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Case Number 

CUP2013-2 
 

Applicant/Owner 

David Knudson 

 

 

Property Location 

624 3rd Avenue North 

Parcel ID Number 

122600 

Requested Action 

Conditional Use Permit 
Request for a second residence 
in an existing single-family 
residence. 

Neighborhood Council 

Neighborhood Council #7 

Recommendation 

Approval of the request with 
Conditions. 

Project Planner 

Galen Amy 

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  

Summary  

Project Description 

The ±4,792 square feet lot is located at 
the southwest corner of the 3rd Avenue 
North and 7th Street North intersection.  

The applicant is requesting a Conditional 
Use Permit for 624 3rd Avenue North, 
herein referred to as subject property, to 
remodel the existing residence into a two-
family residence on the property. 

 

 

Background 

Legal Description:   

 North 96’ Lot 7, Block 255, Great Falls 
Original Townsite, Section 12, Township 
20 North, Range 3 East, P.M.M., Cascade 
County, MT. 

Area:  ±4,792 square feet 

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 
applicant or in the conditions of this re-
port. 
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Existing Conditions 

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

Existing Use:  There is a large residence that was 
constructed in 1907 on the subject property, and the 
lot was subdivided in 1947, so the residence is on the 
north portion of said lot. The house is unoccupied, as 
interior renovations were started, but not completed, 
by the previous owner. 

Existing Zoning:  R-9 Mixed residential. This district 
contains a mix of housing types including single-
family, two-family, and multi-family dwellings. All per-
mitted existing residential densities in the R-9 district 
are considered to be conforming and are allowed to be 
re-established if damaged. Any increase in density shall 
only be permitted as a conditional use.  

Adjacent Land Use:  The property is located in a 
mixed use residential neighborhood with single-family 
homes on all sides, with St. Ann’s Cathedral located 
diagonally across the intersection to the northeast. See 
Exhibit A - Vicinity/ Zoning Map, and Exhibit B - 
Aerial Photo, for more information on the surround-
ing properties. 

View south from 3rd Avenue North toward the front of residence. 

View west from 7th Street North toward existing residence. 

View west toward the back corner of existing residence. View west of the existing off-street parking area. 
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E X H I B I T  A  -  V I C I N I T Y  /  Z O N I N G  M A P   
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E X H I B I T  B  -  A E R I A L  P H O T O  
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Conditional Use Permit 

Property Background & Request 

The applicant/property owner of 624 3rd Avenue 
North is requesting a Conditional Use Permit to reno-
vate the existing single-family residence into a two-
family residence. The residence was constructed in 
1907 as a two-family residence, and is currently listed as 
a contributing building in the Northside Residential 
Historic District. It is also listed in the National Regis-
ter of Historic Places. The owner intends on taking 
measures to maintain the original integrity of the build-
ing’s exterior as construction plans are developed. The 
City Historic Preservation Officer, Ellen Sievert, is fa-
miliar with the proposed project and approves of the 
applicant’s plans. 

The building consists of three floors, 1,600 square feet 
each, with a full basement. Prior to 1978, the building 
was converted into a six-plex and served as a multi-
family rental property. City records show the previous 
owner applied to convert the six-plex into a single-
family residence in 2009. Interior renovation of the 
residence, including removal of one staircase, was 
started by the previous owner. The renovations were 
not completed, so the residence has been unoccupied 
since (See Exhibit E - Site Plan). 

Zoning Analysis 

The subject property is located in an area of mixed de-
velopment with predominately single-family residential 
land uses.  The subject property is zoned R-9 mixed 
residential.  The R-9 district contains a mix of housing 
types including single-family, two-family, and multi-
family dwellings.  

There are some existing two-family residences and 
multi-family residences located to the north of the sub-
ject property. The subject block abuts the C-5 Central 
business periphery immediately to the west and south, 
this district serves as a buffer between residential 
neighborhoods and the downtown area. There are also 
a number of churches, motels, businesses, and Whittier 
School in the area surrounding the subject property. 

These higher density developments within the vicinity 
of the subject property do not appear to adversely af-
fect the neighborhood.  No inventory has been done of 
the number or frequency of single or multifamily resi-
dences in the area, but by analyzing City address data in 
the surrounding neighborhood, there are a number of 

multi-family residences in the area, though none are on 
the subject block. 

