
      

   C O N SO L ID A T E D  Y E L L O W ST O N E  C O U N T Y   Z O N IN G  C O MMISSIO N                                 
A G E N D A -T hursday, January 8 , 2026, 4:00 p.m.       

C ity  C ouncil C hambers, 5 th  F loor      
316 N  26th S t,  B illings MT   

NOTICE TO THE PUBLIC 
 

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

Public comment will be taken only during the Public Comment periods as indicated on the agenda and during the Public Hearings, if any
are scheduled, under the Regular agenda. Comments may be sent to the Board via email before 12:00 pm on the meeting date. All emails
received prior to this time will be entered into the record for the public hearing.  Comments may be submitted by:

Mail: City/County Planning Division, PO Box 1178, Billings MT 59103
Email: bernsb@billingsmt.gov
NOTICE: All meetings and official activities of the MPO are held in buildings and locations that comply with accessibility
standards according to the Americans with Disabilities Act (ADA). A TTY number for the hearing impaired, 406-657-3079, is
available upon request. Special arrangements for participation in the public hearings by individuals with hearing, speech, or vision
impairment may be made upon request at least three days prior to the hearing. Please notify the Planning Division Office, at 406-
247-8610.

      

Call the meeting to order.
 

Introduction of the Consolidated Yellowstone County Zoning Commission and Planning Department Staff.
 

Public Comment: As required (3 minutes maximum per person). Any member of the public might be heard on any subject
that is not on the agenda.  The Planning Board will not take any action on these items at this time but could choose to add an
item to the next meeting agenda for discussion. 
 

Approval of Minutes:
 

Minutes of December 11, 2025
 

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

Disclosure of an Outside (Ex Parte Communication)-Members of the Commission and Staff
 
 

Regular Business:
 

A. Opening of public hearings.
 

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

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

Public Hearings:
 

a. County Zone Change 733-- 2535 Rockwood St. --  From N4 to  R-RMH- A zone change request from Large
Lot Suburban Neighborhood (N4) to Rural-Residential Manufactured Home (R-RMH), on Lot 26, Meadowbrook
Sub., S30, T01 N, R27 E, a 29,309 Sq. Ft. parcel of land. Included in this request is a variance from Section 27-304,
Table 27-300.3.1-from the minimum lot size for each single-family dwelling of 15,001 square feet, to allow 2 single
family principal buildings on a lot that is 29,309 square feet (approximately 693 SF short of the required square
footage). A pre-application neighborhood meeting was held on November 22, 2025, at the subject property. Tax ID:
C04827
 

 

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


      

Other Business/Announcements
 

Adjournment
 

Additional information on this application is available on-line at https://www.billingsmt.gov/2361/Current-Zoning-
Applications 

Public hearings are accessible to individuals with physical disabilities. Special arrangements for participation in the
public hearings by individuals with hearing, speech, or vision impairment may be made upon request at least three days
prior to the hearing. Please notify Brenda Berns, Planning Clerk at bernsb@billingsmt.gov or 406-247-8610

https://www.billingsmt.gov/2361/Current-Zoning-Applications
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Location:  316 N 26th St. Billings MT  
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Chairman Bush opened the meeting and introduced the CYCZC Board members and Planning Division staff.  

Staff Present: Karen Husman, Zoning Coordinator; Brenda Berns, Planning Clerk 

Others in Attendance: Greg Reid, WWC Engineering, Jeff Reese Billings MT 

Public Comment 

Chairman Bush asked if anyone would like to make a comment regarding items not on the agenda.  There 

were no Public Comments. 

 

Disclosure of Conflict of Interest.  There were no disclosures of a conflict of interest.   

 

Disclosure of Ex Parte Communication.  There were no disclosures of ex parte communication. 

 

New Business     

a. Consolidated Yellowstone County Zoning Commission – Adoption of Bylaws  

Motion 

Motion made by Commission member Ellis, seconded by Commission member Hecker to adopt the 

Bylaws as written, with the correction of CONSOLIDATE to CONSOLIDATED.  Motion passes 

unanimously. 
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b. Election of Officers - Nomination and Vote 

The Commission nominated Tyler Bush for Chair and Pam Ellis for Vice Chair. The motion carried by a 

unanimous vote. 

