BILLINGS - YELLOWSTONE COUNTY.

L INTERIM PLANNING COMMISSION 2

o Billings CITY OF BILLINGS, MONTANA

AGENDA
March 5,2026 TIME: 4:30 p.m.
City Council Chambers, 5th Floor
316 N 26th St, Billings MT

NOTICE TO THE PUBLIC

METROPOLITAN PLANNING ORGANIZATION

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: Planning Division PO Box 1178, Billings MT 59103

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

1. CALL TO ORDER - Interim Planning Commission President: Welcome and Introduction of Commission
Members and Staff.

2. APPROVAL OF AGENDA¥* - including any additions or deletions to agenda. The agenda for a regular meeting
will be closed at 5:00 p.m. three (3) working days prior to the date of the meeting.

3. APPROVAL OF MEETING MINUTES:

a. Meeting Minutes of February 5,2026

4, PUBLIC COMMENT PERIOD -- As required (3 minute maximum per person). Any member of the public may be
heard on any subject that is not on the agenda. The Interim Planning Commission will not take any action on these
items at this time, but could choose to add an item to the next meeting's agenda for discussion.
4a) Comments on items not on agenda and requests to add items to future agendas
4b) Comments on items on the non-public hearing agenda items

5. DISCLOSURE OF CONFLICT OF INTEREST
6. DISCLOSURE OF EX PARTE COMMUNICATION

7. OLD BUSINESS (Agenda items that were not discussed or not completed in a previous meeting or items requiring
action).

a. PUBLIC HEARINGS/PUBLIC HEARING PARTICIPATION GUIDELINES. The Interim Planning Commission
(IPC) welcomes public input on matters brought before the Commission. To ensure a fair and effective public
comment process, we ask that you consider the following guidelines when presenting your comments. By state law,
the Interim Planning Commission must consider only certain criteria when reviewing subdivisions (76-3-608(a),
MCA). Please see the attached guidelines for the criterion.


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

10.

NEW BUSINESS: (Agenda items new to this meeting).

Presentation by SB Friedman regarding Economic Analysis for Billings 2045

Comparison of Encouragement of Development of Housing (MCA 76-25-302) Across Montana
Update on City Council Billings 2045 Discussions and Upcoming Special Work Sessions
OTHER BUSINESS

ADJOURNMENT

FUTURE AGENDA ITEMS

March 25th IPC Meeting

¢ Review of the Draft Future Land Use Map
¢ Information on Community Engagement in April



BILLINGS - YELLOWSTONE COUNTY

Interim Planning Commission
City Council Chambers, 5th Floor 2
316 N 26th St, Billings MT MPO

METROPOLITAN PLANNING ORGANIZATION

Public Hearing Participation Guidelines
NOTICE: All meetings and official activities 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 three days prior to the hearing. Please notify the Planning Division Office, at 406-
247-8610.

The Interim Planning Commission welcomes public input on matters brought before the
commission. To ensure a fair and effective public comment process, we ask that you
consider the following guidelines when presenting your comments: Address the
Commission directly. You must state your name and address before commenting. By
state law, the Interim Planning Commission must consider only certain criteria when
reviewing subdivisions (76-3-608(a), MCA). These criteria include:

-Effect on agriculture and agricultural water user facilities; Effect on local services; -
Effect on the natural environment; Effect on wildlife and wildlife habitat; Effect on public
health and safety.
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The Meeting Minutes of February 5, 2026
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Attachments
Minutes of February 5, 2026
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Call the Meeting to Order:
Chairman Stephenson called the meeting to order at 4:30 p.m.

Introduction of Planning Board Members and Planning Department Staff
Chairman Stephenson called for introductions of the members of the Interim Planning
Commission and Planning staff.

Attending Staff: Wyeth Friday, PCSD Director; Anna Vickers, Planning Division Manager;
Brenda Berns, Planning Clerk

1. Others in Attendance — Nicole Cromwell, Billings MT
2. Approval of Agenda

Motion
Motion by Commissioner Staley to approve the agenda as submitted. Second by Commissioner
Brooks. Motion carried unanimously.

3. Approval of Minutes of January 15, 2026

Motion
Motion by Commissioner Brooks to approve the meeting minutes of January 15, 2026 as
submitted. Second by Commissioner Sayer. Motion carried unanimously.

4. Public Comment — There were no speakers for non-agenda items.

5. Disclosure of Outside (Ex-Parte) Communication. There were no communications
received from external parties.

6. Disclosure of Conflicts of Interest. There were no Conflicts of Interest.

7. Old Business
a. Review Housing Development Encouragement Matrix

Wyeth Friday provided an overview of the City of Billings’ growth projections for the next twenty
years, including population, employment, housing, and commercial development. Mr. Friday also
reviewed the items included in the housing matrix as outlined in MCA 76-25-302.

PLAN ACTION
a) Allow, as a permitted use for at least a duplex where a single-unit dwelling is permitted.
Plan action: Already allowed, no action necessary
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b) Zone for higher density housing near transit stations, places of employment, higher education
facilities, and other appropriate populations centers, as determined by local government.
Plan action: Want to create an overlay

c¢) Eliminate or reduce off-street parking requirements to require no more than one parking space per
dwelling unit.
Plan action: To be implemented

d) Eliminate impact fees for accessory dwelling units or developments that include multi-unit
dwellings or reduce the fees by at least 25%.

Plan action: Navigate with Infill Policy

Discussion focused on development and impact fees. Staff noted that the City is considering
adjustments to transportation-related fees, which may be addressed later, rather than at the time of
adoption.

e) Allow, as a permitted use, at least one internal or detached accessory dwelling unit on a lot with a
single-unit dwelling occupied as a primary residence.
Plan action: Already implemented

f) Allow for single-room occupancy developments.
Plan action: Already implemented

g) Allow, as a permitted use, a triplex or fourplex where a single-unit dwelling is permitted.
Plan Action: Investigate with Infill Policy

Discussion addressed challenges associated with elevation changes in development areas,
particularly where transitions may affect construction, grading, and site design.

h) Eliminate minimum lot sizes or reduce the existing minimum lot size required by at least 25%.
Plan action: Do not implement

1) Eliminate aesthetic, material, shape, bulk, size, floor area, and other massing requirements for
multi-unit dwellings or mixed-use developments or remove at least half of those requirements.
Plan action: Do not implement

Discussion noted that while the current code includes certain aesthetic requirements, these
provisions were considered overly restrictive with respect to overall development costs.
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j) Provide for zoning that specifically allows or encourages the development of tiny houses, as
defined in Appendix Q of the International Residential Code as it was printed on January 1, 2023.
Plan action: Already implemented

k) Eliminate setback requirements or reduce existing setback requirements by at least 25%.
Plan action: Do not implement

Discussion addressed how reduced setback requirements could affect compliance with firewall
guidelines and related building safety standards.

1) Increase building height limits for dwelling units by at least 25%.

Plan action: Do not implement — currently have high allowances.

Discussion focused on transitional housing and potential approaches for addressing related planning
and regulatory considerations.

m) Allow multi-unit dwellings or mixed-use development as a permitted use on all lots where
office, retail, or commercial are primary permitted uses.
Plan action: Already implemented

n) Allow multi-unit dwellings as a permitted use on all lots where triplexes or fourplexes are
permitted uses.

Plan action: Needs clarification from the board.

