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Project Description 

The applicant is proposing development of a 216-unit apartment complex consisting 
of six buildings and a clubhouse for residents. The subject property is a recently an-
nexed vacant lot located immediately south of Centene Corporation and west of 26th 
Street South. The new apartment complex will complement the Medical District, as 
well as both the University of Great Falls and Great Falls College MSU, by providing 
more diversity of housing stock and rental choices, and meeting an existing demand 

and need in the City. 

Background 

 Legal Description:  Lot 2B, Medical Tech Park Minor Subdivision, in the SE1/4, 
Section 18, T20N, R4E, P.M.M., Cascade County, Montana  

 Property Area:  ± 397,702.8 square feet or ± 9.13 acres 

 Property Zoning:  R-6 Multi-family high density district 

April 14, 2014 

Case Number 

DRB2014-14 

Applicant/Owner 

Great Falls Apartment, 
LLC 

 

 
Representative 

Jana Cooper, PLA - 
TD&H Engineering  
 

Property Location 

Between 23rd St S and 
26th St S, along the south 
side of unimproved 21st 
Ave S, adjacent to Cen-
tene Corporation 

Requested Action 

Design Review of a new 
apartment complex 

Recommendation 

Approve design with con-
ditions 

Project Planner 

Galen Amy 



Project Overview 

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

The proposed project complies with the guidelines for design review of new construction and exterior renovations 
contained within Exhibit 28-1.   

The applicant is proposing six apartment buildings that are 3-story, non-elevator, wood frame construction, con-
sisting of 36 units each. Within the complex the applicant will also provide for 9 handicap accessible ground floor 
units. Each of the apartment buildings have been designed with an attention to detail that provides for aesthetically 
pleasing proportions and details that provide an interesting building façade. The façade has been divided into 
smaller sections with vertical and horizontal offsets created by siding texture, a plentitude of windows and/or the 
use of gables and small balconies. The mechanical equipment has been efficiently incorporated into the building 
design with under-window architectural screening. This is true for both the front and backs of the building fa-
çades. This design is carried over to the clubhouse, with a plentitude of large windows and glass paneled doors, a 
gable overhang supported by columns at the entrance, and shade pergolas at the west facing pool deck area, which 
will be surrounded by a 5-foot tall decorative metal fence for residents’ safety.  

Primary access to the complex will be off of 26th Street South, where the clubhouse entrance, prominent landscap-
ing, and an entry monument is. There will be two additional ingress/egress points located off of the newly ex-
tended 21st Avenue South. There are four centrally located dumpster kiosks that will be screened by concrete en-
closures and landscaping. The landscaping plans also show a holistic approach for site development that includes 
both active and passive outdoor space. There are two “oasis” areas located between the apartment buildings, 
which include seating areas with moveable table and chairs, a horseshoe pit, a small tot lot, bike racks throughout, 
and an approximate half-mile trail around the complex with four workout stations.  

The applicant also provided a comprehensive summary of the project’s design, building materials and color pallet 
attached as Exhibit B, and the design team will provide a color palette board at the Design Review Board meeting. 

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, including but not limited to zoning, setbacks, building height and lot 
coverage.  The site plan includes the conceptual parking layout showing 332 parking spaces, 9 of which will be 
ADA accessible and 100 of which are in carports. This meets the code requirements. In addition, the applicant ap-
plied for a Design Waiver to reduce the parking stall width from 10 feet to 9 feet, and this has been approved.  

The apartment complex will have impervious surfaces of more than 15,000 square feet; therefore, the developer is 
required to provide a storm water management plan in compliance with the City of Great Falls Storm Design 
Manual and City standards.  The plan will be reviewed and approved by the Public Works Department prior to the 
issuance of building permits for the development. Also, the applicant has been working with the City Fire Depart-
ment regarding the turning radius for fire truck access throughout the project, location of fire hydrants and fire 
connections. All final plans will be approved by the City.   

The developer has dedicated and will construct 21st Avenue South between 23rd Street South and 26th Street South, 
including sidewalk on the entire south side of the new roadway. Improvements to 26th Street South, including a 
shared-use bicycle/pedestrian path, will be installed under the planned public improvement project, with no cost 
to the developer. Improvements to 26th Street South and 24th Avenue South will increase carrying capacity, and 
will also include new bicycle and pedestrian facilities.  The site plan includes sidewalks and walking trails through-
out the complex, surrounding each apartment building and the clubhouse for safe, straightforward pedestrian con-
nectivity. 

The applicant has provided an outdoor lighting plan which appears to meet the intent of the Land Development 
Code, and the proposed landscaping goes beyond meeting the minimum requirements of the Land Development 
Code. An entryway monument sign has been proposed and submitted with the architectural package for building 
plan review (see Exhibit J). The complex will have signage located on the building as well as directional signage. 
This proposed signage will be reviewed under a separate application.   
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Summary 

The construction of the new multi-family high density apartment complex is compatible with nearby properties, 
natural features, and identified housing needs.  The development of the subject property from a vacant undevel-
oped property to the proposed complex creates street connectivity, provides new housing opportunities, and will 
eventually promote some new business opportunities in Great Falls on the adjoining lot to the west.  Staff sup-
ports approval of this application. 

Suggested Motion 

1. Board Member moves: 

“I move that the Design Review Board (approve/approve with conditions) the Design Review Application 
of Talus Apartment Homes, as shown in the conceptual development plans contained within this report and 
provided by the project property Owner’s Agent, subject to the follows conditions: 

 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. 

 If after the approval of the concept development plan as amended 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.  

 The applicant shall develop plans and specifications in conformance with the relevant requirements of 
Title 15 - Building and Construction, of the Official Code of the City of Great Falls. 

  

  

  

  

 

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

 

CC Dave Dobbs, City Engineer 
 Patty Cadwell, Neighborhood and Youth Council Coordinator 
 Todd Seymanski, City Forester 
 Jana Cooper, PLA, TD&H Engineering, jana.cooper@tdhengeneering.com 
 Jim McLeod, Farran Realty Partners, LLC, jmcleod@farranco.com 
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EXH I BI T  A -  APP L IC ATI O N  
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EXH I BI T  B -  APP L IC ATI O N  NAR RATI V E  
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EXH I BI T  B -  APP L IC ATI O N  NAR RATI V E  CO N TI N U ED  
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EXH I BI T  C -  AER IA L  MA P  
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EXH I BI T  K -  S I TE  PHO TO S  

View south along the subject property and 26th Street South. 

View northwest across subject property, from 26th Street South, with the Great Falls Social  
Security Office and US Customs and Border Protection Office in the background. 
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EXH I BI T  K -  S I TE  PHO TO S  CO NTI N U ED  

View east across the subject property and the proposed 21st Avenue South location,  
from 23rd Street South. 

View northeast across the subject property, from the current terminus of  23rd Street South 
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EXH I BI T  L  -  LA N D SCAP I N G  PLA N  
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