
M A Y  2 7 ,  2 0 1 4  C I T Y  V I E W  S U B D I V I S I O N  
    P R E L I M I N A RY  P L AT  Case Number 

ANX2014-2 
ZON2014-5 
SUB2014-3 

Applicant/Owner 

Damon Carroll & Lee 
Janetski 

Property Location 

36th Ave NE, between 
11th St NE and 14th St NE  

Parcel ID Number 

2608245 

Requested Action 

Preliminary Plat 7 lots - 6 
residential lots and 1 lot for 
storm water detention 
 

Zoning from County SR1-
Suburban Residential 1 to 
City R-5 Multi-family me-
dium density residential 
 

Annexation of ±1.82 
acres from Cascade County 
to the City of Great Falls 

Neighborhood Council 

Neighborhood Council #3 

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 

The subject property is abutting 36th 
Avenue Northeast on the south side, be-
tween 11th Street Northeast and 14th 
Street Northeast.   

The developer is requesting approval of 
the a Preliminary Plat, City zoning and 
annexation of City View Subdivision.  
The subdivision consists of 7 lots. 

 
 
 
 
 

 Legal Description of property:  Tract 2 
in the N½ NE¼ Section 36, Township 
21 North, Range 4 East, Cascade 
County, Montana 

 Area of Property: ±1.82 acres 

Agency Comment 

Representatives from the City’s Public 
Works, Park & Recreation Department 
and Fire Department 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 conditions of this report. 
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Existing Conditions 

Existing Use:  Vacant undeveloped land. 

Existing Zoning:  The property currently is located in 
Cascade County and zoned SR1-Suburban Residential 1. 

Adjacent Land Use:  The property is located on the 
north side of a developing residential neighborhood with 
existing single-family homes immediately to the south, 
west and northwest. Immediately across 36th Avenue 
Northeast is a mini-storage facility located in the County. 
A 24-unit multi-family development will be constructed 
to the east. 

Project Overview and Background 

The property immediately to the east is also owned by the 
applicant, who recently went through the annexation and 
zoning approval process with the City Commission for 
the Skyline Heights Apartments development. Commis-
sion approved the 24-unit multi-family residential devel-
opment on October 1, 2013.  

The R-5 Multi-family medium density zoning district was 
approved for that property, and in order to address con-
cerns of the Neighborhood Council, the owner voluntar-
ily committed to filing a restrictive covenant on the prop-
erty for the current application, Tract 2, that would re-
strict the type of structure and density of development 
(see Exhibit F).   

Even though the City does not enforce covenants, the 
owner has followed this commitment and is proposing 4-
plexes and consistent R-5 zoning. For additional informa-
tion, please refer to the attached zoning map and draft 
preliminary plat. 

View east from 11th St NE at the subject property, with 36th 
Ave NE on the left and the water tower in the background. 

View west from where 14th St NE will be extended, with the 
subject property beyond. 

View southeast from 36th Ave NE at the subject property and 
the existing residential development to the south. 

View northeast from the southwest corner of the subject property at 
the existing ministorage units and telecommunication towers located 
across 36th Ave NE. 
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E X H I B I T  A  -  Z O N I N G  M A P  

R-5 
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E X H I B I T  B  -  A E R I A L  M A P  

Ministorage units 

Future Skyline  

Heights Apartments 
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Preliminary Plat Request 

The applicant is requesting a preliminary plat of the subject property, which would subdivide the property into 7 
lots, one that would be dedicated to the City for the development of a storm water detention pond, and the re-
maining 6 lots will be residential lots.  The applicant submitted a Draft Preliminary Plat (Exhibit D), which shows 
the layout for the proposed subdivision.   

The basis for decision to approve, conditionally approve, or deny a proposed subdivision is whether the subdivi-
sion application, preliminary plat, applicable environmental assessment, public hearing, planning board recommen-
dations, or additional information demonstrate that development of the proposed subdivision meets the require-
ments of 76-3-608 MCA.  The governing body shall issue written findings of fact that weigh the criteria in of 76-3-
608 (3) MCA. 