Discussion from the board reviewed zoning allowances for transitional housing. It was noted that
NX1 permits up to a four-plex, and the possibility of placing limits on the number of structures was
considered. Development is expected to be multi-level, and one- and two-family housing are
already permitted in NX1, NX2, and NX3 districts.

Board Discussion

The Commission reviewed approaches used by other communities regarding density, transitional
housing, and lot coverage. Examples from Bozeman, Missoula, Great Falls, and other cities were
noted as references for potential adjustments in NX1 zoning. It was discussed that single-family
zoning requires allowances for duplexes, and similarly, three-unit structures may permit six units,
with attention to multi-level development.

Consideration was given to alternative ways to increase density without changing building size,
including adjustments to lot coverage or footprint availability, while maintaining compliance with
fire codes and building regulations. The impact of square footage, height, and separation between
structures on safety, traffic, and overall community design was also discussed. It was emphasized
that while zoning can provide descriptive guidance, it should not be overly prescriptive regarding
materials or unit size.
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The Commission also considered the potential effects of increased density on traffic patterns,
community predictability, and public safety over time, including radiant heat impact and building
separation standards. The importance of balancing density goals with growth planning dictated by
state law, as well as maintaining flexibility in lot design, was highlighted.

The discussion acknowledged that implementing missing-middle housing in the community
requires careful consideration of density, lot coverage, building size, and associated impacts on
infrastructure and neighborhood character. Observations from previous developments were noted,
and it was recognized that not all outcomes will satisfy all residents, but careful planning can
provide reasonable predictability and community benefit.

Public Comment

Nicole Cromwel, Billings MT — Ms. Cromwell noted that the Commission appears to be moving in
the right direction regarding NX1 zoning. In earlier post-war neighborhoods, four-unit
developments were often placed on neighborhood corners, resulting in a mix of housing types. In
later developments, particularly in areas zoned NX1 and NX2 post-1970, larger areas were treated
uniformly, which was recognized as less safe. Observations indicated that integrating smaller multi-
unit developments into predominantly single-family neighborhoods can increase overall
neighborhood safety by providing more “eyes on the street.”

b. Review of Land Use Plan and Future Land Use Map Project Status

Anna Vickers stated that a review of the plan will be provided to the Commission in the coming
weeks. It was noted that additional meetings with the Commission are planned as the adoption
process progresses, including a second meeting specifically scheduled for March to provide further
updates and discussion opportunities.

8. New Business
a. Discuss Dave Nordel’s Housing Affordability Framework

Commissioner Nordel raised concerns regarding the potential impact on housing affordability. He
emphasized that the focus of the plan has been on optimizing land use to make the most effective
use of available land, rather than directly zoning for affordability. The Commissioner noted that
while data and community input were considered, care should be taken in discussions to avoid
framing zoning decisions solely in terms of affordable housing. Attention was also given to
strategies for managing development in ways that help keep taxes and costs reasonable.
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Board Discussion

The Commission discussed the role of the growth plan in relation to housing affordability. It was
noted that the Commission’s primary responsibility is to evaluate land use and growth strategies for
the city, rather than to directly influence housing affordability. While incentives such as upsizing,
mixed-use development, multi-family structures, and increased density may indirectly support more
affordable options, outcomes cannot be guaranteed.

It was emphasized that affordability is influenced by broader economic factors, builder decisions,
and market forces, and that zoning alone cannot predict specific outcomes. The Commission
acknowledged that surveys and community input have been considered, and that strategies must
balance growth, density, and development incentives with practical considerations such as tax
impact and market realities. It was further clarified that state law does not require the Commission
to ensure housing affordability, and the focus should remain on optimizing land use and supporting
orderly growth.

Public Comment

Nicole Cromwell, Billings MT — Ms. Cromwell stated she appreciated Commissioner Nordel’s
approach to naturally occurring affordable housing in the city. She noted that in calendar year 2025,
nearly half of the homes built had a building valuation of $216,000 or less, not including land,
infrastructure, or market adjustments, with sale prices varying significantly. Most homes at or below
$216,000 were attached units, such as multi-family town homes. Homes valued above $280,000
were predominantly single-family, including some high-end properties.

The discussion highlighted that builders are managing valuations, estimates, and margins to bring
price points down, though market demand continues to influence final prices. It was suggested that
overlay districts and infill areas are likely locations for affordable housing opportunities. For
households with incomes around $70,000, homes priced between $127,000 and $187,000 may be
attainable. The Commission was reminded that Community Development utilizes grant funds to
assist homebuyers, and that zoning codes should support strategies such as accessory dwelling units
(ADUs) and use of basements to increase housing options.

Discussion

The Commission requested clarification on the schedule for upcoming materials from consultants,
including the economic analysis, and the subsequent map and plan. It was noted that the economic
analysis is expected to be provided in March, with draft sections shared as they become available
rather than waiting for the entire plan.

Questions were raised regarding parking, and it was confirmed that parking validation would be
available from the county lot.
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The Commission also discussed the Boards & Commissions training session, noting its usefulness,
and it was reported that efforts are ongoing to locate and provide a recording of the session for
members.

9. Other Business: Next [PC meeting will be March 5, 2026 @ 4:30pm
Adjournment: 5:42pm

Brenda J Berns, Planning Clerk
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DRAFT

PROJECT INTRODUCTION
Billings Land Use Plan & Future Land Use Map

- In 2023, the Montana Legislature adopted the Montana Land Use Planning Act
(MLUPA), which requires certain Montana cities to adopt a new land use plan
and update local zoning and subdivision regulations. Cities have up to three
years from the effective date (May 2023) of the MLUPA to adopt new
regulations. : ~

- In April 2025, the City of Billings (the “City”) engaged a planning team led by —
Orion Planning + Design (Orion) with SB Friedman Development Advisors, LLC
(SB Friedman) and Kittleson & Associates to develop a citywide land use plan
and future land use map in conformance with MLUPA requirements.

= As part of this work, SB Friedman analyzed the city’s existing and projected
housing needs given anticipated population growth; assessed current and
future economic development conditions and opportunities; and evaluated
potential market constraints on future development. These analyses will inform
the forthcoming City of Billings land use plan and future land use map.

Source: Orion Planning + Design
SB Friedman Development Advisors, LLC 4



DRAFT

ANNEXATION ZONES

Billings has identified three different types of annexation zones in surrounding Yellowstone County

|

- Land within Yellowstone County can be incorporated into the city of Billings ‘
BILLINGS LIMITS OF ANNEXATION

through annexation. The City's Annexation Policy provides guidance on
evaluating potential annexations with a focus on orderly growth, adequate X
provision of municipal services, and equal benefits to annexed land and
existing city land.

= The City's Annexation Policy divides potential annexation areas into three
zones: =

= Zone 1 (City Annexation Petition Area). Zone 1is the primary area in
which City Council considers petitions for annexation.

= Zone 2 (Long Range Urban Planning Area). Zone 2 includes areas that
can be considered for inclusion into Zone 1. With certain exceptions,
properties cannot be included in Zone 1 without first being in Zone 2.

= Zone 3 (County Developed Area). Zone 3 includes properties developed 2
by the county that are not using municipal services but are adjacent to or
near municipally-serviced properties. City Council can consider petitions

in Zone 3 as well as Zone 1.

