
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 

Changing the zoning from Agriculture to a mixture of CMU1, NX1, N2, N3 and P1.

Currently Lot 3 and Lot 4 of Barber Farm Subdivision. The land is being subdivided.

West End Task Force

23

Taylor Kasperick, PE (406) 384 - 0080

3412 Colton Blvd., Suite 202, Billings, MT 59102 taylor@performance-ec.com

A - Agriculture

Feb. 26

Docusign Envelope ID: 1136C501-A18E-8A67-83CC-F92702E438D2

dbrowne16@aol.comPO Box 121, Hogeland, MT 59529

406-399-5971



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

February 16th, 2026 

 

Dear Interested Neighbor, 

 
On behalf of Donna, Diana and Karin Barber, Performance Engineering, LLC, is writing to inform 
you of a zoning pre-application neighborhood meeting scheduled to be held on February 23rd, 
2026 at Emmanuel Baptist Church at 6:00 PM. If attending, please utilize the front entrance (east 
side of the building) and proceed to the Shiloh Room on your left after entering. 

 

The meeting is being held to discuss a proposed zone change regarding the existing property 
located north of Central Ave. between Double Hall Lane and South 44th Street West (roads 
currently constructed on the south side of Central). The owner is requesting the property shown 
in the attached exhibits, and described below, be re-zoned to accommodate future development.  
 

A portion of Amended Tract 1 of COS 2007 located in the E1/2, SW1/4 of Section 3, T01S, 
R25E, Yellowstone County, Montana. Having a total area of approximately 55.46 acres. 

 

The intent of the meeting is to make neighboring property owners aware of the proposed zoning 
change and concurrent annexation for the subject property, discuss the potential for development, 
and to answer questions about the project. Please note only that area indicated as being included 
in this application will be subject to the proposed zone change and annexation, not any surrounding 
county properties. Below is a summary of the existing zoning and the proposed zone changes: 
 

Existing Zone 
District 

Existing Area 
(acres) 

Proposed 
Zone District 

Proposed 
Area (acres) 

A – 
Agriculture 
(10+ Acres) 

55.5 

CMU1 3.4 

N2 20.8 

N3 21.1 

NX1 1.7 

P1 2.0 

 
The City of Billings generally describes the zoning districts included in this application as: 

• CMU1: Commercial Mixed Use 1 

• N2: Neighborhood Residential 2 (single or duplex dwellings) 

• N3: Suburban Neighborhood (single family residential, duplex dwellings allowed per State 
of Montana Statute) 

• NX1: Mixed Residential 1 (1 to 4 residential dwelling units per building) 

• P1: Public Open Space 1 (park) 
 
Representatives for Performance Engineering, LLC will be present at the meeting to answer 
questions from those who attend. For those unable to attend the meeting, written letters can be 
directed to Performance Engineering at 3412 Colton Blvd., Suite 202, Billings, MT 59102, attention 
Taylor Kasperick, or emails may be sent to taylor@performance-ec.com. We look forward to 
discussing the proposed zone change with you and hope to see you on February 23rd, 2026 at 
Emmanuel Baptist Church at 6:00 PM.  
 
Sincerely, 
 
 
Taylor Kasperick, PE 
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3412 COLTON BLVD, SUITE 202

CLIENTDRAWN BY

CHECKED BY
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www.performance-ec.comBILLINGS, MT 59102
(406) 384-0080
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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
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3412 Colton Boulevard, Suite 202  • Billings, MT 5910 2 • 406 -384 -0080  

 

February 23, 2026  
 
Thank you for attending tonight’s meeting.  During  the Billings City Council 
meeting on November 24, 2025, we withdrew our zone change application 
after hearing your concerns . Since then, we have explored several alternatives 
and refinements outlined below.  
 
▪ Partial Lot Development  

• Based on neighbors concerns about t he tot al number of units, the The 
developer approached the current property owners about purchasing 
only a portion of the land to reduce the overall number of units  and 
leave the remain der (northern 1/3  of the property) for another developer 
to purchase  and develop . 

• The property owners stated they are only willing to sell the entire 
property to a single buyer.  

