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Date: June 25, 2018 

CITY OF GREAT FALLS 
DESIGN REVIEW BOARD 

 
Item: Great Falls High School, 1900 2nd Avenue South, Building Addition and 

Landscape / Parking Plan  
 
Applicant: Great Falls Public Schools 
 
Representative:  Jana Cooper, TD & H Engineering 
 
Presented By: Troy Hangen, 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 building addition and landscape/parking plan of Great Falls 
High School located at 1900 2nd 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, Board discussion, public comment, and calls the vote. 
___________________________________________________________________________ 

 
Overall Project Description: 
The applicant is proposing a building addition and landscape/parking plan for the 15.6 +/- acre 
parcel encompassing Great Falls High School.  The proposed new addition connecting the 
historic structure to the north and the modern addition to the south will be approximately 62,000 
square feet. In addition to the proposed building, the site will include an alteration to the parking 
lot layouts, new parking areas, new landscaping, and new parent drop-off and bus drop-off lanes.  

  
Exhibit 28-1 Standards and Guidelines for specific projects and buildings:  
The proposed building expansion is designed to complement rather than replicate the historical 
elegance and charm of the existing main high school building along with providing touches of 
modern architecture.  The proposed building materials are consistent with the existing nearly 90-
year old High School that was added to the National Register of Historic Places in 2013. Various 
shades of terra cotta, grays, and earth tone browns drape the façade with touches of modern 
CMU blocks and metal panels (see material board attached in the Development Drawings).  The 
new building expansion, known as the “HUB”, has been strategically designed to take advantage 
of the site’s natural sloping terrain. The proposed new entries on the west and east are set back 
from the road for safety precautions, yet are still designed with prominence and importance.  
Staff feels that the proposed addition is consistent with Exhibit 28-1. 
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Conformance with Title 17 
The proposed addition has been reviewed for conformance with the applicable sections 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. 

In addition to the HUB connection, the site plan includes parking and landscape changes. The 
OCCGF (Chapter 36) provides three parking calculations for senior high schools. The greater 
requirement is the required amount.   These calculations are as follows:  
 
a) 2 per classroom plus 1 for each 4 students the school is designed to accommodate,  
b) 1 per 5 seats in the auditorium or gymnasium, or  
c) 1 per 50 square feet of assemblage area whichever is greater.  
 
The applicant has chosen “2 per classroom plus 1 for each 4 students the school is designed to 
accommodate”.  Using this calculation, the design would need to incorporate 574 spaces.  The 
site has 418 existing spaces and the proposed site plan brings it to a total of 424.  Additional 
spaces are being sought out by the applicant on neighboring parcels.  Staff will continue to work 
with the applicant as additional parking is developed. For purposes of determining parking code 
compliance for this project, the Director of Planning and Community Development has indicated 
that as long as parking is not reduced over the current condition, that the proposed parking plan 
will be considered compliant because the HUB building addition is not triggering any increase in 
school enrollment. Because current parking demand is not being changed, the proposed 
additional 6 spaces only brings the project closer to compliance. 
 
The applicant has incorporated effective pedestrian connectivity within the site.  
Sidewalks have been proposed throughout the site for circulation to various areas and the parking 
lots.   
 
The site redevelopment will have impervious surfaces of more than 15,000 square feet; therefore, 
the developer has provided a stormwater management plan. The plan is presently being reviewed 
by the Public Works Department, and an approval prior to the issuance of building permits is 
necessary.  
 
The applicant has provided an outdoor lighting plan which is in compliance with the 
requirements of OCCGF Chapter 40 - Outdoor Lighting. The proposed lighting plan provides 
internal lighting and lighting that surrounds the perimeter of the site to provide adequate lighting 
for the various drop-off locations and parking lot. The fixtures are full downcast to prevent light 
pollution into the surrounding residential areas. 
 
The OCCGF Chapter 44 – Landscaping, requires a minimum of fifteen percent of the gross 
property area to be designated as interior landscaping.  The site plan, with all the changes, 
exceeds the fifteen percent requirement due to a large amount of open space and existing trees 
that will still remain after the improvements are constructed.  The OCCGF further requires one 
(1) tree and seven (7) shrubs planted and maintained per four hundred (400) square feet, or 
fraction thereof, of required interior landscaping. The applicant has proposed shrubs on the site 
in locations such as within new parking lot islands and nearby new building entry areas.   Much 
like with the Giant Springs Elementary School project from last year, staff can approve a site 
plan that contains a reduced number of proposed shrubs. The District has indicated concerns 
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about school grounds safety and maintenance responsibilities associated with providing all the 
shrubs required by code. 
 
The existing site has a total of 189 trees per the submitted Landscape Plan. The plan also notes 
that 73 trees are proposed to be removed and a total of only 62 replanted. Some of the trees 
proposed for removal are in the right of way of 2nd Avenue South and 20th Street South. Staff is 
working with the City Forester on possible options to preserve up to three existing boulevard 
trees on 2nd Avenue South. For 20th Street South, the applicant is requesting removal of 
additional City trees to widen the street for a bus lane as well as install a new 8-foot wide 
sidewalk. All removal and replacement of any these trees require approval by the City Forester. 
 