ANNEXATION ZONE 1

0 C————32 Miles (&)

Source: City of Billings Annexation Policy, SB Friedman
SB Friedman Development Advisors, LLC 5



DRAFT

AREA POPULATION CHANGE, 2010-2020

Census tracts at the western edges of Billings experienced up to 95% population growth

POPULATION GROWTH BY CENSUS TRACT, 2010-2020

= According to the U.S. Census, the population of Yellowstone County was
147,972 in 2010. By 2020, the population increased by 16,759 to 164,731. From
2010 to 2020, the population of Yellowstone County grew at a compound
annual growth rate (CAGR) of 1.1%.

. From 2010 to 2020, Billings' population grew by 12.4%. However, population
growth was not distributed evenly throughout the city.

. Most areas within the city limits experienced moderate growth between 0 and
10% from 2010 to 2020. The historic core of Billings, including Census tracts
overlapping downtown, experienced population decline during this period.

= Areas on the edges of Billings, including Billings Heights and West Billings,
grew much more rapidly and saw population increases above 20%. The
population in tracts overlapping annexation areas to the west of city limits
increased by up to 95%.

CENSUS TRACT
PERCENT POPULATION
GROWTH, 2010-2020

<0%
0-10%
10-20%

*— 2050k
b

| BiLLINGS CrTY LimiTs |

Fm e ===

ANNEXATION ZONES !

0 —————12 Miles (A)

Source: SB Friedman, U.S. Decennial Census (2010, 2020)
SB Friedman Development Advisors, LLC 6



POPULATION PROJECTIONS

DRAFT

Yellowstone County’s population is projected to continue growing, albeit at a slower rate

- Based on estimates published by the Big Sky Economic Development Agency,
the 2025 population of Yellowstone County was 172,789. This 2025 population
projection reflects an increase of over 24,000 in the span of fifteen years.

= During stakeholder interviews, interviewees attributed population growth
to people moving from outside of Montana in search of a different
lifestyle, as well as people moving to Billings from other parts of Montana
where the cost of living has increased.

= According to IRS tax return data, Yellowstone County gained 2,200
households or approximately 4,200 individuals, due to net migration
between 2020 and 2022.

= The population of Yellowstone County has aged over the last 15 years. The
share of the population that was less than 19 years old was 26% in 2010 and is
projected to be 25% in 2025. Meanwhile, the share of the population age 65
and older was 14% in 2010 and is projected to be 19% in 2025.

YELLOWSTONE COUNTY POPULATION AND PROJECTED POPULATION, 2010-2025
190,000

180,000
172,789

170,000 165,045

160,000 157,679

148,451
150,000
140,000

130,000

2010 2015 2020 2025

YELLOWSTONE COUNTY POPULATION BY AGE, 2010-2025

2010 WéA 19% 20% 19%
AGE HEMoto4 M 5t019 20 to 34 351049 Il 65+

Source: Big Sky Economic Development Agency, IRS Statistics of Income, Regional Economic Models Incorporated (REMI) compiled by Montana Department of Commerce, SB Friedman

SB Friedman Development Advisors, LLC
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PRIOR HOUSING STUDIES

Studies identify rising home prices as a challenge for Billings

Recently, several housing studies have assessed local and regional housing market conditions. Though the geographic focus of the studies ranges from local to regional, each

study identifies rising median home prices, affordability gaps and financial barriers to residential development as ongoing challenges in Billings.

ACCELERATING PRODUCTION OF
ATTAINABLE HOUSING
NOVEMBER 2024

The Billings Association of REALTORS®
estimates an annual deficit of up to 1,300
housing units and a current shortage of
almost 10,000 housing units. Additionally,
the study reports that four of the five top
occupations in Billings do not provide
enough income to buy a median-priced
home.

The study identifies infill development,
expediting review processes, and
establishing design-build toolkits as
avenues to address the shortage of
affordable, workforce and family housing
in Billings.

SB Friedman Development Advisors, LLC

DOWNTOWN BILLINGS HOUSING
STUDY UPDATE
SEPTEMBER 2022

Downtown has seen relatively little new
residential development, as much of the
new residential development has
occurred on the edges of Billings. In
addition, single-family homes have
remained the most common form of new
residential development.

The study suggests that the downtown
market cannot support rents high enough
to offset rising construction costs. The
study recommends the use of incentives
to make downtown residential
development financially feasible and
more attractive.

BRCD REGIONAL
HOUSING STUDY
MAY 2022

This regional housing study identifies cost
burdens, lack of inventory, and
displacement as challenges present in the
Billings housing market.

The study identifies market-rate rental
housing, affordable rental housing, and
first-time buyer and missing middle
homeownership as priorities for
Yellowstone County. The study
recommends the use of fee
deferrals/waivers, tax increment financing,
land banking, Housing Trust Funds, park
lands and revisions to land use codes as
strategies to address housing priorities.

ACCELERATING
PRODUCTION OF
ATTAINABLE HOUSING

NOVEMBER 2024

RECOMMENDATIONS BY

THE CRE CONSULTING CoRps
TO BILLINGS-AREA STAKEHOLDERS

Msittines L GRE

E Billings




DRAFT

BILLINGS EXISTING HOUSING STOCK

64% of Billings’ housing units are single-family detached; 61% of housing units are owner-occupied

- Billings has approximately 53,540 total housing units. Of all housing units in
Billings, 61% are owner-occupied (32,600 units) and 33% are renter-occupied
(17,700 units). The remaining 3,200 units are vacant. This figure includes 290
units that are sold/rented but not yet occupied, and 310 units occupied
seasonally. There are 850 vacant units available for rent and 290 units for sale,
per the American Community Survey. The 6% vacancy rate indicates a healthy
housing market.

= Over a quarter (26%) of the housing units in Billings were built in or after 2000.

While only 13% of owner-occupied units have been built since 2010, 18% of
rental units have been built since 2010.

= The majority (71%) of housing units in Billings are single-family homes.
Approximately 64% of all housing units are single-family detached units and
7% are single-family attached units. Meanwhile, 23% of all housing units are in
multifamily structures (2+ units). An additional 6% of all housing units are
mobile homes.

= The housing composition in Billings varies by tenure. Of the owner-occupied
units, 85% are single-family detached units, compared to 25% of renter-
occupied units. Only 3% of owner-occupied units are in multifamily structures,
compared to 62% of renter-occupied. The shares of owner- and renter-

occupied single-family attached units and mobile homes are more evenly split.

Source: American Community Survey (ACS) 5-Year Estimates (2023), SB Friedman
SB Friedman Development Advisors, LLC

SHARE OF BILLINGS HOUSING UNITS BY TENURE AND YEAR BUILT, 2023

RENTER- X . .

OWNER- 13% 13% 24%
OCCUPIED

YEARBUILT M 2010 oR LATER [ 2000-2009 I 1939 OR BEFORE

SHARE OF BILLINGS HOUSING UNITS BY TENURE AND UNITS IN STRUCTURE, 2023

RENTER-
25% 23% 289 %
2% 1%

OWNER- 85%

OCCUPIED
OVERALL 64% 9%
UNITS IN I 10+ uNiTs I MOBILE HOMES

STRUCTURE

10



DRAFT

BILLINGS RESIDENTIAL BUILDING PERMITS

Since 2020, new housing production in Billings has shifted towards denser housing typologies

Since 2015, approximately 7,800 residential units have been permitted in Billings. Of the residential housing units permitted, 43% have been single-family homes, 15% have
been two-family homes, 10% have been townhomes and 32% have been multifamily homes. The mix of new housing has shifted towards denser options, while total housing
production has also grown. From 2015 to 2020, 328 single-family homes and 299 homes in two-family, townhome, and multifamily buildings were permitted annually, on
average. Between 2021 and 2025, the average number of single-family homes permitted annually fell to 271, while the average annual number of homes in other typologies
increased to 537. Per City data, as of February 2026 subdivision applications have been submitted for over 500 additional residential units.