 
▪ Zoning Changes (N2 → N3)  

• Adjacent zoning was revised from N2 to N3 , as requested by neighbors.  
• Under Montana law (76 -2-304 MCA), cities over 5,000 population must 

allow duplex housing wherever single - family homes are permitted.  
• As a result, changing to N3 does not  eliminate duplex potential or 

significantly reduce density.  
• Lot width and setback standards in N3 still accommodate the originally 

proposed building layout . 
o Typical duplex building widths are 62 ’ to 92 ’ wide, meeting the 

minimum “lot width ” of both N2 and N3 zone districts.  
 
Incorporated Feedback:  

• Enhanced western boundary bufferyard:  
o 1 tree per 40 lineal feet (exceeds required 1 per 70 feet)  
o Two small “parklets” along shared lot line  
o Planned to be incorporated in to annexation agreement to 

“guarantee”  to the neighbors  
• No planned connection of Bluegrass Drive West to Broadwater Avenue.  

o Any future connection would be a City decision, not part of this 
project . 
 



▪ Traffic & Infrastructure Improvements  

• A Traffic Impact Study (TIS) was completed analyzing 7 intersections.  
• The intersection at Central Avenue & 48th Street West  was identified 

as the most congested.  
• Yellowstone County Public Works has already contracted design 

improvements, including:  
o Additional left - turn lanes in all directions  
o A new traffic signal  

• This project has a current completion date of the end of the year.  
 

Developer Contributions (based on project traffic share):  
• Broadwater Avenue & Shiloh Road  
• Central Avenue & 48th Street West  
• Central Avenue & Shiloh Road  
• Central Avenue & South 44th Street West  

 
Additional turn lanes along Central Avenue  to serve this project as well as 
44West/Clearwater E states  have been recommended by the TIS as part of this 
project.  
 
▪ Property Values  

• Multiple national studies (including research from Harvard’s Joint Center 
for Housing Studies) show no evidence  that well -managed multi - family 
housing reduces nearby single - family home values.  

• Local example : 
o Forest Park Subdivision (near Colton Heights Apartments and 

Housing Authority of Billings apartments)  
o Shiloh Point Subdivision (near Whe atbaker Apartme nts west of 

Shiloh just north of Grand)  
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� n[o[n[�X[���

P��� zV{D|{�S��{G{�S��

$�� }5=5C�C�D�8�~568;��&##8���#9��95=<5�!:�>�5:65="��
}5=5C�C�D�8��5U#��7��!9#�&##8���#9��95=<5�!:�
>�5:65="��

�%��
���
=�=#��

�##�!985<:#��RH$%))�
#E5785="�:�87��&�9#<�96���
�##�7�>7#<85�=��RH')��X�
&�9�#E#C�85�=�&9�C�
C5=5C�C�:�8�A568;7���

��� }!E5C�C�z�5:65="�~568;��&##8��� ��=#�� �

'�� o9�=8��#8>!<?��&##8��� �)�C5=5C�C�� �

W�� �89##8H�56#��#8>!<?��&##8��� $)�C5=5C�C�� �

%�� �56#��#8>!<?��&##8���
��!<#�z#8A##=� 95=<5�!:�z�5:65="7��=�D�8��&##8���

%�C5=5C�C��
$)�C5=5C�C��

�

��� n#!9��#8>!<?��&##8��� %�C5=5C�C�� �

R�� P<<#77�9B�z�5:65="��!96�D�<!85�=�� n#!9��89##8��56#��!96�� P6C5=5789!85F#�n#:5#&�
C!B�>#�"9!=8#6�&�9�756#�
B!96�:�<!85�=��##��#<��
�RH$�$W�

(�� P<<#77�9B�z�5:65="I�n#!9��#8>!<?��&##8��� %�C5=5C�C@�#E<#�8�)�!8�
!::#B��

�

\�� }!E5C�C�G�8!:�z�5:65="�X�F#9!"#������ W)�� �

$)��  #9C588#6�|95F#A!B�P<<#77�D�<!85�=�� P=B�� �##�z}XX�!985<:#��H
$�))�&�9�695F#A!B�
!<<#77�78!=6!967���

$$�� P88!<;#6�S!9!"#�[=89!=<#�D�<!85�=�� P=B�&!T!6#Q�&9�=8�
&!T!6#�:5C58#6�8��=��



�

�

�
� ������������	
	��

��
�
��
��
��������

���������������

�
 !"#�$���%�&'(�

)�*#�+,!-�.(/��%�
%!0!1#��

2��� 345637��

�  *8-98�!:�2�8:18-";�� <!=8)�)�3#8",+�
�>+�*8#>���
<!=8)�)�3#8",+��%##+���

&��
���
&?��

�##�!*+89:#��@A$'((�%�*�
8->+*�9+8�->�%�*�
)#!>�*8-"�,#8",+���
B99#>>�*C�*��%��8+9,�
>,!::�)!+9,��*8-98�!:�
D�8:18-"���

B99#>>�*C�2�8:18-";�� <!=8)�)�3#8",+�
�>+�*8#>���

$�.�>+�*8#>E�-��+!::#*�
+,!-�+,#��*8-98�!:�
D�8:18-"��

�

�

�

FGHIJKLMNOPQQRPSTLUPLVGWXJGYXLVGZHJZ[[ZXGYL\]ẐT�
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]XWqSbR\̀c\W]]WXh_cSĥ\hW\XRqSRd\hUR\_]b̀hRb\̀]]aSj̀gWcZ\̀Yr\p_RYgWcYZ\̀cb\YÙXR\jWffRchYe\[i\̂W_\ÙqR\̀ĉ
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3412 Colton Blvd., Suite 202 • Billings, MT 59102 • (406) 384-0080 
 

Lot 3  and Lot 4  of Barber Farm Subdivision  
 

Being a Portion of Tract 1A of COS 2007  
Section 0 3 , T01 S , R25E, Yellowstone County, Montana  

 
Zone Change Neighborhood Meeting Notes  

 
The meeting was conducted from 6:00 -8 :00  PM  on February 23 rd , 2026  at Emmanuel 
Baptist Church . The meeting was hosted by  Taylor Kasperick  of Performance 
Engineering  (agent) . 
 
There were  34 public participants for the meeting.   
 
The meeting began with Taylor Kasperick giving an overview of the property and the 
current owners of the land (the Barbers).  Taylor discussed the zoning districts that are 
being proposed within the development as CMU1, N2 , N3,  NX1  and P1 . While describing 
the zoning districts , pertinent information regarding the density allowed in either of the 
residential districts, height limitations within all districts as well as allowable uses within 
the commercial districts  were provided .  
 
Taylor discussed how this proposed zone change will be submitted in conjunction with 
a petition for annexation as the project area will need to be annexed into the city to 
allow for the proposed zoning districts. Taylor discussed how the PND process works 
and provided  the expected timelines for application submittal and public hearings 
(anticipated April 7 th  and April 27 th)  for zoning commission and city council.  
 
Proposed roadways within the development were also discussed by Taylor, stating the 
development would be accessed from two points along Central Avenue. These roads 
would align with the development to the south of this property. From these two access 
points , a single north/south public road will be constructed through the development, 
eventually connecting to Broadwater Avenue, which will be extended along the 
northern property boundary. After discussing a full picture view of the development, 
Taylor began t o describe how the project was proposed in phases. Phase I of the project 
would include approximately the southern half of the residentially zoned districts. Phase 
II would include the northern half of the residentially zoned districts as well as the 
comme rcial districts located along Central Avenue.  
 
Another topic discussed was what had changed since the first application. The border 
around the eastern, western and northern boundaries have been changed from  NX1 and  
N2 to N3 with this resubmittal. This was done as it was requested by the neighbors 
during the original application. It should be noted that at all three of the previous 
meetings it was discussed that a change from N2 to N3 would not prohibit the 
construction of duplex housing. This change is not reflected in the current City of 
Billings Zonin g Code, however, recent state legislation has made it clear that any 
residential zoning district cannot prohibit the construction of duplexes.   
 