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

PRIMARY REVIEW CRITERIA 

Effect on Agriculture: The subject property is not being used for agricultural purposes. Dry land crop production 
in the immediate vicinity has decreased due to residential development. Approval of the subdivision will not inter-
fere with any irrigation system or present any interference with agricultural operations in the vicinity. 

Effect on Local Services: Lots in the subdivision will connect to City water and sewer mains.  The developer will 
pay the cost of extending these utility mains.  The City should not experience an appreciable increase in mainte-
nance and operating costs. The occupants of the 4-plexes within the subdivision will pay regular water and sewer 
charges. The subdivision will receive law enforcement and fire protection service from the City of Great Falls.  
The nearest fire station is ±3 miles from the subdivision site.  Providing these services to the 4-plexes in the subdi-
vision is expected to be a negligible cost to the City.  Increased tax revenues from improved properties may cover 
increased costs. 

A private drive aisle will be constructed along the south property line to serve the proposed 4-plexes, and the 
maintenance of that drive aisle will be the shared responsibility of the future property owners. The subdivision will 
have a negligible impact on the cost of abutting public road maintenance.  The developer will have the responsibil-
ity to install curb, gutter, sidewalks and any necessary paving of the roadways adjoining the subdivision. The devel-
oper shall escrow funds for future improvement to 36th Avenue Northeast. 

Effect on the Natural Environment: The subdivision, which consists of 7 lots, is not expected to adversely af-
fect soils or the water quality or quantity of surface or ground waters.  Surface drainage from the subdivision will 
generally flow to the northwest of the subject property.  The developer has worked with the City Public Works 
Department in order to dedicate Lot 1 of the subdivision to the City for construction of a detention pond for 
storm water drainage from the development as well as off of 36th Avenue Northeast.  

Effect on Wildlife and Wildlife Habitat: The subdivision is located adjacent to an area containing urbanized de-
velopment.  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. 
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EASEMENT FOR UTILITIES 

The developer shall provide necessary utility easements to accommodate water mains, sanitary sewer mains and 
private utilities to serve all lots of the subdivision. 

LEGAL AND PHYSICAL ACCESS 

All lots abut 36th Avenue Northeast, a public right-of-way. However, physical access to the lots will be a through 
20-foot wide drive aisle that goes from 11th Street Northeast to 14th Street Northeast, across the south property 
line of each lot. This will be a private road, maintained by the property owners, that connects to the aforemen-
tioned public right-of-ways maintained by the City of Great Falls. 

Rezone Request 

In conjunction with the Preliminary Plat, the applicant is requesting that the subject property be rezoned from 
County SR1-Suburban Residential 1 to R-5 Multi-family medium density district upon annexation into the City of 
Great Falls. The proposed zoning is compatible with the existing zoning on the surrounding properties. Construc-
tion of 4-plexes with garages for multi-family development on the vacant undeveloped property is reasonable, and 
it is one of the most appropriate land uses given the context of the site.  

The R-5 zoning to the east and the commercial mini-storage immediately to the north make this site unattractive 
for single-family units. Anywhere there is a confluence of multiple zoning districts, mindful development and com-
patible land uses should be precedent. The proposed multi-family housing development meets all other R-5 district 
development standards for setbacks, density, height, and parking. The size of the subject property provides suffi-
cient space for the buildings, off-street parking, landscaping, and storm water detention area.  

Annexation Request 

In conjunction with the Preliminary Plat and establishment of City zoning, the developer is requesting annexation 
of ±1.82 acres from Cascade County into the City of Great Falls.  The Planning Advisory Board does not make a 
formal recommendation on the annexation until the Final Plat stage of the project, therefore there is no recom-
mendation for the annexation within this report. 