BILLINGS RESIDENTIAL UNITS PERMITTED, 2015-2025

1,600
1,400
1500 AVERAGE UNITS PERMITTED ANNUALLY
2 794
o / 3,322 SINGLE-FAMILY 328 271
I HOUSING UNITS o By
600 PERMITTED,
400 I m I — — = 2015-2025 TOWNHOME 28 121
= MULTIFAMILY 185 282
200
TOTAL 627 808
0

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

SINGLE-FAMILY TOWNHOME MULTIFAMILY

Source: Census Building Permits Survey, City of Billings, SB Friedman, U.S. Census Bureau
SB Friedman Development Advisors, LLC 11



DRAFT

MARKET-RATE MULTIFAMILY SUPPLY IN BILLINGS

Almost a third of existing market-rate multifamily units were built since 2015

= According to CoStar, Billings has 7,894 market-rate multifamily rental units. An
MARKET-RATE MULTIFAMILY INVENTORY IN BILLINGS

additional 60 units are located in annexation zones. Market-rate multifamily
rents average $1.57 per square foot (SF). The overall vacancy rate is 7.7%, which
indicates a healthy market; per Cushman & Wakefield, the U.S. average is 9.0%.

BILLINGS BYPASS

. Market-rate units are distributed throughout Billings, with a large

concentration of older, smaller developments near the downtown. 2 S

= Since 2015, 23 market-rate multifamily developments have been built, adding N T
= Ty = )
2,304 units total, or 29% of Billings’ total market-rate multifamily units. Do ™ e ~ ,
= e T A ; =

. Newer market-rate developments tend to have more units and are located
toward the edges of the city. Market-rate multifamily developments built .
before 2015 have an average of 29 units compared to those built since 2015, — ] > " 0 <50 Units
which have an average of 100 units. ! O 50 to 150 Units

() 150+ Units

BUILT BEFORE 2015
BUILT 2015+

UNDER CONSTRUCTION
PROPOSED

. Per CoStar, there are 139 units currently under construction (one project) and

1.7%

16 additional units proposed (one project) in Billings.

7,894 § 2,444

TOTAL MARKET-RATE MARKET-RATE UNITS
UNITS BUILT SINCE 2015

MARKET-RATE
VACANCY RATE

ANNEXATION ZONES

0 —————12 Miles (A)

Source: City of Billings, CoStar (May 2025), Cushman & Wakefield (Q3 2025), SB Friedman
SB Friedman Development Advisors, LLC 12



DRAFT

BILLINGS RESIDENTIAL SALE TRENDS

The median home sales price in Billings has increased by over $163,000 since 2015

= In 2015, the median home sales price in Billings was $216,500. The median BILLINGS MEDIAN RESIDENTIAL SALES PRICE, 2015-2024
price increased to $379,900 by 2024 (75% growth since 2015). $400,000 $379-900
- Most of the recent increase in median home sales price occurred between
2020 and 2024. The median home sales price grew at a CAGR of 3.9% from $350,000
2015 to 2020. From 2020 to 2024, the median price grew at a higher rate of
9.7%. Over the entire period, the median price increased at a CAGR of 6.4%. $300,000
= The median number of days on market for residential property in Billings has $250,000
varied over the last decade. Between 2015 to 2019, the median number of days $216,500
on market for residential property ranged from 23 to 27 days. Between 2020 $200,000
and 2024, the median number of days on the market ranged from 5 to 19 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
days. The shorter time on market coincided with sharp increases in median
sales prices. MEDIAN DAYS ON MARKET RESIDENTIAL SALES CLOSED
. . 30 o6 27 3,000
- From 2016 to 2020, the number of sales closed increased each year, reaching a 53 24 24
high of 2,733 in 2020. From 2020 to 2023, the number of sales closed 19
decreased each year, reaching 1,953 in 2023. In 2024, the number of sales 20 " 2,000
closed increased to 1,979. 10
10 5 6 1,000
O O N~ [e@] (@) o [V < )
cERE8E88EE cEcBEEREES

Source: Billings Association of Realtors (2025), SB Friedman
SB Friedman Development Advisors, LLC 13
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AFFORDABLE MULTIFAMILY SUPPLY IN BILLINGS

Several affordable multifamily developments have been completed in Billings since 2015

= According to Homefront, Billings has 2,013 legally-restricted affordable
multifamily rental units (housing with income and rent limits and enforced by
legal agreements often tied to funding sources). This figure is inclusive of 216
public housing units operated by Homefront. The overall vacancy rate for
affordable multifamily rental units is 5.5%. There are no legally restricted
affordable multifamily developments currently located in annexation zones.

= Affordable multifamily rental units are relatively evenly distributed throughout
Billings. Clusters of affordable developments are concentrated in the northwest
portion of Billings and near the downtown.

= Six affordable multifamily developments (254 units) have been built since 2015,
according to Homefront.

2,013 @ 254 g 5.5%

TOTAL AFFORDABLE
UNITS

AFFORDABLE UNITS
BUILT SINCE 2015

AFFORDABLE
VACANCY RATE

Source: City of Billings, CoStar (May 2025), Homefront, SB Friedman
SB Friedman Development Advisors, LLC

I
AFFORDABLE MULTIFAMILY INVENTORY IN BILLINGS

BILLINGS BYPASS \

el N_—=
r= Billings Logan Intl
— Airport Y,

.J"I___L | = ]
1L »
S~

o0 <30 Units
O 30 to 60 Units

O 60+ Units

BUILT BEFORE 2015
BUILT 2015+

) b ANNEXATION ZONES

Map does not include public housing inventory. 012 Miles @
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BILLINGS MULTIFAMILY PERFORMANCE TRENDS

Multifamily deliveries increased post-COVID with over 1,300 units delivered between 2022 and 2024

= Approximately 2,440 multifamily rental units have been built in Billings since BILLINGS MULTIFAMILY UNITS DELIVERED AND VACANCY RATE
2015. Of these units, 2,304 are market-rate and 136 are affordable. All the 700 14%
affordable units were delivered in 2018, whereas the market-rate unit deliveries

600
were distributed throughout the period.

12%

500 10%

= After the delivery of 549 market-rate units in 2016 and 2017, the market-rate
multifamily vacancy rate reached 10.1% in 2017. Once deliveries slowed over the 409
next couple years, this vacancy decreased, eventually reaching a low of 3.5% in
2021.In 2022 and 2023, 1,139 market-rate units were delivered, resulting in 300
vacancy rising to 9.8%. As of 2024, market-rate vacancy decreased to 7.7%.

8%

6%

200 49
= The affordable multifamily vacancy rate has remained between 4.5% and 7.0% 00 5
(o}
from 2015 to 2024.
0 0%
2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
DELIVERIES I MARKET-RATE VACANCY === MARKET-RATE === AFFORDABLE

Source: CoStar (May 2025), SB Friedman
SB Friedman Development Advisors, LLC 15



MARKET-RATE MULTIFAMILY RENT TRENDS

Market-rate multifamily rents increase steadily between 2015 and 2022, but have since levelled off

= Since 2015, market-rate rents across all units have increased from $1.23 per SF
to $1.57 per SF. Market-rate rents have grown at a CAGR of 2.7%. Market-rate
rents for projects built since 2015 have increased from $1.38 per SF in 2015 to
$1.65 per SF in 2024.