 

Disclosure of any Conflict of Interest-Members of the Commission and Staff.  There were no conflicts of 

interest. 

 

Disclosure of an Outside (Ex Parte Communication) – Members of the Commission and Staff.   

Staff disclosed a letter from Richard Cebull regarding the subdivision associated with County Zone Change 732. 

 

Public Hearing 

Chairman Bush opened the public hearing for County Zone Change 732 

 

A. County Zone Change 732 –COS 3420 Trl-13 (Lone Eagle Sub) – from AG to RR3 – A zone 

change request from Agricultural (A) to Rural Residential 3 (RR3) on COS 3420, Parcel 1-13, 

S09, T01 N, R25E, a 236.82 acre parcel of land.  A pre-application neighborhood meeting was 

held on October 8, 2025, at the subject property.  Tax ID: D04500, 4501, 4502, 4503, 4504, 

4506, 4507, 4493, 4494, 4495, 4496, 4498, 4499. 

 

Karen Husman provided an overview of the proposed zone change. The properties to the north, west, east, 

and south are zoned Agricultural. The area to the northwest lies outside the County’s zoning jurisdiction 

and is therefore unzoned. 

 

Recommendation 

Planning staff has reviewed this application and is forwarding a recommendation of approval based on the 

11 criteria for zone changes. 

• Meets the goals of the County Growth Policy & the 11 review criteria 

• Maintains consistency with surrounding residential zoning and neighborhood character 

• Promotes efficient land use through compatible development 
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Questions 

Commission member Hecker raised questions regarding the use of septic systems on the proposed lots 

and whether they could interfere with wells. Staff responded that the applicant’s agent would address the 

water-related concerns. 

 

Applicant’s Agent: 

Greg Reid of WWC Engineering – Mr. Reid addressed questions related to water and wastewater. He 

explained that each parcel would be served by an individual septic system and supplied with water via 

either a cistern or a well, with required applications to the Department of Environmental Quality (DEQ). 

He noted that the creek is the North Fork Alkali Creek and that a roadway crossing is proposed in a later 

phase of the subdivision. 

 

Vice Chair Pam Ellis asked whether a lift system would be required to prevent septic waste from 

entering the creek. Mr. Reid responded that a lift system would not be necessary, as the septic systems 

are located a sufficient distance from the creek. 

 

Public Hearing 

 

Jeff Reese 7132 Hwy 3 Billings – Mr. Reese expressed concerns regarding the proposed subdivision. He 

further noted that existing lots in the area are approximately 14 acres in size and have remained that way 

for an extended period. Concerns were raised that there would be a significant increase of traffic on 

Alkali Creek Road, which was described as narrow, constructed of recycled materials, lacking 

shoulders, and subject to winter conditions that effectively reduce it to a single travel lane. 

Additional concerns included inadequate drainage along Alkali Creek Road, standing water, and the 

presence of potholes.  

 

Written correspondence from Mr. Reese was received and entered into the public hearing record. Copies 

were provided to the Board. 

 

Applicant’s Agent: 

The applicant’s agent stated that discussion had occurred regarding the Department of Environmental 

Quality (DEQ) review process. The development plan being advanced contemplates lot sizes generally 

ranging from approximately six to eight acres, which were characterized as relatively large. 

The agent noted that, when compared to other rural residential developments, the proposal is not 

considered dense. 

The agent further explained that surrounding development patterns include larger-lot subdivisions to 

the south, lower-density development to the north, state-owned land on adjacent sides, and future urban 

development anticipated to the southeast. 
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Questions 

Board members asked whether lot sizes could be conditioned to a minimum of six acres. Staff clarified 

that lot size restrictions cannot be imposed as a condition of a zone change but may be addressed 

through subdivision restrictions. Staff also explained that the proposed zoning represents the next 

residential zoning step for parcels under ten acres. 

Questions were raised regarding water availability. The applicant indicated coordination with DEQ is 

ongoing and explained that water would be provided by wells or water hauling to cisterns if it is 

determined there is not sufficient groundwater available to supply all of the lots proposed. Concerns 

were expressed about approving the zoning prior to completion of the DEQ review and the potential 

traffic and roadway impacts associated with water hauling. 