Improvements 

Roadways 

The common use drive aisle abutting the south property line will be required to be graded and curbed so as to pre-
vent storm water runoff onto residential properties to the south. A shared maintenance agreement shall be estab-
lished for said drive aisle between property owners within the subdivision.  The applicant shall install boulevard 
style sidewalks in the public right-of-way fronting the subject property. Also, the developer will be required to es-
crow funds for future improvements to 36th Avenue Northeast. Finally, 14th Street Northeast will be constructed 
this year with funds escrowed by the prior subdivision. 

See Exhibit G for full Traffic Analysis. 

Utilities 

The water services will be tapped off of the 16-inch water main in 36th Avenue Northeast directly in front of each 
building, one service and one meter per building. The sanitary sewer services will be installed to the south and con-
nect to a public sewer main that will be installed by the developer in the utility easement south of the buildings, 
one sewer service per building. The public sanitary sewer main will need to be extended on 11th Street Northeast 
to connect to the existing  main.  A public utility easement for this main will be necessary.      

Storm Water Management 

The applicant has worked with the City Public Works Department in order for Lot 1 of City View Subdivision to 
be dedicated for the development of a storm water detention pond. This detention pond will be a public facility 
owned and operated by the City that will serve the lots in City View Subdivision as well as runoff from 36th Ave-
nue Northeast. The proposed development will have total impervious surfaces of more than 15,000 square feet; 
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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; however, some preliminary re-
view comments include: 

1. The developer will be responsible for constructing all of the storm water conveyance improvement to drain 
the site to the pond, whether they be surface conveyance and/or inlets and pipe.  

2. The developer shall install a fire hydrant off the existing water main on 11th Street Northeast and 36th Ave-
nue Northeast. 

3. Each lot/building  shall have an individual water and sewer service in accordance with City standards and 
code.  

Park Land 

The developer will fulfill the subdivision’s park obligation by paying a fee in lieu of dedicating park land, which is 
acceptable to the Park and Recreation Department.  

City of  Great Falls Growth Policy Update  

The proposed rezoning is consistent with the overall intent and purpose of the 2013 City Growth Policy Update. 
This project strongly supports the Social and Physical portions of the Growth Policy, specifically the goals and 
principles to: 1) encourage a safe, adequate and diverse supply of housing and fair housing opportunities in the 
City; and 2) develop new and diverse housing supply throughout the City, including single-family residential, multi-
family, and housing for those with special needs.  

Additional supportive Policies that this project is consistent with include: 

Social - Housing 

Soc1.4.1 Work with the private sector and non-profits to increase housing opportunities in the city. 

Soc1.4.2 Expand the supply of residential opportunities including single family homes, apartments, manufactured homes and assisted 
living facilities. 

Soc1.4.3 Encourage, promote and support adequate and affordable home ownership in the City. 

Soc1.4.6 Encourage a variety of housing types and densities so that residents can choose by price or rent, location and place of work.  

Physical - Land Use 

Phy4.1.3 Create a balanced land use pattern that provides for a diversity of uses that will accommodate existing and future develop-
ment in the City. 

Phy4.1.4 Foster the development of safe, walkable neighborhoods, with a mix of uses and diversity of housing types. 

The Growth Policy identifies that Great Falls embodies balanced, compatible growth, while at the same time en-
courages the development of underutilized or vacant land. 

Neighborhood Council Input 

The subject property is located in Neighborhood Council #3.  The applicant presented information to Council #3 
on April 3, 2014. The following is from Council’s meeting minutes: 

Mr. Carroll spoke about why this council should support this project. Has another project on hold because of storm drain issues. One issue is to have a storm 
detention pond off 14th street. A contract has been issued by the city to design this pond.  His projects are currently in the hands of the city engineers and will 
not proceed until the city signs off on it. He is trying to address neighborhood concerns early in the process so delays are kept to a minimum. He showed eleva-
tion drawings and driveway approaches to 36th street. A requirement is the units must be designed to look like single family homes. He has worked on get-
ting the city to approve this project for over 3 years. He is putting $150,000 into improvements to the area and 36th street and would like the blessing of this 
council. Terry made a motion that NC#3 support the annexation/ zoning lot and Rich seconded. Terry commented that she supports this 100% because of 
the lack of affordable housing in the area. Motion passed unanimously.  