= Compared to all market-rate projects, rents of projects built since 2015 have
grown at a slower CAGR of 2.0%. From 2015 to 2024, projects built since 2015
have had a premium between $0.08 and $0.19 per SF over all market-rate
projects.

Source: CoStar (May 2025), SB Friedman
SB Friedman Development Advisors, LLC

BILLINGS MARKET-RATE MULTIFAMILY EFFECTIVE RENT PER SF

$1.80
$1.70
$1.60
$1.50
$1.40
$1.30
$1.20
$1.10

$1.00

$1.65
$1.57
$1.38
$1.23
2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

RENT PER SF === ALL MARKET-RATE === MARKET-RATE BUILT SINCE 2015
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CONCLUSIONS

DRAFT

Home sale prices and rents have increased over the last decade; affordability is a growing concern

- Billings has over 53,500 total housing units, a majority of which (64%) are
single-family detached homes. An additional 7% are single-family attached
units, 23% are multifamily units, and 6% are mobile homes.

= Since 2000, approximately 15,500 residential units have been permitted in
Billings, 77% of which have been single-family homes and the remaining 23%
have been multifamily units. Since 2020, multifamily permitting has increased
relative to previous years.

- Housing affordability remains a challenge in Billings. From 2015 to 2025, the

median home sales price grew at a CAGR of 6.4%, increasing by over $163,000.

Multifamily rents have also increased from 2015 to 2024, albeit at a more
moderate CAGR of 2.7%.

= Amidst housing affordability concerns, several recent studies identified infill
residential development as a potential avenue to increasing the supply of
housing attainable to Billings residents. While 2,444 market-rate multifamily
units have been built since 2015, most have been built near the edges of city
limits. Additionally, only one affordable multifamily development with 136 units
has been built since 2015.

- Recent housing studies also identified development incentives, land banking

and zoning revisions as strategies, among others, to address housing priorities.

Source: Billings Association of Realtors (2025), CoStar (May 2025), SB Friedman
SB Friedman Development Advisors, LLC

Built Since 20715 2444
Vacancy 1.7%
Average Rent/SF $1.57

Built Since 20715 136
Vacancy 5.5%
Average Rent/SF $1.34
Single-Family Owner-Occupied Units [1] 29,772

Closed Sales 20715-2024 21,999
2024 Median Days on Market 19
2024 Median Sales Price $379,900

. Planning for a diversity of housing types, including single-family detached
homes, townhomes, affordable and market-rate multifamily or condominium
homes, would help ensure that there are housing options for people and
households at different stages of life and with varying needs.
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Wholesale and Retail Trade is the largest employment sector in Yellowstone County

The 2024 Yellowstone County workforce consists of 88,924 people. This
accounts for 15.4% of Montana’s total workforce. Yellowstone County and
Billings serve as a regional hub and catchment area for people and businesses
within approximately 500 miles.

With 2,493 unemployed people in the Yellowstone County workforce, the
overall unemployment rate is 2.8%. The Yellowstone County workforce
unemployment rate of 2.8% is slightly lower than the unemployment rate of
Montana's overall workforce, which is 3.0%. Both Yellowstone County and
Montana have unemployment rates below the national average of 4.0%.

Wholesale and Retail Trade is the largest employment sector in Yellowstone
County, followed by Health Care and Social Assistance, Accommodation and
Food Services, and Construction. Together, the four largest employment
sectors account for 54% of all jobs in Yellowstone County.

Yellowstone County's two largest private employers, Billings Clinic and
Intermountain Health, are in the Health Care and Social Assistance sector. Each
of these private employers provides over 1,000 jobs. The third- and fourth-
largest private employers, Walmart and Albertsons, are in the Wholesale and
Retail Trade sector and provide over 1,000 and between 500 and 999 jobs,
respectively.

LARGEST PRIVATE EMPLOYERS IN
YELLOWSTONE COUNTY, 2021

Billings Clinic (1,000+ jobs)
Intermountain Health (1,000+ jobs)
Walmart (1,000+ jobs)

Albertsons (500-999 jobs)

LARGEST PUBLIC EMPLOYERS IN
YELLOWSTONE COUNTY, 2024
City of Billings (1,000+ jobs)
Billings Public Schools (1,000+ jobs)

LARGEST EMPLOYMENT SECTORS
IN YELLOWSTONE COUNTY, 2024

Wholesale and Retail Trade
Health Care and Social Assistance
Accommodation and Food Services

Construction

Source: City of Billings, Montana Department of Labor & Industry (2024), SB Friedman, U.S. Bureau of Labor Statistics (2024)

SB Friedman Development Advisors, LLC

88,924

15.4%
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YELLOWSTONE COUNTY SMALL BUSINESS PROFILE

Approximately 70% of establishments in Yellowstone County have less than 20 employees

- In 2022, Yellowstone County had approximately 5,935 business establishments.
Of the 5,935 establishments, 70% had fewer than 20 employees, while another
10% of establishments had between 20 and 99 employees. Only 5% of
establishments had between 100 and 499 employees and the remaining 15%
had at least 500 employees.

= Of the 73,100 employees in Yellowstone County, approximately 22% worked at
establishments with fewer than 20 employees. Meanwhile, approximately 42%
of total employees worked at establishments with over 500 employees. While
most establishments are small businesses with fewer than 20 employees, the
majority (58%) of employees in Yellowstone County work at establishments
with 100 or more employees.

= Average employee pay in Yellowstone County increases with establishment
size. Establishments with over 500 employees had an average annual pay of
$66,030, whereas those with fewer than 20 employees had an average pay of
$44,573.

= During interviews, multiple business and economic development stakeholder
identified Billings as a "business-friendly” city.

Source: SB Friedman, U.S. Census Statistics of U.S. Businesses (SUBS) (2022)
SB Friedman Development Advisors, LLC

YELLOWSTONE COUNTY
ESTABLISHMENTS BY SIZE, 2022

YELLOWSTONE COUNTY EMPLOYEES
BY ESTABLISHMENT SIZE, 2022

5%

5,935

TOTAL
ESTABLISHMENTS

73,119

TOTAL
EMPLOYEES

10%

20%

16%

NUMBER OF EMPLOYEES
<20 20-99

100-499

YELLOWSTONE COUNTY AVERAGE ANNUAL PAY BY ESTABLISHMENT SIZE, 2022

500+ $66,030
100-499
20-99 $46,763
Less than 20 $44,573
$0 $10,000  $20,000  $30,000 $40,000  $50,000 $60,000  $70,000
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Regional economies consist of traded (primary) and local (secondary) clusters

Regional economies can be categorized into economic clusters or industry groups. A cluster is a regional concentration of related industries. Regional economies are made
up of two types of clusters, each with different patterns of geographic presence and different competitive dynamics.

Traded clusters, also known as primary job clusters, are groups of related industries that export products/serve markets beyond the region in which they are located.
Since primary clusters compete in cross-regional markets, they are exposed to competition from other regions. Typically, approximately 30% of jobs in a geography are
within primary clusters.

Examples: Business Services, Financial Services, Hospitality & Tourism, Manufacturing, Transportation & Warehousing

Local clusters, also known as secondary job clusters, consist of industries that serve the local market. They are found in every region of the country, regardless of the
competitive position of a particular location. A region’s employment in secondary clusters is usually proportional to the population of that region.

