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Summary  

Case Number 

SUB2011-10 
ZON2011-12 

Applicant 

Thayer Family Limited  
Partnership 
Caran, Inc. 

Owners 

Thayer Family Limited  
Partnership 
Caran, Inc. 
Crescent Land Holdings, LLC 
West Great Falls Flood Con-
trol and Drainage District 

Property Location 

North of Crescent Drive and 
west of 6th Street Southwest  

Parcel ID Numbers 

1029900 
1885110 
1885160 
1885149 

Requested Action 

Rezone the property from C-
2 General Commercial to I-1 
Light Industrial. 
Subdivision of one of the lots 
from one lot into two lots. 

Neighborhood Council 

Neighborhood Council #2 

Recommendation 

Approval of the request with 
Conditions. 

Project Planner 

Jana Cooper, RLA 

Agenda Report —City  of  Great  Fal ls  

P L A N N I N G  A D V I S O RY  B OA R D  
Z O N I N G  C O M M I S S I O N  

Project Description 

The ±13.32 acre subject property is gen-
erally located north of Crescent Drive 
and west of 6th Street Southwest.  

The applicants are requesting to rezone  
the subject properties from C-2 General 
Commercial to I-1 Light Industrial.  The 
applicants are also requesting a minor 
subdivision of Mark 22LA, SE 1/4  Sec. 
10, SW 1/4 Sec. 11, T20N, R3E, 
P.M.MT, Cascade County, MT, herein 
referred to as Mark 22LA, from one lot 
into two lots.  

Background 

 Legal Descriptions:   

1. Mark 22LA, SE 1/4 Sec. 10, SW Sec. 11, 
T20N, R4E, P.M.MT, Cascade County, 
MT = ±2.53 acres (subdivision proposed 
for this mark) 

2. Mark 22LB, SE1/4 Sec. 10, T20N, R3E, 
P.M.MT, Cascade County, MT = ±2.77 
acres   

3. Lot 2, Block 1, Jewel Addition, SE 1/4 
Sec. 10, T20N, R3E, P.M.M., Cascade 
County, MT = ±6.06 acres  

4. Mark 22M, East 1/2 of  Sec. 10, T20N, 
R3E, Cascade County, MT = ±2.02  

 Total Area:  ±13.32  
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Agency Comment 

Representatives from the City’s Public Works and Fire 
Departments have been involved in the review process 
for this application. All comments made by the above 
parties have been addressed by the client or in the condi-
tions of this report. 

Existing Conditions 

The existing site information for the said property in-
cludes: 

Existing Use:   

1. Mark 22LA includes an existing grain elevator and associated 
building and a vacant office / warehouse building that was 
previously used as a daycare. 

2. Mark 22LB includes outdoor storage of landscape paving ma-
terials and associated office. 

3. Lot 2 includes mini-storage units and a cell tower. 

4. Mark 22M includes a portion of the West Great Falls Flood 
Control District Levee. 

Existing Zoning:  C-2 General Commercial. This dis-
trict is primarily intended to accommodate high-traffic 
businesses that focus on vehicle traffic. 

Adjacent Land Use:  North and northwest of the site is 
the existing Hickory Swing Golf Course.  East of the sub-
ject property are existing commercial businesses. South 
and southeast are existing single-family residences, and 
west of the property is a portion of the Hickory Swing 
Golf Course, BNSF railroad tracks and single-family resi-
dences.  See Exhibit A - Aerial Photo and Exhibit B - 
Vicinity/Zoning Map for the zoning of the surrounding 
properties. 

View East of Cell Tower and Flood Control District Levy on 
Lot 2 and Marks 22LE & 22M 

View of the mini-storage units on Lot 2 

View of Rocky Mountain Hardscapes office and outdoor Stor-
age on Mark 22LB 

View of grain elevator and empty warehouse/office building on 
Mark 22 LA 

View West along Crescent Drive 
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Rezone Request 

The applicants are requesting to rezone four lots lo-
cated north of Crescent Drive and west of 6th Street 
Southwest from the existing C-2 General Commercial 
to I-1 Light Industrial.  This zoning classification is in-
tended to accommodate those types of activities typi-
cally associated with manufacturing of finished prod-
ucts, storage, and wholesale operations.   

The Official Code of the City of Great Falls was up-
dated in 2005. While care was taken in this update, 
there were some areas that were assigned zoning that 
created nonconforming uses throughout the City.  Un-
der the previous code the subject property was zoned 
1st Industrial. This zoning permitted by right the exist-
ing uses on the subject properties.   Currently, the 
properties are allowed to continue their industrial op-
erations as legal  non-conforming uses.  If operations 
were to cease, the property owners would have two 
years to reestablish the industrial uses.  If the uses were 
not reestablished under the current zoning policies, the 
properties would have to come into conformance with 
the existing C-2 zoning. 

As the property to the south is zoned R-1 Single-family 
suburban, the existing C-2 General Commercial zoning 
could be viewed as a less intense zoning and more 
compatible to the residential neighbors to the south.  
However, in this case the rezoning would not have a 
major effect on the R-1 properties to the south for the 
following reasons: 

 There are already existing industrial uses on the subject 
properties that would be allowed to maintain in the fu-
ture.   

