricultural-Open Space (A-O).

The special exception process for special zoning districts differs from the review standards applied within the County's 4.5-
mile zoning jurisdiction surrounding the City of Billings. Montana Code Annotated (MCA) §76-2-203 outlines criteria and
guidelines for zoning regulations within the 4.5-mile jurisdiction. By contrast, petitioned county zoning districts, such as



SZD 14, are governed by MCA §76-2-104, which authorizes adoption of a development pattern for the physical and
economic development of the district in order to further the health, safety, and general welfare of the community.

The applicant held a pre-application neighborhood meeting on August 27, 2025. Notices were mailed to all property owners
within 300 feet of the site; however, no neighboring residents attended. For the public hearing, Planning staff mailed notices
to surrounding property owners, published a legal advertisement, and posted the property with a Zoning Request sign. Staff
received one written comment in opposition, submitted via email on September 19, 2025 (attached). No additional
correspondence from surrounding property owners or the general public had been received as of the preparation of this
report.

Planning staff finds that the proposed special exception is not consistent with the adopted development pattern for Special
Zoning District 14 (SZD 14) and may adversely impact the health, safety, and general welfare of residents within the
district. In addition, state requirements for gun and archery ranges may not adequately ensure appropriate safety measures
in this context. The surrounding area is characterized by family ranches and homesteads with a significant presence of
cattle and horses on neighboring properties. The introduction of a shooting and archery range in close proximity could pose
risks to the safety of neighboring property owners and their livelihood activities.

SUMMARY
The stated intent of the district is as follows:
Per;  Article I; Section 3. Purpose.
The zoning regulations, classifications, and districts set forth herein are adopted in accordance with Title 16, Chapter 41 of
the Revised Codes of Montana, 1947.

The development pattern adopted herein is established for the purpose of furthering the health, safety, and general welfare
of the people of the county. 

The development pattern, together with the accompanying maps, plats, charts, and descriptive matter, shall reflect the
Planning and Zoning Commission's recommendations for the development of the districts. Within some districts it shall be
lawful, and within others it shall be unlawful, to erect, construct, alter, or maintain certain buildings, or to carry on certain
trades, industries, or occupations. The height and bulk of future buildings, the future uses of land or buildings, and the
establishment of future building setback lines shall also be regulated.

No planning district or recommendation adopted under this Act shall regulate lands used for grazing, horticulture,
agriculture, or for the growing of timber; provided, however, that existing nonconforming uses may be continued, although
not in conformity with such zoning regulations. 

The application is required under Special Zoning District 14, Article IV Table of allowed uses; Gun & Archery
range- indoor and/or outdoor allowed in the Agricultural-Open Space zone with special exception approval.

Staff Finding:
The proposed special exception is inconsistent with the adopted development pattern of Special Zoning District 14 and may
negatively impact the health, safety, and general welfare of residents within the district. While state regulations establish
certain standards for gun and archery ranges, they may not provide adequate safeguards in this location. The surrounding
area is characterized by family ranches and homesteads, with a substantial presence of cattle and horses on neighboring
properties. A shooting and archery range in close proximity to these agricultural and residential uses presents potential
safety risks to both residents and their livelihoods.
 

RECOMMENDATION
The Planning staff is recommending denial of the requested special exception based on the general conformance with the
adopted development plan for Special Zoning District 14.

Attachments
Zoning Map & Site Photos
Application & Applicant Letter
Site Plan
Neighborhood Meeting Info.
letter in opposition
Response to Letter in Opposition



SZD 14 SE 1-  Zoning Map & Site Photos 
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To the Staff of the City/County Planning Division,  

 

 I would first like to say thank you for participating in this meeting and letting the 
surrounding neighbors’ voices be heard. My family and I live on Brohaugh rd in Laurel. 
Which isn’t too far from the projected shooting range that is potentially going to be built off 
Grandparents Rd. Let me first give you a prospective of our neighborhood. When you first 
come on to the beautiful drive on River Road, there’s the river not far off with amazing trees 
to show the outline of the river. There are houses, some are off in the distance some are 
closer to the road. If you look at the houses closely you see jungle gyms for children, you 
see farmer’s fields, cows, horses, and wildlife. Making it such an amazing little drive, 
windows down in your car enjoying the nice breeze as you make the trip through the 
winding wide open spaces.   