Examples: Local Government, Real Estate, Schools & Hospitals

Location quotients (LQ) quantify the specialization of a region’s industry compared to national employment averages. High location quotients are typically indicative of high-
export businesses. Of the largest industry clusters, Yellowstone County has the highest employment concentrations and specializations within the following sectors:

Oil and Gas Production and Transportation (LQ=4.78)
Engineering Services (LQ=1.88)

Health Care (LQ=1.71)

Source: Lightcast (2025), SB Friedman
SB Friedman Development Advisors, LLC 21
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YELLOWSTONE COUNTY PREDOMINANT ECONOMIC CLUSTERS

Agricultural Inputs and Services was the fastest-growing sector in the last decade

Yellowstone County has experienced growth across many economic clusters since 2014. The Agricultural Inputs and Services cluster grew by over 55% from 2014 to 2024,
making it the fastest growing top-ten traded cluster in the county. Despite its significant growth, it only provides 775 jobs, making it the tenth-largest traded cluster in the
county. The two largest traded clusters, Hospitality and Tourism and Health Care, which provide 12,599 and 7,985 jobs, respectively, had more moderate growth rates of 18%

and 25%.
5.0 . .
E 5s ‘ Oil and Gas Production and TOURISM AND ENTERTAINMENT
ll-l:J g ‘§ L Transportation KNOWLEDGE, RESEARCH AND HEALTH CARE
S= )
g 8 ~§ PROFESSIONAL, BUSINESS AND CONSUMER SERVICES
S
g % § 40 INFORMATION TECHNOLOGY
S :
Ic:> Y _é TRANSPORTATION, WAREHOUSING AND UTILITIES
A <3S
Bloalaidr SsY . MANUFACTURING
Job Counts = :
25 AGRICULTURE, FORESTRY, LIVESTOCK AND MINING
371up to =
12,599 8 3.0
2.5 Ith
Engineering Services ~ Healthcare
2.0 Hospitality and ‘
Transportation and Logistics Tourism
. . 1.5 -
Construction Products and Services () pistribution and PERCENTAGE GROWTH IN JOBS, 2014-2024
. Electronic Commerce Higher value indicates greater percentage growth
Food Processing and Y
-50% -30% -10% 50% 70%

Information Technology

Financial Services

Manufacturing

. ® Education and
Knowledge Creation

0.0

Ye.

Legal Business Services
Services

Life Sciences

[1] Lightcast projected employment only extends to 2034. Therefore, the analyses are through 2034, rather than 2045 like the growth projections.

Source: Lightcast, SB Friedman

SB Friedman Development Advisors, LLC
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YELLOWSTONE COUNTY PROJECTED CLUSTER GROWTH

Job growth is projected to be driven largely by the Health Care and Hospitality and Tourism sectors

Hospitality and Tourism is projected to remain Yellowstone County’s largest employment cluster and add 960 jobs from 2024 to 2034. Hospitality and Tourism’s growth will
account for 16% of projected job growth during the period. Health Care is projected to remain the second-largest traded cluster and add 890 jobs, or 15% of projected job
growth, over the same the period. While Information Technology and Agricultural Inputs and Services are projected to be the fastest-growing top-ten traded clusters due to
their smaller size, their growth will only account for a combined 8% of net job growth.

Oil and Gas Production and
Transportation

Healthcare

Englneerlng Services

Hospitality and
Tourism

Construction Products and Services

6.0
E 85§
i S =
=9R
= Sz
=R
50 [©85
. = T —
S8
235
£3°9
= I
40 |2
SERS
o
N
Bubble Size =
Job Counts 30
333 up to
13,556
Transportation and Logistics
Food Processing and Manufacturing ‘
0% Business Services Legal Services ) obe

Financial Services .

0.0

TRANSPORTATION, WAREHOUSING AND UTILITIES
MANUFACTURING
AGRICULTURE, FORESTRY, LIVESTOCK AND MINING

PERCENTAGE GROWTH IN JOBS, 2024-2034
Higher value indicates greater percentage growth
Agricultural Inputs and Services

10% L|fe Sciences 20%

D|str|but|on and
Electronic Commerce Educatlon and Knowledge Creation

[1] Lightcast projected employment only extends to 2034. Therefore, the analyses are through 2034, rather than 2045 like the growth projections.

Source: Lightcast, SB Friedman

SB Friedman Development Advisors, LLC
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HISTORIC & PROJECTED MAJOR ECONOMIC CLUSTER GROWTH

Eight of ten largest traded clusters in the county are projected to grow between 2024 and 2034

Eight of the ten largest traded employment clusters in Yellowstone County are projected to grow from 2024 to 2034. The two major employment clusters that are projected
to lose jobs from 2024 to 2034 are Transportation and Logistics and Business Services.

Hospitality and Tourism has remained the largest employment cluster in Yellowstone County since 2014. Hospitality and Tourism provided 12,600 jobs in 2024 and is
projected to provide 13,560 jobs in 2034. As a result, there is likely to be greater demand for hotels, event spaces and tourist activities going forward. Although Hospitality
and Tourism is the largest sector, it has the lowest average wage of the ten largest employment sectors. Health Care has remained the second-largest cluster in the county
since 2014, and Distribution and Electronic Commerce has remained the third-largest cluster.

TOP TEN TRADED EMPLOYMENT CLUSTERS IN YELLOWSTONE COUNTY, 2014-2034

I A~ el P Bl
2014 2024 Employment, 2034 2014-2024 2024-2034 2024
Hospitality and Tourism 10,671 12,599 13,556 1.7% 0.7% $30,000
Health Care 6,388 7,985 8,871 2.3% 11% $110,800
Distribution and Electronic Commerce 2,612 2,696 2,814 0.3% 0.4% $97,700
Transportation and Logistics [1] 2,041 1,862 1,749 -0.9% -0.6% $84,800
Business Services 1,725 1,853 1,582 0.7% -1.6% $95,700
Oil and Gas Production & Transportation 1,495 1,569 1,677 0.5% 0.7% $212,500
Education and Knowledge Production 1,581 1,552 1,661 -0.2% 0.7% $41,400
Engineering Services 952 1,157 1,346 2.0% 1.5% $139,800
Construction Products and Services 855 780 852 -0.9% 0.9% $108,100
Agricultural Inputs and Services 499 775 1,006 4.5% 2.6% $43,900

[1] The decrease in Transportation and Logistics employment appears to be a product of how "traded" and "local" clusters are defined and organized. The traded "Transportation and Logistics" sector lost approximately 180 jobs, largely due to
decreases in long distance freight trucking and freight transportation arrangement. However, jobs in local logistical services grew by ~800, driven largely by increases in express delivery services. Local cluster employment is shown on page 26.
Source: Lightcast (2025), SB Friedman

SB Friedman Development Advisors, LLC 24



Yellowstone County is projected to gain over 5,800 jobs from 2024 to 2034

DRAFT

In 2024, Yellowstone County had approximately 89,298 jobs. Local cluster jobs accounted for 58% of total employment in Yellowstone County in 2024. Jobs in the ten largest

traded clusters accounted for 37% of Yellowstone County’s total employment. Jobs in other traded clusters accounted for an additional 5% of total employment. From 2014
to 2024, Yellowstone County employment increased by approximately 8,450 jobs. During this period, total employment grew at a CAGR of 1.0%, driven by growth in local
clusters and the ten largest traded clusters. Yellowstone County is projected to gain 5,867 jobs from 2024 to 2034, bringing total employment to 95,159. During this period,

total employment is projected to grow at a CAGR of 0.6%, which is slightly slower than the prior ten-year period.