Additionally, it was talked through that the developer had discussed potentially 
purchasing only a portion of the subject property rather than the whole ~56 acres to 
allow for a different developer to propose something else in the future. This was 
conducte d with the intention of allowing a separate proposal to be put forth, however 
the current owners of the property would not sell a portion of the subject property.  
 
Lastly, the developer has offered and committed to planting trees above what is 
required of the zoning code along the common boundaries of Sundance Subdivision 
and Broadwater Avenue to provide an increased bufferyard between the adjacent 
developments and t he subject property.  
 
Following Taylor ’s overview, the floor was opened  for  participants to ask questions.  
 
Questions from the individuals and subsequent responses are shown below:  
 

• Why  did the project not change from duplex rentals to single - family homes?  
 
As was discussed at previous meetings, this application is just to change the 
zoning of the existing parcel. Any residentially zoned district allows for the use of 
single - family housing with the objective being to sell the lots, or as duplexes with 
the obj ective being to sell or rent individual units. The developer desires to 
construct the latter and did not consider the alternative to constructing a 
residential subdivision of all single family lots as it is not what he specializes in.  
 

• Has the anticipated density changed since the last submittal ? How does this 
density compare to Sundance Subdivision?  Why do you need 6 units/acre? 
Why couldn’t you put 1 - 2 units/acre?  
 
The anticipated density has not changed since the last submittal, still being 
somewhere in the 350 -400 dwelling unit range  with the currently anticipated 
number being ~360 units (or 180 duplex building) . The density of the proposed 
development is approximately three times greater than that of Sundance 
Subdivision, being ~6 units/acre compared to ~2 units/acre in Sundance.  In general, 
this density is what the developer has found to be the number to reach in order to 
make the rental prices more attainable. If the density decreases, the rental prices 
will have to go up in order to make the project financially feasible. With t he selling 
price of the land and the price to extend city services through the prope rty without 
charging astronomical prices to each tenant, the number of units must remain in the 
range proposed . This would work out similarly if a single - family residential 
subdivision was planned for the area.  
 

• What is going to be done to address the increase in traffic in the area?  
Residents from Sundance Subdivision  stated they already have issues at 
intersections around the subdivision (i.e., 48 th  and Central and subdivision 
access points) . 
 
At the time of the first neighborhood meeting the Traffic Impact Study (TIS) had 
not been finalized. Since then, the study has been received and has recommended 



turn lanes along Central Avenue for both this project and 44West/Clearwater 
Estates. Along with the recommended improvements, as part of the subdivision 
process, the developer will be required to pay contributions to certain intersections 
affected by the p roject.  
 
It was also discussed that Yellowstone County Public Works has already contracted 
improvements for the intersection of 48 th  Street West and Central Avenue. This plan 
currently include left turn lanes in all directions as well as the installation of a new 
traffic signal.  
 
The City doesn’t currently have a road improvements project proposed for Central 
Avenue  in their CIP,  but as sections of their arterial corridors become more and more 
developed it tends to move that area’s priority up for a major road project.  It is 
important to note that improvements to Central Avenue will only come via a City 
project which would be dri ven by City developments. The County has n’t  historically 
constructed major roadway improvements, particularly roadways on  the border of 
the City limits.  It was pointed out that while improvements may be necessary now, 
infrastructure improvement tends to lag behind development. This can be seen by 
Rimrock Road being the next major arterial planned  for improvements with Grand 
Avenue falling to the next year. Both of these major arterials have needed 
improvements following city developments expanding west of where the proposed 
projects are taking place.  

 

• How many stories can the buildings be ?  
 
The heigh t restrictions for NX1 and N2 were discussed, with NX1 allow ing  for 
buildings up to 2.5 stories  and N2 allow ing  for buildings up to 2 stories. It was also 
noted that the change in some areas from N2 to N3, as requested by the neighbors, 
does allow for up to 3 stories , but that the developer’s plan is to construct single 
story buildings . CMU -1 was not asked about so it was not front of mind to respond 
to, but for record purposes CMU -1 allows up to 4 -story buildings.  The proposed 
CMU -1 district is solely propo sed immediately adjacent to Central Avenue, and did 
not appear to be  the  intent of the questions posed.  
 