 Now that I have that picture in your mind, let’s add in what Mr. Cusanek would like to 
do with our neighborhood. You’re driving down the road again with windows down in your 
car and all you hear are gunshots constantly. Or so much traffic on the road that it doesn’t 
become a nice Sunday drive anymore. Not to mention the hundreds of bicyclists and 
runners who take this road often due to safety of not much traffic and the scenic route.  

 

 Our neighborhood consists of hundreds of acres of farmland, and livestock galore. 
This is not only our land, but our livelihood at risk. In the County Application that was 
submitted it stated that fencing will be kept to a minimum for wildlife. (1d. of the 
application) How do they plan to keep their customers off private property without 
trespassing? They are planning to introduce walking trails but offer low-impact 
development with “minimal footprint”. (1a.) They plan to use natural materials for berms to 
deflect bullets from ricocheting rounds that are being shot. On April 1st, 2025, in Logan 
Montana the McDonnel’s petitioned to close State Trust Land with a gun range for public 
safety, shooting near livestock and stray bullets. They won the petition to permanently. 
With houses and livestock close by, how can we be sure we can be safe on our own 
property?   

With increased shooting and traffic in our area, there will be no more wildlife in the 
area. The bonds, memories, and culture the application describes will no longer be our 
family memories, our culture and our bonds. There are multiple generations of families in 
the area that go hunting on our private lands creating those memories. There is an 
abundance of mule deer, whitetail deer, pheasants, families of turkeys and more. With 
Montana Fish, Wildlife and Parks study area of the Ruby Mountain Elk population from April 



2020-Decemeber 2024. (W-177-R) That population of elk had diminished due to 
abundance of recreational activities and a shooting range nearby. 

 

Within the last year of hunting, myself and others in the area have had multiple 
encounters with poachers on our land. How can we ensure with this shooting range being 
built will stop poachers from the shooting range or livestock being shot with it being a 
public place?  We still have the high school population who like to drive the dirt roads and 
experience what our area has to offer. Not all the properties surrounding the possible 
shooting range are fenced, if the shooting range will not be fenced either, how are they 
going to prevent a possible negligent shot from the shooting range hitting either a person or 
livestock?  

 

The application states that they will work closely with the emergency departments 
in our area. The fire department in Laurel is a volunteer fire department. We appreciate 
them greatly as we have had many close calls in our area with fires due to lightning strikes 
and farm equipment. On average it takes them anywhere from 14-25 minutes to respond to 
the fire. Hot rounds from the shooting range mixed with dry grass is asking for fires to 
spread through our neighborhood quickly. Dry grass fires can spread extremely fast, ranging 
from 15-20 miles per hour. Our pastures consist of dryland, prairie grass, and wheatfields. 
The property that the shooting range is potentially being built on is consisting of the same 
vegetation listed above. Making it a prime fire hazard.  

 

We are asking you to please consider not approving this application for the shooting 
range. Not only is our neighborhood at risk but our livestock, our farmland and our homes. 
Our neighborhood always keeps each other in the know, is tightly knit and cares about each 
other. If this council cares about its Montanans and its traditions, please consider the 
Montanans in this neighborhood with their traditions.  

 

Thank you, 

Ashley Busta 
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Husman, Karen

From: Scott Cusanek <scottcusanek@ymail.com>

Sent: Friday, September 19, 2025 7:10 PM

To: Husman, Karen

Subject: [EXTERNAL] Letter of Objection Sent to Planning

Attachments: Signs on River Road.jpg

 

Karen, 
 
Thanks very much for forwarding the letter so that I might review and better understand Ashley's concerns.  As I have 
been in the business world for the last 43 years, I have learned two very valuable lessons. 
 