EMPLOYMENT IN YELLOWSTONE COUNTY, 2014-2034

Employment, Employment, Projected Employment CAGR, Employment CAGR, Weighted Average
2014 2024 Employment, 2034 2014-2024 2024-2034 Wage, 2024

YELLOWSTONE COUNTY TOTAL

Source: Lightcast (2025), SB Friedman
SB Friedman Development Advisors, LLC

28,820
5,061
6,583
4,757
4,145
3,593
3,466

24,423

80,848

32,830
4,781
8,055
5,241
4,426
3,913
3,561

26,491

89,298

35114
5,289
8,698
5,924
4,526
3,994
3,601
28,012
95,159

1.3%
-0.6%
2.0%

1.0%

0.7%

0.9%

0.3%

0.8%

1.0%

0.7%
1.0%
0.8%
1.2%
0.2%
0.2%
0.1%
0.6%
0.6%

$77,327
$93,950
$80,435
$73,519
$71,793
$65,455
$57,468
$67,613
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BILLINGS EMPLOYMENT BASE

Health Care and Social Assistance is the largest employment sector in Billings

. Billings has a total of 73,950 jobs. The three largest sectors in Billings, Health
Care and Social Assistance, Wholesale and Retail Trade, and Accommodation
and Food Services account for half of all jobs in Billings.

. Health Care and Social Assistance is the largest employment sector in Billings
and provides 14,600 jobs. Wholesale and Retail Trade, the second-largest
employment sector, provides another 14,000 jobs. The next largest sectors are
Accommodation and Food Services and Professional, Scientific & Technical
Services, which provide 8,300 and 5,500 jobs, respectively.

Source: US Census Longitudinal Employment Household Dynamics (LEHD) (2022), SB Friedman

SB Friedman Development Advisors, LLC

BILLINGS JOBS BY SECTOR, 2022

&

7%

73,950

TOTALJOBS
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HEALTH CARE AND SOCIAL ASSISTANCE
WHOLESALE AND RETAIL TRADE
ACCOMMODATION AND FOOD SERVICES

PROFESSIONAL, SCIENTIFIC & TECHNICAL SERVICES

EDUCATIONAL SERVICES
ADMIN & SUPPORT, WASTE MGMT & REMEDIATION

PUBLIC ADMINISTRATION

CONSTRUCTION
OTHER SERVICES (EXCLUDING PUBLIC ADMIN)

OTHER
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INDUSTRIAL SUPPLY IN BILLINGS

Industrial developments are densely concentrated along Montana Ave and 1-90

I
INDUSTRIAL INVENTORY OVER 3K SF IN BILLINGS

= Billings has approximately 7,912,000 SF of existing industrial space. The
industrial building supply in Billings is largely concentrated along Montana
Avenue or near 1-90. The overall vacancy rate is 4.6% and the average triple-
net rent is $8.79 per SF, according to CoStar. The vacancy rate indicates a
healthy market; the U.S. average is 6.2%, per Cushman & Wakefield.

= Approximately 719,000 SF of industrial space has been built since 2015, which
accounts for 9.4% of Billings' existing inventory. There is one 3,100-SF industrial ! !

development currently under construction in Billings. '*L,)_?f;é{’_}ﬂ
N, o don
. In addition, there is approximately 1,710,800 SF of existing industrial space in ltlT‘_LF*w
annexation zones, 648,200 SF of which have been built since 2015. While the ;ﬂ-l,‘;, l' i "‘wvll"‘g? e o oS
city has more than four times as much industrial supply as the annexation i =

.l
zones, development since 2015 in the two geographies has been comparable. = 3

) - KING AVE W,
(]

b

o 3Kto 25K SF
O 25K to 50K to SF

() 50K+ SF

QI BUILT BEFORE 2015
RSN £UILT 2015+
UNDER CONSTRUCTION

(32

- Per the City, as of February 2026 subdivision applications encompassing nearly
450 acres of land for proposed commercial uses have been submitted.

79M g 0.7M g 4.6%

ANNEXATION ZONES

TOTAL INDUSTRIAL SF INDUSTRIAL
INDUSTRIAL SF BUILT SINCE 2015 VACANCY RATE

=

Map excludes industrial properties smaller than 3,000 SF 012 Miles @

Source: City of Billings, CoStar (May 2025), Cushman & Wakefield (Q3 2025), SB Friedman
SB Friedman Development Advisors, LLC 27
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Less than 2% of the 6.3 million SF of office space in Billings was built since 2015

Billings has approximately 6,273,000 SF of existing office space. The overall
vacancy rate is 3.5% and the average triple-net rent is $20.40 per SF, according
to CoStar. The vacancy rate indicates a constrained market, as the U.S. average

OFFICE INVENTORY OVER 5K SF IN BILLINGS

is 19.9%, per Cushman & Wakefield. However, some of the office properties (o piine beeass
. . .. , W F——-=r Rt /rL 1
may be leased, but not fully occupied due to remote or hybrid work policies. G e -- VN EA -
: I I ‘_‘*’j_] o+
| | By
Approximately 66,100 SF of additional office space is located in annexation - | u : —d _a¥
Go2) o _ | — B :_,\'l e & /:‘; A’
Zones. 7___.‘\|\___ _l| 1-" I :__:\\(’\ _’ih"f‘ Oé tl/
o . . . . I\\qu/\_cl\;: :\“‘Lﬂ — . :ﬁ,_l—_, ra Bl\lmgAslerogfm [ "y )\}:r"
Much of the existing office inventory is concentrated in and around the -2 o mgF T e £
downtown. There are additional office clusters in the western half of the city.
Approximately 101,000 SF of office space has been built since 2015; therefore,
98.4% of the city’s existing office inventory was built before 2015. There is one = &L by
. . . . i Uy S
5,000-SF office development currently under construction in Billings. A ‘%@iﬂ Lot © 5Kto 20K SF
1% p® o W o O 20K to 40K to SF
\ e |
. ﬁgﬁip =y O 40+ sF
l:;‘\,’”//// B {:_\E r~
¢ r_\ S
i PSS I 5 UILT 2015+
.y
UNDER CONSTRUCTION

ANNEXATION ZONES

Map excludes office properties smaller than 5,000 SF 00— 12 Miles @

Source: City of Billings, CoStar (May 2025), Cushman & Wakefield (Q3 2025), SB Friedman
SB Friedman Development Advisors, LLC 28



Less than 5% of the 10.6 million SF of retail space in Billings was built since 2015

Billings has approximately 10,608,000 SF of existing retail space. According to
CoStar, the average triple-net rent is $10.95 per SF, while the overall vacancy
rate is 2.1%, which indicates a constrained market (U.S. average is 5.3%).