To date, staff has received three phone calls from residents with questions and voicing their concerns about the 
proposed development.  
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Recommendation 

The Planning Advisory Board has the responsibility to review and make recommendations on annexations and 
subdivisions.  The City Zoning Commission has the responsibility to review and make recommendations on Zon-
ing Map Amendments.  The Planning Advisory Board will take action on the annexation of the subject property  
at the public hearing for the Final Plat.  As such, each of the two recommendations are to be considered and acted 
upon separately by the Commission and Board:   

RECOMMENDATION I:  The Planning Advisory Board recommends the City Commission approve the 
Preliminary Plat of City View Subdivision, legally described in the staff report, and the accompanying Findings 
of Fact, subject to the Zoning Commission adopting Recommendation II, and subject to the Conditions of 
Approval being fulfilled by the applicant. 

RECOMMENDATION II:  The Zoning Commission recommends the City Commission approve rezoning 
property within City View Subdivision from the existing County Suburban Residential 1 to R-5 Multi-family  
medium density, upon annexation to the city, subject to the Planning Advisory Board adopting recommenda-
tion I. 

Conditions of  Approval 

1. The Final Plat of City View Subdivision shall incorporate correction of any errors or omissions noted by 
staff, including provision of a notification clause to purchasers regarding soil conditions. 

2. The final engineering drawings, specifications and cost estimates for public improvements for City View Sub-
division shall be submitted to the City Public Works Department for review and approval, prior to considera-
tion of the Final Plat. 

3. An Annexation Agreement shall be prepared containing terms and conditions for annexation of the area 
within the Final Plat, including, but not limited to, agreement by applicant to: 

a) install, within two years of the date of annexation, the public improvements referenced in Condi-
tion 2 above;  

b) indemnify and hold the City harmless for any damages that may be sustained as a result of adverse 
soil and/or groundwater conditions; 

c) grade and install curbing along the south property line and establish a shared maintenance agree-
ment between the properties for the 20-foot wide shared drive aisle abutting the south property 
line; 

d) construct all of the storm water conveyance improvement to drain the site to the pond, whether 
they be surface conveyance and/or inlets and pipe; 

e) install a fire hydrant off the existing water main on 11th Street Northeast and 36th Avenue North-
east. 

f) pay all applicable fees owed as a condition of annexation, as determined in annexation agreement. 
 

Next Steps 

1. The Planning Advisory Board recommendation will be presented to the City Commission.  

2. City Commission will approve or deny the Preliminary Plat. 

3. If approved, the applicant will submit for the Final Plat of City View Subdivision. 

 

Cc: Jim Rearden, Public Works Director 
 Dave Dobbs, City Engineer 
 Patty Cadwell, Neighborhood Council Coordinator 
 Susan Conell, Cascade County, sconell@cascadecountymt.gov 
 Damon Carroll, owner/developer, carrollholdings@gmail.com 
 Lee Janetski, owner/developer, pheasantrunbuilders@gmail.com 
 Dan OLeary, builder, signaturehomesmt@gmail.com 
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E X H I B I T  C  -  A P P L I C AT I O N  

City View Subdivision 

Sec 36 Tract 2 T21N R4E 
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E X H I B I T  F  -  I N T E R - O F F I C E  M E M O R A N D U M  
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E X H I B I T  G  -  T R A F F I C  A N A L Y S I S  
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E X H I B I T  G  -  T R A F F I C  A N A L Y S I S  C O N T I N U E D  


