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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 subject property is abutting North-
west Bypass, in the Westwood Shopping 
center, immediately to the west of K-
Mart and 3rd Street Northwest. The ap-
plicant is requesting approval of a minor 
subdivision of  the subject property from 
one lot into two commercial lots in order 
to  construct a Buffalo Wild Wings. 

Background 

 Legal Description of property: 
Amended Plat of Parcel B, Lot 1, 
Block 1, C & W Addition, SW ¼ 

NE¼ Section 2, Township 20 North, 
Range 3 East, P.M. MT, Cascade 
County, Montana. 

 Proposed lot: ±0.861 acres 

 Big Bear Sports Center lot: ±3.574 
acres, after subdivision. 

 Agency Comment 

Representatives from the City’s Public 
Works, Park & Recreation, and Fire De-
partments have been involved in the re-
view process for this application. All 
comments made by the above parties 
have been addressed by the client or in 
the conditions of this report.  
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Existing Conditions 

Existing Use:  Surplus Big Bear Sports Center parking lot. 

Existing Zoning:  The property is zoned C-2 General commercial. This district is primarily intended to accom-
modate high traffic businesses that focus on vehicle traffic. 

Adjacent Land Use: The property is located in a C-2 General commercial shopping area that abuts Northwest 
Bypass to the south. Immediately adjacent to the property to the east and west is additional C-2 General commer-
cial zoning. PLI Public lands and institutional zoning is immediately to the north (Charles M. Russell High School) 
and across Northwest Bypass to the south (Montana ExpoPark). There is R-3 Single-family high density develop-
ment beyond the PLI to the north. To the southeast, across 3rd St NW, there is M-2 Mixed-use transitional devel-
opment along the Missouri River. 

Project Overview 

The City Planning and Community Development Department received an application to subdivide the southern 
portion of the property where Big Bear Sports Center is located in order to accommodate a proposed Buffalo Wild 
Wings restaurant. This national chain began operating in 1982 and has four existing Montana locations in Helena, 
Bozeman, Billings and Missoula. 

View northwest across the proposed restaurant site 
with Big Bear Sports Center (green roof) to the north. 

View west along Northwest Bypass and the front of 
the subject property. 

View west down the existing drive aisle between 
Big Bear and the proposed restaurant site. 

View slightly northeast from the access off North-
west Bypass across the site. 
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E X H I B I T  A  -  A E R I A L  M A P  
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E X H I B I T  B  -  Z O N I N G  M A P  
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Subdivision Request 

The applicant is requesting a minor subdivision of the 
subject property, which comprises ±4.435 acres. The 
request is to subdivide the property into two lots. The 
proposed south lot (Lot B2) for the proposed Buffalo 
Wild Wings, adjacent to Northwest Bypass, will consist 
of ±37,485 square feet, or ±0.861 acres. The remaining 
lot (Lot B1) where Big Bear Sports Center is located 
will consist of  ±155,683 square feet, or ±3.574 acres.  
(See Exhibit D - Draft Amended Plat.) 

Shared Parking Analysis 

One of the considerations for a minor subdivision is 
parking space availability. Section 17.36.2.060 of the 
Land Development Code (LDC) states that the Direc-
tor of Planning and Community Development may au-
thorize joint use of parking facilities provided the fol-
lowing criteria is met: 

1. The applicant shows that there is no substantial conflict or 
overlap in the principal operating hours of the building or 
use for which the joint use of parking facilities is proposed; 
and, 

2. The parking facility for which joint use is proposed shall be 
located within 400 feet of the building or use required to 
provide parking; and, 

3. The parties concerned in the joint use of off-street parking 
facilities shall evidence their agreement for such joint use by 
a legal instrument approved by the City Attorney as to form 
and content. Such instrument, when approved as conform-
ing to the provisions of this chapter, shall be recorded in 
the office of the County Clerk and Recorder and a copy 
filed with the Planning and Community Development De-
partment; and, 

4. Directional signage is provided where appropriate; and, 

5. Pedestrian links are direct, clear, and safe; and, 

6. Parking lots are located within the same zoning district as 
the use they serve. 

Big Bear Sports Center is an existing retail space lo-
cated on a lot that’s just under 840 feet deep, which is  
largely unused and open due to the excess parking lot 
area that was created when it was originally developed 
and provides for adequate parking for both businesses. 
Said parking area is currently unstriped, and the owner 
and applicant are working on the terms of a shared use 
agreement that will include striping and landscaping in 
the parking lot that will remain after the proposed sub-
division (see Exhibits E & G).  

Upon completion of the subdivision the shared parking 
lot will be located north of Buffalo Wild Wings and has 
a potential parking overlap of about 20 parking spaces, 

though that is unlikely as these uses are compatible for  
shared parking as they have differing traffic peaks the 
majority of the time. 