In addition to the shortage of replanted trees to at least meet the existing present number being 
proposed for removal, there is a shortage of boulevard trees proposed per OCCGF 17.44.2.030 
(C).  The code states, “At least one (1) canopy type tree shall be planted and maintained in the 
boulevard section for each thirty-five (35) lineal feet of street and avenue frontage or portion 
thereof.”  The proposed landscape plan has boulevard trees spaced from 52 feet apart to 82 feet 
on center.  Using the code ratio of 1 tree per 35 feet of linear feet of boulevard, approximately 13 
total trees would need to be added along 20th Street South and 5th Avenue South. Finally, staff 
notes that a few of the proposed re-worked parking lot areas between the existing gymnasium 
building and 5th Avenue South do not contain landscaping in terminated island areas.   
 
   
The applicant is proposing signage on the building. Examples of these signs have been included 
in the attached development drawings.  This proposed signage will be reviewed under a separate 
application. 
 
Additional Public Hearings for the Project: 
 
The development is one of the cornerstone projects being funded by the approximate $100 
million bond approved by Cascade County voters last year. Presently, 91 of the original 100+ 
school lots are in the process of being aggregated into one single lot.  Approval for said 
aggregation has been granted by both the Planning Advisory Board and City Commission.  The 
main reason for the proposed lot aggregation is because the placement of the “HUB” addition 
over existing lot lines creates setback issues. 
 
The new addition (HUB) has been a main topic of conversation at the May and June Historic 
Preservation Advisory Commission (HPAC) meetings.  With over 100 years of working 
knowledge of the school combined, the members have strong ties and opinions about the 
proposed look and connection to the existing structures and land.  The overall consensus of 
HPAC Board members is favorable.  They approve of the color palette and materials along with 
the overall design scheme and connection to the north and south structures.  The only concern 
about the overall design the Board discussed was the new east and west entries into the HUB.  
For the west entry, members of the Commission suggested that the architect look into window 
and doorway patterns that would be more consistent with the existing historic building. For the 
east entry, replacement of the metal canopy and some brick column work was suggested.  The 
architect indicated that these concepts would be explored, and that revisions could still be 
provided to the City. 
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Finally, a meeting with the City of Great Falls Board of Adjustment was held June 18, 2018, to 
discuss this project along with three other schools connected to the $100 million bond.  The 
reason for the meeting was due to Montana Code Annotated (MCA) 76-2-402. Local zoning 
regulations -- application to agencies which states: 
 “Whenever an agency proposes to use public land contrary to local zoning regulations, a 
 public hearing, as defined below, shall be held.  
      (1) The local board of adjustments, as provided in this chapter, shall hold a hearing 
 within 30 days of the date the agency gives notice to the board of its intent to develop 
 land contrary to local zoning regulations.  
      (2) The board shall have no power to deny the proposed use but shall act only to allow a 
 public forum for comment on the proposed use.” 
 
During this meeting, Superintendent Tammy Lacey reiterated that the following deviations from 
code were being requested of the Great Falls High School project: 1) a reduced total shrub count 
and, 2) a reduced boulevard tree count due to the proposed greater spacing between trees than is 
typically required. 
 
 
Conclusion and Recommendation:  

As noted earlier in the agenda report, staff has assessed the project and concludes that it is 
largely consistent with Exhibit 28-1 and Title 17 of City code. Although the number of parking 
spaces does not specifically conform to the ordinance, parking is being increased without any 
building construction that will increase parking demand. The proposed shrub count for the 
project is consistent with the approach used for the new Giant Springs School project. Staff is 
still finalizing its review of the proposal in terms of permission for boulevard tree removal, the 
final number for any tree replacement, and the spacing and number of boulevard trees. Staff 
resolution of this issue should be a condition of project approval. Otherwise, Staff supports this 
application and recommends approval of the school addition and landscape and parking plan of 
Great Falls High School with the following conditions: 
 
Conditions of Approval:  

A. With the exception of items outlined in the staff report, the proposed project shall be 
developed consistent with 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.  Applicant must abide by all aspects of Code 12.15.010 pertaining to tree removal and 
replacement in the public right-of-way. 

D. The applicant shall work with the City to resolve the spacing and final number of 
boulevard trees prior to the issuance of any building permit. 

E.  Building permit plans shall be modified to provide bicycle rack specifications consistent 
with code requirements. 



Page 5 of 5 

 
Exhibits: Project Narrative 
  Aerial Map 
  Site Photos 
  Building Perspectives  
  Development Plans 
   

  
CC: Dave Dobbs, City Engineering  
 Patty Cadwell, Neighborhood Council Coordinator 
 Jana Cooper, TD&H Engineering 
  

 
 





EXISTING NORTH BUILDING PHOTOS

EXISTING VIEW FROM 20TH STREET

EXISTING SOUTH BUILDING PHOTOS

ARCHITECTURAL DESIGN NARRATIVE 

Known as “The Electric City”, Great Falls, MT was noteworthy early-on for its hydroelectric power, copper processing and, later, oil 
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