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Date: February 26, 2018 

CITY OF GREAT FALLS 

DESIGN REVIEW BOARD 

 

Item: 3527 10th Avenue South - Ace Hardware 

 

Applicant: JJBCK LLC, Owner 

 

Representative:  Dale Nelson – Nelson Architects 

 

Presented By: Erin Borland, Planner II, Planning and Community Development 

 

Action Requested: Approve the submitted design with conditions. 
 

 

Suggested Motion: 
 

1. Board Member moves: 

 

“I move that the Design Review Board (approve/approve with conditions/deny) the Design 

Review Application for the proposed new construction of the Ace Hardware located at 

3527 10th Avenue South, as shown in the conceptual development plans contained within 

this report and provided by the Applicant, subject to the conditions of approval." 

 

2. Chairman calls for a second, discussion, and calls the vote. 

___________________________________________________________________________ 

 

Overall Project Description: 

Ace Hardware is located at the corner of 10th Avenue South and 36th Street South, where the 

current building sits on three parcels to the south of the alley and the parking lot sits on five 

parcels to the north of the alley. The applicant is proposing the demolition of the existing 

building with the construction of a new 23,100 square foot store on the parcels to the north of the 

alley and the parking lot on the parcels to the south of the alley. Due to the new construction, the 

parcels on either side of the alley will be aggregated into single parcels. The aggregated parcels 

to the north of the alley are 37,950 square feet and the parcels to the south are 35,391 square feet 

with a total project area of 73,341 square feet or 1.68 acres.  The entire project area is zoned C-2 

General Commercial. 

 

Exhibit 28-1 Standards and Guidelines for specific projects and buildings: 

Staff has reviewed the proposal for conformance with the standards and guidelines put forth in 

Title 17, Chapter 28-1 Design Review.  The proposed building has been designed using various 

colors of metal siding including tan, parchment and dark green.  The south elevation of the 

proposed hardware store will include an A frame storefront with medium-brown hardie-board 

shake siding, stone wainscot accents and the proposed store signage in red. The south elevation 

will also include areas for outside merchandise sales. To the west of the proposed building, the 

applicant is proposing an outdoor greenhouse area that will screened by a security fence on the 
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south elevation.  Included in this greenhouse area is the trash enclosure that will be screened on 

the north side by a six-foot framed wall with metal siding to match the building.    

 

Staff has reviewed the proposed building, and finds it to be in compliance with all guidelines 

located in Exhibit 28-1, except for guidelines #18 and #25: 

 

18. Façade design. Use of different textures, complementary colors, shadow lines and 

contrasting shapes to produce attractive facades should be used. Use of a single color, 

minimal detailing, and blank walls is discouraged.  

 

25. Minimum proportion of doors and windows. At least 30 percent of the first floor 

façade facing a public street should consist of windows and doors. Windows should be 

distributed in a more or less even manner. 

 

These guidelines affect the north elevation of the building along 9th Avenue South and the east 

elevation along 36th Street South.  According to the applicant, these guidelines could not be met 

due to the interior floor plan and the particular type of metal material used for the building 

Additionally, the applicant's representative conveyed that due to the way the inventory is 

displayed and the location of storage areas, it would not be feasible to include meaningful 

window treatments  on the two elevations.  Also, because of the metal siding used for the 

building, variation in the colors or pattern on the building will greatly increase the price of the 

building.  Therefore, Staff has recommended that these elevations be improved by including 

landscaping to break up these elevations, as shown on the landscape plan and the proposed 

elevations attached to this report. 

 

Conformance with Title 17 

The proposed project is in conformance with the relevant requirements of Title 17 - Land 

Development Code, of the Official Code of the City of Great Falls (OCCGF), including but not 

limited to zoning, setbacks, building height and lot coverage. 

 

Due to the tight constraints of the existing site, several existing elements will be utilized for the 

design of the proposed project.  The proposed development includes two points of access; the 

first is the existing curb cut off of 10th Avenue South, and the second is the existing alley on 

10th Avenue South which can be accessed from 36th Street South.  The existing curb on the 10th 

Avenue South access point cannot be moved due to its current opening through the median; 

therefore the design of the parking lot took this curb cut into consideration.  The design will also 

utilize the alley for the access drive in front of the proposed building and for through traffic.  Per 

the OCCGF, access drives are required to be twenty-five feet wide. There is additional space in 

front of the proposed building in addition to the alley to accommodate the twenty-five foot 

width.  The curb cut on 36th Street South for the alley is also proposed to be widened to 

accommodate this access drive. 

 

The proposed parking lot is designed to be south of the alley, and has direct access from 10th 

Avenue South as well as the existing alley. This will alleviate some of the traffic on 9th Avenue 

South.  The new configuration of the site will also alleviate vehicle lights from spilling over into 

9
th

 Avenue South and the adjacent residential area.   

 

The OCCGF requires that retail home improvement centers provide 1 parking space per 300 
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square feet of gross floor area. This would require the proposed hardware store to provide 77 

parking spaces.  Due to the existing site conditions, it is not feasible for the project to comply 

with the required parking space count and also comply with the stormwater management and 

landscaping requirements, therefore the applicant previously applied for a variance to reduce the 

amount of parking spaces. On February 1, 2018, the Board of Adjustment met on the mentioned 

variance and approved the applicant’s request to reduce the minimum amount of parking spaces 

required by 7-10 spaces with the condition that a full stormwater submittal be provided to the 

Public Works Department. As a result of this decision, the applicant has provided 66 parking 

spaces, including a small reduction based on providing onsite bicycle parking.   