Zoning Analysis 

The subject property is located in the C-2 General 
Commercial zoning district. Buffalo Wild Wings is pro-
posing development of a restaurant with a patio seating 
are on the subject property, which is permitted in the C
-2 district. The newly created lot and said development 
will conform to the zoning requirements outlined in the 
Land Development Code and Development Standards. 

In addition, it is understood by the property owners 
that they will be responsible for all current and future 
maintenance issues related to their own lots and will 
not hold the City responsible for any maintenance con-
flicts. The property owners shall share access to North-
west Bypass via the existing driveway. The property 
owners will have cross-access between lots and the de-
veloper shall enter into a mutual access agreement be-
tween the owners of the proposed lot and parent lot for 
full access to and egress from the subject site, this 
agreement is in addition to the aforementioned shared 
parking agreement. 

Any future development of any lot shall meet require-
ments for the C-2 General commercial zoning district 
and shall be reviewed by the Planning and Community 
Development and Public Works Departments for con-
sistency with all relevant code sections. 

Infrastructure 

Streets & Traffic Analysis 

Please see Exhibit G. 

The applicant will not be required to provide improve-
ments to Northwest Bypass as it is an existing roadway 
that was built to City standards, and provides adequate 
safe access to the site. 

Utilities 

The applicant shall extend the 8-inch water main south 
from 14th Avenue Northwest, along the western edge 
of the Big Bear Sports Center property, and east along 
the north edge of the newly created Buffalo Wild 
Wings lot. The water main extension will end at the 
eastern property line of both lots with a fire hydrant 
installed at the end.  

Public easements for said water main and hydrant shall 
be established. The size of Buffalo Wild Wings domes-
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tic water service line will be determined by their engineer. Installation of a separate irrigation service line is recom-
mended; however, if the applicant chooses to do that, the irrigation line cannot be connected to the domestic wa-
ter service line. The sewer service will connect to the sewer main just south of the proposed lot along Northwest 
Bypass. 

Public Works Requirements 

 Storm drainage improvements are required for redevelopment projects in accordance with the City’s current 
Storm Drain Design Manual.  Plans and design report for said improvements shall be submitted to City Engi-
neer’s Office for review and approval.  

 The plans, specifications, easements, DEQ documents and correspondence for the water main extension from 
14th Avenue Northwest shall be submitted to City Engineer’s Office for  review and/or approval. 

 Any work or improvements within the Northwest Bypass need to be coordinated with Montana Department 
of Transportation - this includes access and traffic related issues. 

 The grease interceptor plans and specifications shall be submitted to Public Works Environmental Department 
for review and approval. 

 Other site civil plans for water and sewer utility services, public sidewalk, driveways, etc. shall be submitted to 
City Engineer’s Office for review and/or approval.  

2013 City of  Great Falls Growth Policy Update 

The project is consistent with the overall aims and goals of the 2013 Growth Policy Update.  The project is an in-
fill opportunity within an existing shopping center which was designed with surplus parking.  By utilizing the sur-
plus parking and some available existing infrastructure, the project promotes more efficient use of existing devel-
opment resources and expands dining choices for the consuming public.   

Specifically, the project is consistent with the Growth Policy goals related to the Economic Development.  The 
Growth Policy’s Economic goals call for diversifying the base economy, enhancing, strengthening and expand-
ing  the existing economic base and encouraging businesses and industries that will utilize existing infrastructure. 

Moreover, the Growth Policy calls for promoting redevelopment and infill as a primary community development 
mechanism.  The Growth Policy states that the City should regulate new development to achieve a high degree of 
self containment.  This regulation is encompassed in the approval process being sought by this applicant as a result 
of this request. 

Neighborhood Council Input 

Per Montana Code Annotated and the Official Code of the City of Great Falls (OCCGF 17.16.4.010 Table 16-2), 
minor subdivisions do not require public notice notification. As a courtesy, Patty Cadwell, Neighborhood Council 
Coordinator, provided information regarding the proposed project, via email, to Neighborhood Council #3 on 
January 3, 2014. There were general questions about the project, and more information was provided for clarifica-
tion; all correspondence was via email. 

Finding of  Fact - Prepared in Response to 76-3-608(3) MCA (2011) 

PRIMARY REVIEW CRITERIA 

Effect on Agriculture: The subject property is not currently being used for agricultural purposes as the subdivi-
sion is part of a developed shopping area in the City.  The proposed minor subdivision will not interfere with any 
agricultural irrigation system or present any interference with agricultural operations in the vicinity.  

Effect on Local Services: When development occurs on the newly created lots within the subdivision, the pro-
posed restaurant will connect to City water and sewer mains.  As stated previously in this staff report, the applicant 
is required to extend the water main south from 14th Avenue Northwest, across the western edge of the Parent 
lot, and east along the north edge of the newly created lot. The applicant will not be required to extend the sewer 
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main for this request.  The City shall provide water and sewer service to the lots, for which the applicant will be 
required to pay standard City fees for these services. 