Additional discussion addressed traffic impacts, adjacent agricultural lot sizes (approximately 14 acres), 

and access. The applicant stated that traffic impacts would be evaluated during the subdivision process 

and that a variance has been requested to avoid routing traffic through an existing subdivision. He 

reiterated that the environmental impacts are being reviewed as part of the subdivision process. 

 

The Public Hearing was closed. 

 

Board Discussion 

The Board discussed whether the proposal was inconsistent with the eleven zoning criteria and noted 

that water availability is a countywide issue typically addressed by the developer. It was stated that 

required water studies would inform buyers and that water hauling via cisterns is a common practice in 

Montana. 

 

Motion 

Motion made by Board Member Hecker, seconded by Board member Ellis to forward a 

Recommendation of Approval of Zone Change 732 and Adoption of the Eleven (11) Review Criteria to 

the County Commissioners.  Motion passes unanimously.  

 

Board of County Commissioners’ hearing will be held on December 30, 2025  

 

Other Business 

There was no other business 

 

Future Business 

Karen Husman advised the board there will be one zone change and a variance associated with the 

same parcel at the next meeting scheduled for January 8, 2026, at 4:00pm. 

 

Adjourned  4:28PM 

 

Brenda Berns, Planning Clerk 



 
Zoning Commission
Date: 01/08/2026
Title: County Zone Change 733 - 2535 Rockwood - N4 to R-RMH
Presented by: Karen Husman
Department: Planning & Community Services
Presentation: Yes

RECOMMENDATION
County Zone Change 733-- 2535 Rockwood St.-- From N4 to R-RMH- A zone change request from Large Lot Suburban
Neighborhood (N4) to Rural-Residential Manufactured Home (R-RMH), on Lot 26, Meadowbrook Sub., S30, T01 N, R27 E,
a 30,056.4 Sq. Ft. parcel of land.

Planning staff is recommending approval of the requested zone change and adoption of the findings of the 11 criteria for
Zone Change 733.

BACKGROUND (Consistency with Adopted Plans and Policies, if applicable)
This application is a request to change the zoning designation from Large Lot Suburban Neighborhood (N4) to Rural-
Residential Manufactured Home (R-RMH), which allows a parcel size of 15,001 square feet for each principal building. 
There are two Residential Manufacture Home districts within the Yellowstone County Zoning Regulations. The R-RMH
differs from the "Residential Manufactured Home (RMH)" in that it allows manufactured homes of all types as well as
single-family homes on a minimum lot per dwelling of 15,001 square feet, while the RMH allows a minimum of 3,000
square feet for each principal building. 

The property is located within an established neighborhood consisting of similarly sized and developed parcels. The
adjacent property to the west has both a single-family home and a manufactured home, and the property to the east also
contains an existing manufactured home.

The requested zone change was also evaluated in consultation with Yellowstone County Legal Department to determine if it
is considered spot zoning. Spot zoning generally comprises "the process of singling out a small parcel of land for a use
classification totally different from that of the surrounding area for the benefit of the owner of such property to the
detriment of the other owners. Spot zoning is determined using three criteria. All three criteria must usually receive a yes in
order to be considered spot zoning. 
1. Whether the "requested use is significantly different from the prevailing use in the area;" 
The use of the property with the requested zone change will be residential. Surrounding properties are used as residential
with some containing manufactured homes. The use will not be significantly different than the use in the prevailing area. 
2. Whether "the area in which the requested use is to apply is rather small;"
The area of the zone change is small, applying only to the associated lot, making the requested use area small. The use of
residential does exist on adjacent properties and the zone change will continue to residential use. 
3. Whether "the requested change is more in the nature of special legislation."
Courts have determined this to mean, is the zoning designed to benefit only one or a few landowners at the expense of the
surrounding landowners or the general public? The zone change request does benefit only one landowner. 