 Most of the industrial operations are blocked from view 
to the adjacent residential lots by the existing West 
Great Falls Flood Control District levee on the north 
side of Crescent Drive.   

 Staff sees no likelihood that a change in use from the 
existing industrial uses to commercial uses would hap-
pen in the near future.     

Rezoning the subject properties would not diminish the  
character of the neighborhood and would have minimal 
impact to the surrounding properties; therefore Staff is 
in support of the proposed rezoning. 

Subdivision Request 

The applicant is requesting a minor subdivision of 
Mark 22LA, which is approximately 2.53 acres. The 

request is to subdivide the property into two tracts. The 
proposed southern tract consists of an existing ware-
house/office building and will be ±0.59 acres.  This 
building is encroaching on to Crescent drive approxi-
mately 15.32 feet. The applicant is requesting an en-
croachment permit from the Public Works Department 
as a part of this application.  Access to this tract will be 
from Crescent Drive.  The northerly tract of the subdi-
vision will be ±1.94 acres and consists of an existing 
grain elevator and associated building.  Access to this 
tract will also be from Crescent Drive.  Both tracts in 
the subdivision meet minimum standards for subdivi-
sions for I-1 zoning within the City.  Once the building 
on Tract 1 is removed, any new development would 
have to meet all City zoning standards. Please refer to 
Exhibit D for the minor subdivision plat information. 

Infrastructure 

Streets & Utilities 

Crescent Drive is a paved roadway that is not con-
structed to City standards.  Currently, there are no curb, 
gutter or sidewalks on this street.   

City water main (8-inch) exist in Crescent Drive from 
6th Street Southwest westerly to the eastern boundary 
of the subject property.  City sewer main (8-inch) exist 
in Crescent Drive from 6th Street Southwest westerly 
to approximately the western boundary of the Mark 
22LB of the subject property.   

At this time the City is not requiring any improvements 
to the existing street, water or sewer mains, but the City 
reserves the right to require improvements at the cost 
to the applicant when deemed necessary by the City’s 
Public Works Department. 

The closest storm drain is located in 6th Street South-
west; the developer will not be required to extend the 
storm drain. 

Stormwater Management: 

The request does not include a proposal for any new 
development; therefore, the developer is not required 
to provide a stormwater management plan in compli-
ance with the City of Great Falls Storm Design Manual 
and City standards.   

Traffic Analysis 

The request does not include a proposal for any new 
development; therefore, it is reasonable to assume that 
there would be no increased traffic demands caused by 
this request. 



Page 6  

Encroachment Permit Mark 22LA: 

The applicant is requesting an encroachment permit for Mark 22LA from the City of Great Falls Public Works 
Department as a part of this request.  There is an existing building on Mark 22LA that encroaches onto Crescent 
Drive approximately 15.32 feet.  The encroachment permit will run with the life of the building and at such time as 
the building is destroyed, the encroachment permit would become null and void. 

2005 City of  Great Falls Growth Policy: 

The proposed request is compatible with the 2005 Growth Policy, as it advances themes contained within the Pol-
icy, and is generally consistent with the general principles found in the document.  Plan Elements related to the 
request are in the Land Use section.  It is stated that industrial uses were historically located in areas near railroads, 
the CBD and Black Eagle. Preference is expressed for locating industry in “new industrial parks,” or other 
“campus-like sites” which the subject properties represent.  

Neighborhood Council Input 

Patty Cadwell, Neighborhood & Youth Council Coordinator, provided the information regarding the request to 
rezone and subdivide to Neighborhood Council #2 on June 28, 2011.  At the time the staff report was written, 
there had been two general inquiries regarding the project, but no comments for or against the request. 
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Finding of  Fact for the Proposed Subdivision on Mark 22LA (Prepared in Response to 76-3-608
(3) MCA) 

PRIMARY REVIEW CRITERIA 

Effect on Agriculture: The tracts of land within the proposed subdivision are not currently being utilized for agri-
cultural purposes.  There are no new proposed uses on the property and the existing uses will not interfere with 
any irrigation system or present any interference with agricultural operations in the vicinity.  The land uses that are 
existing in the vicinity include Industrial, Commercial and Residential uses. 

Effect on Local Services: The area within the proposed subdivision is currently annexed into the City of Great 
Falls.  City services, including water and sewer systems, are nearby the subject property.  The applicant agrees to 
pay for and install all necessary utilities to the subdivision when deemed necessary by the applicant or the City of 
Great Falls.  The City should not experience an appreciable increase in maintenance and operating costs by ap-
proving the subdivision.  The subdivision will be assessed regular water and sewer charges. 

The City of Great Falls will provide law enforcement and emergency services to the tracts of land in the subdivi-
sion. The nearest fire station is approximately 0.9 miles from the subject parcel which is within sufficient travel 
time for emergency services.   Providing these services to the proposed development is expected to be a negligible 
cost to the City.   

Crescent Drive is a paved public roadway adjacent to the subdivision.  Crescent Drive will be used to access the 
proposed subdivision and this road will be maintained by the City of Great Falls.  Additional roadways or drive-
ways, if necessary, will be built and maintained at the property owner’s expense internally in the subdivision.  There 
are currently no new internal roads proposed.  