The lots within the minor subdivision will receive law enforcement and fire protection service from the City of 
Great Falls.  Fire Station No. 2 is located a short ±2,300 feet to the west of the subject property, at the southeast 
corner of 6th Street Northwest and Northwest Bypass. Providing these services to the proposed restaurant in the 
minor subdivision is expected to be a negligible cost to the City. Increased tax revenues from improved properties 
will likely cover any increased costs. 

The subdivision will have a negligible impact on the cost of road maintenance as the subdivision and roads are al-
ready established.  The developer will not be required to improve Northwest Bypass because it has existing curb, 
gutter and sidewalks. 

Effect on the Natural Environment: The subdivision is not expected to adversely affect soils or the water qual-
ity or quantity of surface or ground waters.  Any excess surface runoff will flow into Public Works reviewed and 
approved storm drainage improvements made by the applicant at the time of construction. 

Effect on Wildlife and Wildlife Habitat: The subdivision is located in an urban, developed shopping area. The 
subdivision 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 subdivision is not subject to abnormal 
potential natural hazards such as flooding, wildfire, snow or rockslides, nor potential man-made hazards such as 
high voltage power lines, high-pressure gas lines, high traffic volumes, or mining activity.   

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

The subdivision meets the requirements of the Montana Subdivision and Platting Act and the surveying require-
ments specified in the Uniform Standards for Monumentation, and conforms to the design standards specified in 
the local subdivision regulations.  The local government has complied with the subdivision review and approval 
procedures set forth in the local subdivision regulations. 

EASEMENT FOR UTILITIES 

There is a new easement required to accommodate extension of the public water main and the owner shall provide 
necessary utility easements to accommodate any private utilities to serve both lots in the minor subdivision. 

LEGAL AND PHYSICAL ACCESS 

Northwest Bypass is public right-of-way maintained by the Montana Department of Transportation. Legal and 
physical access to the proposed development is via the existing driveway off of Northwest Bypass. The property 
owner and developer will have cross-access between lots and the developer shall enter into a mutual access agree-
ment between the owners of the proposed lot and parent lot for full access to and egress from the subject site.  
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Recommendation 

The Planning Advisory Board has the responsibility to review and make recommendations on annexations and 
subdivisions.  Based on the Findings of Fact, Staff recommends approval of the minor subdivision for Buffalo 
Wild Wings. 

Recommendation I: The Planning Advisory Board recommends the City Commission approve the Amended 
Plat of the subject property, as legally described in this staff report, subject to the Conditions of Approval being 
fulfilled by the applicant. 

Conditions of  Approval 

1. The proposed project shall be developed consistent with the conditions in this agenda report, all codes and 
ordinances of the City of Great Falls, the State of Montana, and all other applicable regulatory agencies. 

2. Provide an Amended Plat of the subject property which shall incorporate corrections of any errors or omis-
sions noted by Staff, and inclusive of frontage along Northwest Bypass as an integral part of Lot B2, to comply 
with City Code. 

3. Any development in the subdivision is subject to review and approval by the City of Great Falls as necessary, 
and applicant shall be required to submit any plans including architectural, landscape, signage and lighting 
plans as required for review and approval by the Design Review Board. 

4. A mutual access agreement, shared parking agreement, and joint maintenance agreement between parent lot 
(Lot B1) and the proposed lot (Lot B2) shall be prepared to the satisfaction of the Planning & Community De-
velopment Department. After City approval, said agreements shall be executed and filed and recorded with the 
County Clerk & Recorder’s Office. 

5. A permanent stop sign shall be installed at the intersection of the east-west drive aisle and the north-south in-
gress/egress drive aisle, where the developer shall also install a crosswalk, as shown in Exhibit E.  

6. All parking for the parent lot (Lot B1) and the proposed lot (Lot B2) shall be striped in order for the shared 
use of parking facilities to be granted, as shown in Exhibit E. 

7. Stripe through and turning lanes on the driveway onto the Northwest Bypass, as shown in Exhibit E. Provid-
ing adequate lane widths may require a widening of the curbcut. 

 

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 minor 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 Council Coordinator 

 Robert Schmidt, PEG Development, robert@pegdevelopment.com 

 Joe Murphy, Big Sky Civil & Environmental, Inc., jmurphy@bigskyce.com or bscejoe.murphy@gmail.com 
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Buffalo Wild Wings, Wildwood Shopping Area, Northwest Bypass 
Traffic Analysis 
 
Characteristics of the Proposed Development: 
A 292-seat high-turnover restaurant is proposed along the Northwest Bypass, with 5,985 square feet of 
gross floor area. The site would be in front of the Big Bear Sports Center store, immediately adjacent to 
the Bypass and east of the driveway leading to Big Bear. 
 