APPLICATION DATA
OWNER: Justin Fields  
LEGAL DESCRIPTION: Lot 26, Meadowlark Subd. S30, T1 N, R27 E  
ADDRESS: 2535 Rockwood St.  
CURRENT ZONING: N4  
EXISTING LAND USE: Residential  
PROPOSED USE:  Residential  
SIZE OF PARCEL: approximately 30,056.4 square feet  

CONCURRENT APPLICATIONS
N/A

SURROUNDING LAND USE AND ZONING
NORTH: Zoning: Large Lot Suburban Neighborhood Residential (N4)

Land Use: Residential single-family
SOUTH: Zoning: Large Lot Suburban Neighborhood Residential (N4)



Land Use: Residential single-family
EAST: Zoning: Mid-Century Neighborhood Residential (N2)

Land Use: Large Lot Residential
WEST: Zoning: Large Lot Suburban Neighborhood Residential (N4)

Land Use: Residential single-family

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

The applicant held a pre-application neighborhood meeting on November 22, 2025, at the subject property, attended by
seven members of the public. Discussion topics included the zone change's impact on neighboring properties, whether it
would affect the entire block, the status of the mobile home, and property values. Details of the neighborhood meeting can
be found within the attachments of this report.

ALTERNATIVES
The Consolidated Yellowstone County Zoning Commission may:

Recommend approval and adoption of the findings of the eleven review criteria for Zone Change 733; or,
Recommend denial and adopt different findings of the eleven review criteria for Zone Change 733; or,
Delay action on the zone change request for up to 30 days; or,
Allow the applicant to withdraw the zone change request. The applicant has not requested the Commission
consider withdrawal of the application.

FISCAL EFFECTS
Approval or denial of the proposed zone change will have no fiscal effects on the Planning Division budget.

SUMMARY
The Consolidated Yellowstone County Zoning Commission, prior to any recommendation, shall consider the following: 

1. Is the new zoning designed in accordance with the Growth Policy? 
Yellowstone County Growth Policy Goal: Predictable land use decisions that are consistent with
neighborhood character and preferred land use patterns identified in neighborhood plans. 
This area of the county includes a mix of low-density residential neighborhoods. Adjacent parcels to the east and west
contain existing manufactured homes, and an established mobile home park is located approximately 200 feet east of the
subject property. The proposed zoning is consistent with the Growth Policy's goal of supporting predictable land-use
decisions that reflect existing neighborhood character and align with the preferred land-use patterns identified in adopted
neighborhood plans.
Yellowstone County Growth Policy Goal: Preserve neighborhood character and quality of life. 
The proposed zone change to R-RMH is designed to preserve neighborhood character and quality of life by facilitating
residential development that reflects the scale and form of surrounding neighborhoods. The proposed zone change
will allow for compatible development while ensuring that housing types and lot configurations remain consistent
with adjacent residential areas. 

The 2016 Lockwood Growth Policy designates this property as Residential 7-10du/acre on the Preferred Future Land Use
Map. The property is .69 acres and will have two dwelling units with a density of 2.89 dwelling units/acre. 

2. Is the new zoning designed to secure from fire and other danger? 
This property is currently served by Lockwood Fire Department. There are existing hydrants located at the intersections of
Greenwood Avenue with Rockwood Street and Silverton Street. The existing and proposed zoning requires
building separations, setbacks, and height limits that should provide security from fire or other public safety emergencies. 

3. Will the new zoning facilitate the provision of transportation, water, sewerage, schools, parks and other
public requirements? 
Transportation:  The proposed zoning will not, on its own, generate a significant increase in traffic. The property is
already developed, and the zoning change would allow for only one additional dwelling unit. This may result in a minor
increase of approximately ten vehicle trips per day.
Water and Sewerage:  The property is located within the Lockwood Water and Sewer District and is currently served by
the district. No changes to service are anticipated as a result of the proposed zoning. 



Fire and Police:  The subject property is served by the Lockwood Fire District and the Yellowstone County Sheriff's
Department. Both agencies were notified of the proposal, and no comments were received at the time this report was
prepared.
Schools and Parks:  The proposed zoning is expected to have minimal impact on local schools, as it would add only one
additional dwelling unit. The Lockwood School District was notified of the proposal and provided no comments.

4. Will the new zoning promote health and general welfare?
The zoning itself is not expected to have a negative effect on the health and general welfare of the area. County zoning
regulations require minimum setbacks from property lines, separation of buildings, and restrict uses. The proposed zoning
allows manufactured homes as a residential use, thereby maintaining compatibility with surrounding and adjacent
properties. 