 

Due to the location of the accessible parking spaces, a crosswalk will be required to direct those 

patrons to the entrance of the building.  To keep the pedestrian out of the parking lot aisle, the 

landscape island will need to be modified to accommodate the crosswalk.  The applicant will 

work with Staff to revise the plan to ensure that it is in compliance with all ADA requirements.   

 

The proposed parking dimensions are shown at nine feet by nineteen feet which is not in 

compliance with the standard ten foot by nineteen foot space.  A design waiver has been 

approved by the Director of Planning and Community Development to allow the reduced width 

of the parking space.  Attached to this report is the design waiver for reference. 

 

The site redevelopment will have impervious surfaces of more than 15,000 square feet; therefore, 

the developer is required to provide a stormwater management plan in compliance with the City 

of Great Falls Storm Design Manual and City standards.  Based on the preliminary information 

provided for the variance request and the site conditions, the grading for the various stormwater 

facilities may necessitate minor site design modifications to accommodate needed water storage 

and conveyance. The applicant will work with Staff on minor revisions to the design of the site 

during the building permit process and stormwater review by the Public Works Department. 

 

The applicant has provided an outdoor lighting plan which is in compliance with the 

requirements of Chapter 40 - Outdoor Lighting of the OCCGF. The proposed lighting plan 

provides lighting mounted on the building and pole mounted lighting.  The proposed lighting 

plan and specifications show full down cast fixtures to prevent light pollution and meet all 

averages as set forth in the OCCGF. 

 

The proposed site development will be softened with various landscape elements including 

boulevard trees, interior trees, sod and multiple planting beds. The applicant has provided a plant 

list that will provide color and variety throughout the site. The OCCGF requires at least one 

canopy tree  to be planted in the boulevard section for each thirty-five lineal feet of street and 

avenue frontage or portion thereof. The project site abuts public right-of-way on the north, east 

and south frontages.  The applicant has provided new boulevard trees on 36th Street South and 

10th Avenue South, and has proposed to save the existing trees along 9th Avenue South and add 

one additional tree.  Due to 10th Avenue South being under the jurisdiction of MDT, all work in 

the right-of-way is required to be reviewed by MDT. If the boulevard trees are not approved by 

MDT, this requirement for 10th Avenue South will be waived.  

 

The OCCGF Chapter 44 – Landscaping, requires a minimum of fifteen percent of the gross 
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property area to be designated as interior landscaping. The interior landscaping is to be inclusive 

of landscaping in vehicular use areas and foundation planting areas. The required interior 

landscaping is calculated by taking the parcels to the north of the alley and the parcels to the 

south and considering both areas as the project square footage.  The proposed project request 

requires 11,002 square feet of interior landscaping.  

 

The OCCGF further requires one (1) tree and seven (7) shrubs planted per four hundred (400) 

square feet, or fraction thereof, of required interior landscaping.  The landscape plan requires 28 

interior trees and 193 shrubs, for compliance with the OCCGF.  The landscape plan requires 

revisions to be in compliance for the required rate of planting.  The project representative has 

conveyed that a Landscape Architect will be hired to revise the landscape plan once the civil 

drawings have been completed and will work with Staff during the permit process to ensure that 

the landscape plan will be in compliance with the OCCGF.  

 

The applicant is proposing signage on the building which has been included in the attached 

development drawings. This proposed signage will be reviewed under a separate application. 

 

Title 17 Compliance Requirements Prior to Permit Issuance: 

 

A. The parcels to the north of the alley and the parcels to the south of the alley must be 

aggregated. 

B. Details of the proposed bicycle parking must be included in the permit submittal. 

C. The site plan must be modified to provide a crosswalk from the ADA accessible spaces 

to the entry of the building. 

D. All proposed work in the right of way along 10th Avenue South must be approved by 

MDT. 

 

Recommendation:  

Staff supports this application and recommends approval of the proposed Ace Hardware  project 

located at 3527 10th Avenue South with the following conditions: 

 

Conditions of Approval:  

 

A. The proposed project shall be developed consistent with the conditions in this staff 

report, all codes and ordinances of the City of Great Falls, the State of Montana, and all 

other applicable regulatory agencies. 

B. If, after the approval of the conceptual development plans as approved by this Board, the 

owner proposes to expand or modify the conceptual development plans, the Director of 

the Planning and Community Development Department shall determine in writing if 

such proposed change would alter the concept for one or more review criteria.  If such 

proposed change would alter the plan, the proposal shall be resubmitted for review as a 

new application. 

C. Landscaping is required to be designed and installed along the north facade of the 

building in lieu of compliance with guidelines 18 and 25 of Exhibit 28-1, to soften the 

facades. Final landscaping must comply with all requirements of the OCCGF. 
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Exhibits:         Project Narrative  

   Aerial 

   Site Photos 

   Design Waiver 

   Building Perspectives 

   Development Plans 
  

CC Dave Dobbs, City Engineering  

 Patty Cadwell, Neighborhood Council Coordinator 

 Dale Nelson, Nelson Architects 

 Matt Beattie, Nelson Architects 
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Site Photos - Google Street View) 

 

View from the intersection of 9th Ave S and 36th St S 

 

View looking southeast from 9th Ave S 



 

Existing alley curb cut on 36th St S 

 

View from corner of 10th Ave S and 36th St S 

 



 

Existing curb cut on 10th Ave S 