Existing Conditions: 
A driveway/access into the Westwood Shopping Area exists on the west side of the proposed restaurant 
site. The eastbound traffic on the Northwest Bypass has a left turn bay to accommodate turning move-
ments into the driveway.  On the site, the access continues north to the Big Bear store, which sits at the 
far rear of the site.  An east-west drive aisle runs across the back of the proposed restaurant site.  The 
site proposes to share some parking with the Big Bear Sports Center. 
  
Estimated Trip Generation: 
Classified as a High-Turnover (Sit-Down) Restaurant in the 7th Edition Trip Generation Manual, pub-
lished by the Institute of Transportation Engineers, the proposed development’s trips are estimated 
based upon gross floor area. Using an Average Trip Generation Rate of 127.15 weekday trips per 1000 
square feet of gross floor area, the proposed 5,985 square foot restaurant would be expected to generate 
761 trips.   
A useful statistic is also the estimated number of trips generated during the peak hour (one hour be-
tween 4 and 6 pm) of the adjoining roadway.  At an average trip rate of 10.92, the proposed restaurant 
would generate 66 peak hour trips. 
 
Distribution of Trips: 
“Trips” include vehicles arriving at and leaving the restaurant, including employees, patrons and deliv-
eries. While most of the trips would be expected to access and exit the site via the existing driveway 
onto the Northwest Bypass on the western edge of the property, some trips would take advantage of 
easy access to other driveways onto the Northwest Bypass on the Westwood property.  Also, accesses 
onto 3rd Street Northwest and 14th Avenue Northwest would be used, depending upon the origin/
destination of the trip.  Given the large number of alternate accesses, it can be assumed that perhaps 
30% or more of the trips would be using accesses other than the one immediately adjacent to the build-
ing site, leaving an estimated 70% of the trips utilizing the close access/approach onto the Northwest 
Bypass.  The 30% “other” trips are assumed to be evenly distributed to other driveway accesses, and 
therefore would have minimal impact upon the function of the accesses. 
 
Impact upon Northwest Bypass: 
The adjoining roadway is classified as a Major Arterial, and carries a relatively low volume considering 
its classification and 5-lane roadway configuration.  The latest traffic count immediately west of 3rd 
Street Northwest is 15,661 average vehicles per day.  As a four-lane, median separated roadway with a 
center turn lane, there is sufficient capacity to accommodate the additional 533 trips (70% of trips) that 
the site would generate on the Northwest Bypass. 
 
Transit and Non-motorized Travel: 
The Great Falls Transit District provides daytime access through the Westwood Shopping Complex, al-
lowing patrons and employees with bus service during transit operating hours. 
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Buffalo Wild Wings, Wildwood Shopping Area, Northwest Bypass 
Traffic Analysis Continued 

Pedestrian and bicycle travel to the site is an option. Full sidewalks in the area provide safe access for 
pedestrians and, although designated bike lanes are not in place, bicyclists may use a full shoulder on 
the Northwest Bypass to safely travel to the restaurant site.  The signalized intersections at 3rd Street 
Northwest and 6th Street Northwest can be used by non-motorized travelers to safely cross the North-
west Bypass to the site, and signalized intersections at 14th Street Northwest and the Northwest Bypass 
can be used to safely cross 3rd Street Northwest. 
 
On-site sidewalks and pedestrian crossings of drive-aisles will provide for safe circulation within the 
site, with all sidewalks providing ramps and truncated domes for full ADA compliance. The restaurant 
building is proposed immediately adjacent to the Northwest Bypass, providing safe, easy access from 
the sidewalk on the Northwest Bypass with no parking lot to navigate through. 
 
Conclusion and recommendations: 
While the Northwest Bypass has sufficient capacity to accommodate the additional traffic that would be 
generated by the proposed development, traffic flow on the Westwood Shopping Complex property be-
tween the various properties and buildings and to and from the site is in need of improvements. The de-
veloper is required to: 

1. Stripe through and turning lanes on the driveway onto the Northwest Bypass. Providing ade-
quate lane widths may require a widening of the curbcut; 

2. Install pedestrian crosswalk striping across drive aisles to direct patrons to the safest pedestrian 
route to the restaurant entrance; 

3. Install stop signs on the east-west drive aisle on the north edge of the proposed development at 
the intersection with the north-south drive aisle to ensure safe pedestrian crossings as well as 
reduce vehicular conflicts. This is especially important because of the lack of visibility due to the 
building immediately west of the site. 

4. Generally adhere to the proposed site plan to minimize vehicular conflicts within the parking lot 
and drive aisles/traffic patterns on and through the greater Westwood Shopping Area site, and to 
ensure safe pedestrian flow within the site. 

 
 
Completed January 2014 
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