• Where will utilities for the development be coming from?  
 
As part of the development to the south, a 16” Ø water main was extended along 
Central Avenue along the entire frontage of the subject property. Additionally, an 
8” Ø sewer main was stubbed out of West 44 th  Street South as part of the same 
development. This proposed project will tie onto the water and sewer from the 
aforementioned mains.  

 

• What type of commercial developments will be built along Central Avenue?  
 
It is unknown at this time what exactly will be built in these commercial districts, 
however, it was noted that because this property is requesting annexation into the 
city it cannot be a marijuana dispensary as it is not allowed within the city. There 



were also worries about the possibilities of a bar or casino being built near their 
neighborhoods. It was clarified that if this type of establishment wanted to build in 
one of the commercial lots,  not only would it have to meet a stricter setback 
requirement due to the proximity to residential neighborhoods, both of these uses 
would have to go through a Special Review process. It was also brought up how 
there have been preliminary discussions of a gym/fitness center potentially being 
built within one of th ese commercial zone districts.  

 

• Will the buildings look similar to those built by Costco?  
 
The developer has indicated a willingness to vary the building facades so that the 
structures do not appear identical. While this concept is currently being evaluated, 
incorporating enforceable language into documents that run with the land (e.g., 
the anne xation agreement, Subdivision Improvements Agreement (SIA), or similar 
recorded instruments) has proven challenging. At this time, we have not identified 
a clear mechanism or objective  verbiage to require façade variation through those 
documents, but we remain open to working with City staff to explore feasible 
options  and meeting the City Zoning Code as previous projects have .  
 

• Will this development affect our property value?  
 
We understand the concerns expressed regarding potential impacts to 
surrounding property values. In response, we have reviewed multiple research 
studies analyzing the effects of multi - family residential development in proximity 
to existing single - family neighborhoods. The studies consistently concluded that 
the introduction of multi - family housing does not result in a decrease in nearby 
single - family property values. In many instances, values remained stable or 
increased following such development.  Where in creases were observed, the 
research generally attributes them to broader market trends affecting single -
family home values, rather than the presence of multi - family housing itself. 
Examples of single - family neighborhoods near multi - family developments were  
also handed out at the meeting. The exhibits showed Forest Park Subdivision in 
relation to Colton Heights Apartments and Billings Housing Authority Apartments. 
The discussion revolved around how homes within Forest Park Subdivision have at 
the very least kept their value, if not increased, even with the close proximity to 
the higher density apartments. The same points were made in relation to Shiloh 
Point Subdivision and its relation to both duplex housing units and Wheatbaker 
Apartments.  Neighbors voiced that 24 th  Street West acts as a barrier between 
Forrest Park and the referenced apartment; which it was explained that 
Broadwater Avenue would very much act in the same manner for this 
development, and that the developer has committed to increasing the pla nting of 
trees along the border with Sundance Subdivision to provide an increased buffer. 
The increase in tree planting is proposed to be incorporated into the annexation 
agreement, where a minimum of 1 tree per every 40’ of border is proposed.  
 

Generally , among  the attendees of the meeting there were frustrations voiced and 
general  discontent about the proposed development. In the attendee’s  opinion , the 
property is better suited for a single - family residential  subdivision, with larger lot sizes 



and less density. This is counter to the City of Billings Growth Policy, the City of 
Billings Zoning Code requirements for a PND, and the desires of the City of Billings to 
find a better density balance to help better sustain the cost to operate and mainta in 
city infrastructure  and provide a range of housing options for residents . 
 
Email and written correspondence received regarding the application is also included 
for reference.  


	2 Written description of the Zone Change Plan including existing and proposed new zoning: Changing the zoning from Agriculture to a mixture of CMU1, NX1, N2, N3 and P1.
	3 Legal Description of Property: Currently Lot 3 and Lot 4 of Barber Farm Subdivision. The land is being subdivided.
	4 Neighborhood Task Force Area Yes  No  If Yes Name of Task Force: West End Task Force
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