Parking 

The off-street parking requirements for the proposed 
two-family dwelling is two spaces per dwelling unit.  
The property currently has two off-street spaces.  There 
appears to be enough space at the back of the existing 
residence to meet the off-street parking requirement. 
The City is requiring the parking pad be paved.  

Consistent with Public Work’s policy, Dave Dobbs, 
City Engineer, has approved a proposed 20-foot wide 
driveway curb cut. Construction of the parking area and 
driveway must be done in accordance with section 
17.32.150 of the Municipal Code and appropriate con-
struction standards. 

Traffic Analysis 

The applicant has agreed to meet the off-street parking 
requirements as described above, and as this project is 
located in a developed, high density neighborhood, any 
future tenant based traffic impacts would be minimal. 

Streets & Utilities 

3rd Avenue North is built to City standards. Any addi-
tional traffic generated by this application will be mini-
mal, so the applicant will not be required to provide any 
roadway improvements. 

There are existing water and sewer service lines pro-
vided to the dwelling unit at the front of the property.  
The applicant will need to follow City permitting proc-
ess to establish water and sewer in the second dwelling 
unit.  If this unit is metered separately there will need to 
be an additional shut-off per the Utility Division. 

Stormwater Management 

The request is located in a residential neighborhood; 
therefore, the applicant is not required to provide a 
stormwater management plan in compliance with the 
City of Great Falls Storm Design Manual and City stan-
dards. 

2005 City of Great Falls Growth Policy 

The request is consistent with the 2005 Growth Policy 
Update; specifically, the land use portion of the plan 
which emphasizes the goal of neighborhood vital-
ity.  The renovation and investment in this house will 
help to diversify the housing stock available in this de-
sirable neighborhood, close to downtown. 
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A goal of the land use element is to preserve and enhance the character, quality and livability of existing neighbor-
hoods, and to support and encourage efficient, sustainable development and redevelopment throughout the com-
munity.  Infill, redevelopment and use of existing infrastructure is also strongly encouraged in the Updated 
Growth Policy. 

Policies in the land use element further state, “Encourage livable, walkable, visually and functionally cohesive 
neighborhoods that incorporate traditional design concepts “ and “encourage mixed land uses in new and redevel-
oping areas to achieve a high degree of self-containment, reduce auto dependence, and foster a strong live-work-
play pattern of activity within neighborhoods.”  The project is located in a walkable, traditional style neighbor-
hood, with adequate infrastructure, adjacent to and with easy access to downtown, its employers, shops and ser-
vices. Any potential compatibility issues should be addressed as part of the Conditional Use Permit  process. 

Neighborhood Council Input 

The subject property is located in Neighborhood Council #7.  The applicant provided information in person to 
the Council on March 11, 2013, and Patty Cadwell, Neighborhood Council Coordinator provided information via 
email on March 13, 2013 to the Council..  At the time this staff report was written there have been general ques-
tions, but no comments from the neighbors regarding the application.  The applicant has provided signatures from 
surrounding neighbors in support of the application (See exhibit F - Neighbor Support Letters). 

Conditional Use Permit Findings 

Primary Review Criteria 

The procedure for processing a Conditional Use Permit is to conduct a public hearing before the Zoning Commis-
sion, which makes a recommendation to the City Commission.  A second public hearing and a final decision re-
garding the Conditional Use Permit application are the purview of the City Commission.  The City Commission 
may, through a written agreement with the applicant, establish such conditions and restrictions upon the construc-
tion, maintenance and operation of the conditional use as is deemed necessary for the protection of the public in-
terest and to secure compliance with standards and requirements.  The City Land Development Code lists seven 
criteria to be applied to a request for a conditional use for evaluation purposes, including: 

The conditional use is consistent with City’s Growth Policy and applicable neighborhood plans, if any. 

As stated in the staff report, a goal in the Land Use Element of the Growth Policy is “to preserve and enhance the 
character, quality, and livability of existing neighborhoods.”  Staff concludes that the proposed two-family resi-
dence is consistent with the City’s Growth Policy due to the fact that the existing neighborhood consists of a mix 
of land uses and residential densities.  The second residence is proposed within an existing building that is com-
patible with the type, scale and physical character of the neighborhood. 

That the establishment, maintenance or operation of the conditional use will not be detrimental to, or 
endanger the health, safety, morals, comfort or general welfare. 