1) Always attack the problem, never attack the messenger. 
2) When looking at any problem or concern, strip away the emotion and focus on a logical approach. 
 
I do agree that the area around River Road is a special place, which is what attracted my wife and myself to the area.  We 
also believe that the property on Grandkids Way is an ideal location for a Sportsmans Club based on size and 
topography.  Currently, there are five outdoor shooting ranges in the Billings area that I am aware of, the smallest being a 
tiny trap club in Huntley.  Two of those five clubs have offerings similar to what we are proposing.  Both of these ranges, 
Billings Rod & Gun Club and Blue Creek Sport Shooting are very small in comparison.  Both are under 300 acres, one of 
them with million-dollar homes literally next door.  Our intent is to optimize the 872 acres on Grandkids way to deal with 
noise and also to create buffers to the neighboring properties.  A quick look at Google maps shows that Brohaugh Rd runs 
to the south of this property and the closest point is approximately 1.1 miles. 
 
Let's touch upon fencing as mentioned in Ashley's letter.  Our intent is to have the exterior of the property fenced like most 
if not all is now.  Our comments really touched upon keeping the wildlife corridors open.  Our goal is to create a 
Sportsman's paradise that blends into the land.  I really cannot speak to some of the other concerns Ashley shared only 
because they are deeply rooted for her personally and it would be unfair for me to try and respond simply by reading the 
printed words. 
 
Next item is the Logan Montana shooting range referenced in the letter.  This is EXACTLY what we don't want to do.  A 
quick search on google gives you all of the details as to what is really happening: 
 

By: MTN News 
Posted 8:19 AM, Jun 05, 2025 

LOGAN — An 86-acre parcel of Montana state trust land near Logan will be 

temporarily closed on July 7 and 8 for a routine site assessment, part of a proposal 

to develop a formal shooting range in the area. 

The land, which features an existing informal shooting area along 2 Dog Road about 

two miles from Logan, is a popular destination for local target shooters. During this 

closure, access to the site will be restricted, and all target shooting will be 

prohibited. 
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The reference to "informal" I believe is the problem at hand.  Most likely this shooting area started with a bunch of people 
going out and shooting with no design efforts coupled with no oversight.  We are absolutely against this approach and in 
fact have already made contact with the NRA Whittington Center as they have a range building curriculum.   
 
The idea of poaching or shooting of wildlife on any defined shooting range is really not an issue.  I have worked on and 
shot at shooting ranges all throughout the country.  One constant is that shooters on a well-managed range do not shoot 
wildlife.  Some ranges designate themselves as animal sanctuaries and as such cannot shoot animals.  I've seen and 
been involved with removing and re-locating rattlesnakes in the southwest.  Again, I must stress that the shooting range 
will be fenced everywhere it borders neighboring land. 
 
In order to do my due diligence, I did review the study referenced.   I personally did not come to the same conclusions. 
 
2024-final-report---montana-elk-recreation-study.pdf 
 
Fire is most definitely a concern as Ashley mentions.  In past years I have contracted to the Blue Creek Sport Shooting 
range for large events and in doing so have witnessed fires on neighboring farms.  Most likely from lightning strikes.  This 
concern is valid and very manageable with the correct design approach.   
 
In summary, we are wanting to create an upscale Sportsmans Club that caters to the Billings area while tapping into the 
strong outdoor culture of Montana.  This is no small undertaking with the first step underway and a timeline of 3-5 years to 
do it the right way.  The support of the County & Planning department is integral to the success of this venture.  One 
additional item to add.  If we move forward, my wife and I also have a 1-2 year timeline for us to become Montana 
residents.  This effort in no way will be absentee on our part. 
 
 
Thank You 
 
Scott & Sheri Cusanek 
(602) 478-6512 
 
 
PS .......... I have attached a picture that was sent to me by one of the folks on Grandkids Way. 
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