Effect on the Natural Environment: The subdivision is not expected to adversely affect soils or the quality or 
quantity of ground water.  There is no new development proposed at this time on the subject property. If new de-
velopment were to occur on the subject property, the proposal would be subject to review by the City of Great 
Falls for all applicable codes and policies. 

Effect on Wildlife and Wildlife Habitat: The proposed subdivision is located adjacent to an area containing ur-
banized development.  The project is not in an area of significant wildlife habitat and will not result in closure of 
public access to hunting or fishing areas, nor to public lands. 

Effect on Public Health and Safety: Based on available information, the proposed subdivision is not subject to 
abnormal potential natural hazards such as flooding, snow or rockslides, wildfire, nor potential man-made hazards 
such as high voltage power lines.  

REQUIREMENTS OF MONTANA SUBDIVISION AND PLATTING ACT, UNIFORM STAN-
DARDS FOR MONUMENTATION, AND LOCAL SUBDIVISION REGULATIONS 

The minor subdivision meets the requirements of the Montana Subdivision and Platting Act and the surveying re-
quirements specified in the Uniform Standards for Monumentation, and conforms to the design standards speci-
fied in the local subdivision regulations. The local government has complied with the subdivision review and ap-
proval procedures set forth in the local subdivision regulations. 

EASEMENT FOR UTILITIES 

The applicant shall provide all necessary utility easements to accommodate water, stormwater and sanitary sewer 
mains to serve any future development on the subject property. 

LEGAL AND PHYSICAL ACCESS 

The subdivision is bounded by Crescent Drive; this road is a paved public roadway that is maintained by the City 
of Great Falls.  The proposed subdivision will have direct access from this roadway, which provides the legal and 
physical access required by state statute. 
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Recommendation 

The Planning Advisory Board has the responsibility to review and make recommendations on annexations and 
subdivisions.  The Zoning Commission has the responsibility to review and make recommendations on rezoning 
requests.  As such, each of the two recommendations presented below are to be considered and acted upon sepa-
rately by the specified Board or Commission: 

Recommendation I:  It is recommended the Zoning Commission recommend the City Commission approve re-
zoning the subject properties from C-2 General Commercial to I-1 Light Industrial, subject to the Planning 
Advisory Board adopting Recommendation II (below) and the Conditions of Approval being fulfilled by 
the applicant. The subject properties are legally described below: 

 Mark 22LA, SE 1/4 Sec. 10, SW Sec. 11, T20N, R4E, P.M.MT, Cascade County, MT = ±2.53 acres (subdivision 
proposed for this mark) 

 Mark 22LB, SE1/4 Sec. 10, T20N, R3E, P.M.MT, Cascade County, MT = ±2.77 acres   

 Lot 2, Block 1, Jewel Addition, SE 1/4 Sec. 10, T20N, R3E, P.M.M., Cascade County, MT = ±6.06 acres  

 Mark 22M, East 1/2 of  Sec. 10, T20N, R3E, Cascade County, MT = ±2.02  

Conditions of  Approval 

1. The Minor Plat of Thayer Development shall incorporate corrections of any errors or omissions noted by 
staff.  

2. At this time the City is not requiring any improvements to the existing street, water or sewer mains and storm 
drain, but the City reserves the right to require improvements at the cost to the applicant when deemed neces-
sary by the City’s Public Works Department. 

3. An Easement Agreement shall be prepared containing terms and conditions for the encroachment easement of 
Tract 2, Thayer Development, which are acceptable to the City’s Public Works Department. 

Recommendation II:  It is recommended the Planning Advisory Board  recommend the City Commission ap-
prove the Minor Plat of the subject property legally described as Tracts 1 and 2 Thayer Development, SE 
1/4, Section 10, SW 1/4, Section 11, T 20 N, R 3 E., P.M.MT, Cascade County, Montana, subject to the 
Zoning Commission adopting Recommendation I (above) and the above conditions being fulfilled. 

Review/Approval Process 

Next Steps 
1. The Planning Advisory Board recommendation will be presented to the City Commission.  
2. City Commission will approve or deny the Rezoning and Subdivision. 
3. If approved, the applicant will submit any required documents for review and then file the required documents 

with the Cascade County Clerk and Recorder’s Office. 
 

Cc: Jim Rearden, Public Works Director 

 Dave Dobbs, City Engineer 

 Patty Cadwell, Neighborhood & Youth Council Coordinator 

 Thayer Family Limited Partnership, 2123 Vaughn Road, Great Falls, MT 59404 

 Carl Heishman, Caran, Inc., 760 6th St SW, Great Falls, MT 59404 

 Spencer Woith, Woith Engineering, 1725 41st Ave S, Great Falls, MT 59405 

 Sandy Meyers, West Great Falls, Flood Control District, 429 19th St SW, Great Falls, MT 59404 
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E X H I B I T  C  -  A P P L I C AT I O N  ( 1  O F  2 )  
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E X H I B I T  C  -  A P P L I C AT I O N  ( 2  O F  2 )  
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