The owner desires to renovate an exiting partially renovated, vacant residence and incorporate upscale finish work. 
Establishment, maintenance or operation of the secondary dwelling unit will not be detrimental to, or endanger the 
health, safety, moral, comfort or general welfare in his specific location. Moreover, occupancy of a previously va-
cant building will increase neighborhood safety. 

The conditional use will not be injurious to the use and enjoyment of other property in the immediate 
vicinity for the purposes already permitted, nor substantially diminish and impair property values within 
the neighborhood. 

The proposed second residence will be located within the existing structure.  Other than provisions for additional 
off-street parking, there will not any exterior construction on the site.  Therefore, the character of the neighbor-
hood will be maintained and the conditional use should not be injurious to the use and enjoyment of other prop-
erty in the immediate vicinity.   
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The conditional use will not impede the normal and orderly development and improvement of the sur-
rounding property for uses permitted in the district. 

The proposed second residence will not impact the normal and orderly development or improvement of the sur-
rounding property. The surrounding neighborhood is established and built out, and there are no plans for new ex-
terior development of the site.  

Adequate utilities, access roads, drainage and/or necessary facilities have been or are being provided. 

All utilities, access roads, drainage etc., as required by the Official Code of the City of Great Falls, are either exist-
ing on the subject property or are being provided as a condition of approval for this request.  

Adequate measures have been or will be taken to provide ingress and egress so designed as to minimize 
traffic congestion in the public streets. 

The conditional use permit for a second dwelling unit is being established in an existing structure with adequate 
existing ingress and egress.  The addition of the second residence will have minimal traffic impact so there should 
be minimal impact to traffic congestion in the vicinity of the subject property.  The applicant will be required to 
provide additional off-street parking to meet code requirements. 

The conditional use shall, in all other respects, conform to the applicable regulations of the district in 
which it is located, except as such regulations may, in each instance, be modified by the City Commis-
sion. 

The existing residence was built in 1907 and does not meet the Land Development Code requirements pertaining 
to setbacks, height, and lot coverage, so the structure is legal nonconforming in that regard. It is reasonable to 
grant this conditional use permit, as there will be no increase in the footprint of the existing structure, which would 
not create any structural impact to the neighborhood. Nor will the character of the neighborhood be changed by 
the development of a second residence in the existing structure. 
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Staff  Recommendation 

Approval of the conditional use permit will result in one additional residence that should not create any significant 
impact on the neighborhood, as the proposed residence will be located in an existing structure.  The proposed sec-
ond residence is consistent with the review criteria for Conditional Use Permits.  Therefore, it is recommended 
that the Zoning Commission recommend to the City Commission that a Conditional Use Permit be granted to 
allow renovation of the existing single-family residence on the property addressed as 624 3rd Avenue North. 

Recommendation:  The Zoning Commission recommends the City Commission approve the Conditional 
Use Permit to allow a two-family residence to be established at the property legally described in the staff re-
port, subject to the following Conditions of Approval being fulfilled by the applicant and based on the follow-
ing findings listed in the staff report. 

Conditions of  Approval 

1. The applicant shall ensure that all relevant permits for construction are obtained and kept in good standing 
with the City of Great Fall Building Department, and that the applicant shall call for all required inspections 
throughout the construction process. 

2. The applicant shall pave the parking pad, and widen the curb cut to 20 feet. Construction must be done in 
accordance with section 17.32.150 of the Municipal Code and appropriate construction standards. The pro-
posed driveway contractor should coordinate construction with the Engineering Division.  

3. Applicant shall work with the City’s addressing department to establish a new address for the second resi-
dence and provide facilities for adequate mail delivery to both residences as required by the post office. 

Review/Approval Process 

Next Steps 
1. The Zoning Commission recommendation will be presented to the City Commission.  
2. City Commission will approve or deny the Conditional Use Permit. 
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 

 David Knudson, 325 10th Avenue South, Great Falls, MT 59405 
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E X H I B I T  D  -  A P P L I C AT I O N   
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E X H I B I T  E  -  S I T E  P L A N  
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E X H I B I T  F  -  N E I G H B O R  S U P P O R T  L E T T E R S  
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E X H I B I T  F  -  N E I G H B O R  S U P P O R T  L E T T E R S  
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E X H I B I T  F  -  N E I G H B O R  S U P P O R T  L E T T E R S   
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E X H I B I T  F  -  N E I G H B O R  S U P P O R T  L E T T E R S   