5. Will the new zoning provide adequate light and air?
The proposed zoning will require minimum setbacks, maximum building heights, separation between buildings, and
maximum lot coverage. These requirements, found in Table 27-300-5, allow adequate light and air to reach the subject
property and adjacent properties.

6. Will the new zoning affect motorized and non-motorized transportation?
Consistent with Criteria 3, the proposed zoning change itself will not directly increase traffic on adjacent county roads. 
Rockwood Street is a county maintained, dead end, gravel road that connects to the county road, Greenwood Street.  Neither
Rockwood nor Greenwood Street have sidewalks. The addition of approximately 10 vehicle trips per day is anticipated to
have minimal impact on the road and non-motorized transportation.

7. Will the new zoning be compatible with urban growth in the vicinity?
The R-RMH zoning district supports compact residential development that is compatible with the urban character of the
surrounding area, which includes a mix of residential zoning districts such as RMH, N2, and N4. Under both the current and
proposed zoning, the maximum number of principal buildings permitted on the property is two.

8. Does the new zoning consider the character of the district and the suitability of the property for particular uses?
The surrounding area consists of similar residential zoning districts, including RMH, N2, and N4, which support a range
of housing types. Adjacent parcels to the east and west contain existing manufactured homes, and an established mobile
home park is located approximately 200 feet east of the subject property. Rezoning to R-RMH allows for the existing single
family and an additional manufactured home that matches the scale and style of surrounding development.

9. Will the new zoning conserve the value of buildings?
Similar to Criteria 8 above, the new zoning itself is not expected to alter the value of any buildings in the area. Valuations
are typically based on improvements to the individual properties themselves. Adjacent parcels to the east and west contain
existing manufactured homes, and an established mobile home park is located approximately 200 feet east of the subject
property. The new zoning will allow the addition of one manufactured home. The residential uses should have no impact on
surrounding properties. Any development of the property will need to meet the site development requirements in the zoning
code, including building heights, setbacks, and separations.

10. Will the new zoning encourage the most appropriate use of land in Yellowstone County?
Similar to Criteria 8 and 9, the proposed zoning supports appropriate residential land uses. Surrounding parcels include
manufactured homes and a nearby mobile home park, this confirms the zone change promotes compatible growth consistent
with the existing residential character. The property immediately to the west of the requested zone change added a
manufactured home between September 2009 and June 2011, based on available aerial imagery. The property to the east has
contained a manufactured home since at least 1974, according to Department of Revenue records. 

11. Will the new zoning be as compatible as possible with adjacent zoning in the City of Billings?
The proposed zoning is not adjacent to, nor in close proximity to, the City of Billings city limits or areas subject to City of
Billings zoning.

Attachments
Zoning Map & Site photos
Application and Applicant Letter
Neighborhood Meeting info
History
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Existing SFD and Manufactured home. 
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APPLICABLE ZONING HISTORY – Zone Change 733 -2535 Rockwood Street 

SUBJECT 

PROPERTY 

ZONE 

CHANGE 

DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

None.       

      

SURROUNDING 

PROPERTY 

ZONE 

CHANGE 

DATE FOR APPROVED 

(Y/N) 

ADDITIONAL DATA 

C.O.S 540 60 9/30/1975 R-150 to RM Y   

C.O.S 540 N/A 2021 Updated to RR3   Updated during Recode 

Grand and 50th St W 690 8/31/2019 A-1 to NC and R-70 N   

2404 & 2422 Old 

Hardin Rd 
701 5/26/2020 R-150 to RMFR Y   

133 Eagle Cliff 

Meadows 
702 8/25/2020 A-S to R-150 Y   

Cherry Creek Lt 2 703 10/6/2020 R-96 to R-80 N   

626 Johnson Ln 704 8/31/2021 CMU2 to NX3 Y   

2433 Highway 87 E 712 10/4/2022 RR3 to NX1 Y   

2602 Rockwood 729 7/22/2025 RR-3 to N2 Y   

406 Johnson Ln. 730 8/30/2025 RR-3 to RMH N 
Staff Recommended 

approval 
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