RETAIL INVENTORY OVER 5K SF IN BILLINGS

DRAFT

Approximately 435,500 SF of additional retail space is in annexation zones. £ BILLINGS BrPass
- GEEmmml 4 S

Much of the retail supply is concentrated in the downtown, along major f—__i i :':1‘ o+
commercial corridors, including Broadwater Avenue, King Avenue W, 24t ,, - | . : __;J‘:
Street, or in the northwest portion of the city along US Highway 87. = N ! E i JI—_I N - s gt

DTS B

. —

Approximately 447,000 SF of retail space has been built since 2015; therefore, /,J:’/ i e i W

—————— o= ~
95.8% of Billings' existing retail inventory was built before 2015. There are no “:IT,‘L—L | ® R ol

. . . aie 41 = 1 o 2 @.- BROADWATER A/ &
retail developments proposed or currently under construction in Billings. 1 -',j, = & 0% '... ;e. ;
Although there has been limited new retail space built in Billings since 2015, the I ‘e d\‘?*’
city remains an important retail hub for the county, region and state. In 2025, o % B Qjﬁﬁ g © SKto 10K SF
‘e ‘e . . . . . . - * P& < =) VY o4

Billings had a $1.5 billion surplus of retail sales, indicating that the city’s retail |- — W EPETE - S O 10K to 20K to SF
market captures significant spending from people living outside the city. :5?({}{‘;:9_]‘_&\1 s () 20K+ SF

i |
i WS N 5 UILT 2015+
.

UNDER CONSTRUCTION

ANNEXATION ZONES

[1] Retail properties and square footage estimates account for ground-floor retail space in mixed-use buildings.
Source: City of Billings, CoStar (May 2025), Cushman & Wakefield (Q3 2025), SB Friedman

SB Friedman Development Advisors, LLC

Map excludes retail properties smaller than 5,000 SF 0 C————"12 Miles @
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Billings has experienced limited office and retail development; industrial is the strongest product type

The 2024 Yellowstone County workforce consists of 88,924 people, or Billings Annexation Zones

approximately 15.4% of Montana’s total workforce. The overall county Total Industrial SF 7,912,300 1,710,800

unemployment rate is 2.8%. Eight of the ten largest traded employment Built Since 2015 730,000 648200

clusters in Yellowstone County are projected to grow from 2024 to 2034. ‘ ’
Vacancy 4.6%

Billings has a total of 73,950 jobs. The three largest sectors in Billings, Health Average Rent/SF $8.79

Care and Social Assistance, Wholesale and Retail Trade, and Accommodation

and Food Services account for half of all jobs in Billings. stel i H17 i ERIUY Ceiind
Built Since 2075 100,800 --

Industrial is the strongest commercial product type in Billings. Billings has

. e . T Vacancy 3.5%
approximately 7,912,300 SF of existing industrial space within its city limits and
an additional 1,710,800 SF in its annexation zones. Approximately 9.4% of the Average Rent/SF $20.40
city's industrial inventory has been built since 2015. Total Retail SF 10,608,100 435,500
Aligned with national post-COVID trends, Billings’ office market has Built Since 2075 447,200 27,100
experienced limited growth recently. Billings has approximately 6,273,000 SF of Vacancy 2.1%
office space. Less than 2% of existing office space has been built since 2015. Average Rent/SF $10.95

Billings has approximately 10,608,000 SF of existing retail space. Only 447,000
SF of retail space has been built since 2015, which accounts for only 4.2% of the
overall inventory. Despite limited recent retail development, Billings remains an
important retail hub for the county, region and state.

Source: CoStar (May 2025), SB Friedman
SB Friedman Development Advisors, LLC 30
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The population of Billings is projected to grow to 153,800 by 2045

SB Friedman developed population and growth projections based on historic trends
and anticipated future needs, which will inform future planning efforts and land use

policy. The following assumptions inform the growth projection:

Population: Between 2010 and 2023, the population of Billings grew at a 1.11%
CAGR. The population projections assume that this historic population growth

rate will continue. Population growth projections account for both natural
growth (births minus deaths) and net in-migration (including annexation).

Housing Units: Housing needs depend in large part on the population. The
housing unit projections assume that Billings' current average household size
(2.29) and ratio of households to housing units (0.94) will remain constant
through 2045.

Jobs: Job projections are based on projected population growth and the
historic ratio of jobs to population in the labor force. Due to data limitations,
job counts are estimated and projected for the four primary ZIP codes
overlapping Billings: 59101, 59102, 59105 and 59106.

Commercial Space: The projections for industrial, office and retail inventory

are informed by existing inventory, recent development trends, historic SF per

capita ratios and regional trends specific to each property type. Since 2010,
office and retail space per capita has decreased in Billings; the commercial
inventory projections assume that these trends continue.

SB Friedman Development Advisors, LLC

BILLINGS GROWTH PROJECTIONS, 2025-2045

DRAFT

(Estimated) (Projected) Proj. Change CAGR
123,500 153,800 +30,300 1.11%
55,300 71,500 +16,200 1.29%
84,900 106,600 +22,700 1.21%
7,912,300 10,169,000 +2,256,700 1.26%
6,273,100 7,357,000 +1,083,900 0.80%
10,608,100 12,397,500 +1,789,400 0.78%

Source: CoStar (May 2025), Lightcast (2025), Montana Department of Commerce, SB Friedman
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SB Friedman analyzed the city's existing and projected housing needs given
anticipated population growth; assessed current and future economic
development conditions and opportunities; and evaluated potential market
constraints to future development.

Billings is projected to continue growing through 2045. To accommodate that
growth, the city will need to plan for new housing. Stakeholder interviews
identified utilities as one of the biggest constraints to housing development
and affordability. As a result, the city will likely need to plan for both infill
housing development — which can rely on existing municipal infrastructure —
as well as strategic extensions to accommodate residential development
outside the existing municipal limits. Planning for a diversity of housing types,
including single-family detached homes, townhomes, affordable and market-
rate multifamily or condominium homes, would help ensure that there are
housing options for people and households at different stages of life and with
varying needs.

Billings is a commercial and employment hub, drawing both consumers and
workers from a broader region. As population is projected to grow over the

next 20 years so too is employment, as well as the commercial space needed
to accommodate the additional demand.

SB Friedman Development Advisors, LLC

DRAFT

Projected population growth drives demand for additional residential and commercial development

Industrial is the strongest product type currently. Most recent industrial
development has been located on the edges of Billings, or within annexation
zones. Given land constraints in the city, we project that these locations will
accommodate most of the future industrial development. Like with housing,
strategic infrastructure planning will be key to accommodating demand.

The office market is relatively weak, particularly as work-from-home and hybrid
working arrangements become more commonplace, though lease vacancy
remains relatively low. Most future office development is likely to be smaller-
scale space for professional users like dentists, lawyers or accountants.
Conversely, there will likely be less demand for corporate office space. Any
near-term corporate office development is likely to be built-to-suit space led
by specific companies, rather than speculative development.

As the population and employment in Billings grows, demand for additional
retail space will also increase, albeit at a slower rate given ongoing market
trends. Most future retail development will likely be needed to meet the daily
needs of new residents and workers, particularly in areas where population
grows the most. Over the last decade the Heights and West Billings have
grown the most. Given greater land constraints in the core of Billings, it is likely
that these areas will accommodate much of the future growth in retail demand.

w
w



A

_;fal!m.l fi.

I
CASAOUERETARD

RO

VISION | ECONOMICS
MARKET ANALYSIS AND REAL ESTATE ECONOMICS

7l SBFRIEDMAN

70 W Madison St, Suite 3700 DEVELOPMENT STRATEGY AND PLANNING
Chicago, IL 60602
312-424-4250 | sbfriedman.com FINANCE | IMPLEMENTATION

PUBLIC-PRIVATE PARTNERSHIPS AND IMPLEMENTATION

SB Friedman Development Advisors, LLC

34



	Agenda
	AI 1216712167
	       ATT_Minutes of February 5, 2026
	AI 1216612166
	       ATT_Billings 2045 Market Analysis

