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Project Summary 

The applicant is proposing a change to the original site plan that was reviewed by the 
Design Review Board on April 28, 2014, which consists of moving the fuel station off 
of 57th Street South to the 10th Avenue South portion of the property. The develop-
ment of the vacant land will still consist of a minor subdivision creating a ±20 acre lot 
(the remainder of the parent lot) for a large format retail anchor store and fuel station 
and 4 outparcels, ±1-1.5 acres each, along the outskirts of the subject property for 
future businesses. This site plan change, in addition to the related landscaping change 
relates to the reality that this new development will become a large part of the en-
trance to the City from the east. 

 Legal Description:  Lot 1, Block 1, East Great Falls Retail Center Addition, 
NW¼ of Section 15, T20N, R3E, P.M., Cascade County, Montana  

 Total Property Area:  ± 1,142,324 square feet or ± 26.224 acres 

 Fuel Station approximate area: ± 42,138 square feet  

 Property Zoning:  C-2 General Commercial 

October 27, 2014 

Case Number 

DRB2014-27 

Applicant/
Representative 

Zell O. Cantrell, Galloway 
& Company, Inc. 

 
 
Owners 

Kyso Corporation, Dana 
Huestis & Loren D. Smith 

Property Location 

At the southwest corner 
of the 10th Avenue South 
and 57th Street South in-
tersection 

Requested Action 

Design Review of changes 
to the site plan related to 
the fuel station  

Recommendation 

Approve design with con-
ditions 

Project Planner 

Galen Amy 



Project Overview 

The applicant has provided an updated site plan, landscaping plan, and elevations for the subject property as it re-
lates to the change in size and location of the fuel station, which are included as Exhibits in this report.  The appli-
cant’s original narrative is also an Exhibit as it addresses points that relate to the site as a whole. The applicant has 
not proposed changes to the general merchandise anchor store that was previously approved by the Design Re-
view Board on April 28, 2014, the staff report for which is available on the City’s website or in person at the Plan-
ning and Community Development Department’s office at the Civic Center.  

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

The fuel station building will be 1,437 square feet to include customer restrooms and convenience store goods/
amenities. The exterior of the fuel station will include self-service vending machines such as propane and an ice 
freezer. The main façade will be on the north side, which is highly visible from 10th Avenue South, however the 
main entrances will be located on the east and west of the building in order to provide easy access to customers 
coming from the eight fuel islands.  

Design of the fuel station will correspond with the anchor store (see Exhibits D and G) with matching materials of 
earth-tone tan and brown painted smooth and split face concrete masonry units (CMU). The canopy will be con-
structed of pre-finished metal, colored to match the building. The 6-foot tall dumpster enclosure will also be con-
structed of CMU. Please see the applicant’s narrative on page 6 and 7 of this report for additional information. 

Primary access to the fuel station will be from the previously identified entrance off of 10th Avenue South across 
from 54th Street, with cross access to the anchor store. The project includes boulevard sidewalks along 10th Ave-
nue South, along the driveway at 54th Street South, and from 10th Avenue South to the fuel station from the 
north. 

The proposed project complies with the guidelines for design review of new construction and exterior renovations 
contained within Exhibit 28-1, and the applicant addresses each standard in the attached narrative (Exhibit C).  

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 for the fuel station includes the conceptual parking layout showing 6 parking spaces, 1 of 
which will be ADA accessible. This equals 4 parking stalls per 1,000 square feet of building area, which meets the 
code requirements. The applicant has provided an outdoor lighting plan which appears to meet the intent of the 
Land Development Code. Lighting for the fuel station canopy will be fully recessed and meet the standard maxi-
mum foot-candles permitted by Code. Site lighting consists of LED fixtures. 

The entire shopping center and fuel station will have impervious surfaces of more than 15,000 square feet; there-
fore, 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 De-
partment prior to the issuance of building permits for the development. The site plan shows the agreed upon loca-
tion of the storm water detention area.  

The proposed site landscaping goes beyond meeting the minimum requirements of the Land Development Code 
with 21.6% of the entire parent parcel being landscaped, with the landscaping specific to the portion property 
where the fuel station occupies is ±13,990 square feet, or 33.2%. The applicant is aware that this portion of the 
subject property is highly visible to vehicles entering Great Falls from the east, and have designed a visually appeal-
ing entrance area around the fuel station.  

The applicant requested consideration of the use of xeric materials throughout the entire site. Staff concurs with 
incorporating xeriscaping as water conservation and eco-friendly design is especially pertinent on a parcel this size; 
however, in the area along the north of the detention pond and in the boulevard along Outlot A, staff recom-
mends a traditional green boulevard style sidewalk to provide for a pleasant environment for pedestrians. In addi-
tion, the outparcels will be seeded with native grasses until developed, and the applicant will ensure that this seed-
ing is established in order to prevent erosion and/or anything visually unappealing that may result from unkempt 
barren lots. The full landscaping plan is included as Exhibit J.  
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A multi-tenant entryway monument sign is included as Exhibit H. The proposed signage for the fuel station and 
anchor building will be reviewed under a separate application. Any proposed project on the outparcels will be re-
viewed at the time of development for full code compliance and signage. 

Summary 

The construction of the proposed fuel station is well matched with the previously approved commercial retail an-
chor store and is compatible with nearby properties, natural features, and will provide convenient shopping oppor-
tunities for residents on the east end of the City.  The development of the subject property from a vacant undevel-
oped property to the proposed center continues future street connectivity and will eventually promote new busi-
ness opportunities in Great Falls on the outparcels.  Staff supports 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 Galloway & Company, Inc., as shown in the conceptual development plans contained within this report 
and provided by the project property Owner’s Representative, 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. 

 Install boulevard turf grass in the area along the north of the detention pond and in the boulevard 
along Outlot A: 

  

  

  

  

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 
 Zell O. Cantrell, Galloway & Company, Inc., zellcantrell@gallowayus.com 
 Dana Huestis, Kyso Corporation, kysocorp@gmail.com 
 Loren D. Smith, Kyso Corporation, 1500 51st Street South, Great Falls, MT 59405 
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EXH I BI T  A -  AER IA L  MA P  
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EXH I BI T  B -  APP L IC ATI O N  
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EXH I BI T  C -  APP L IC ATI O N  NAR RATI V E  
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EXH I BI T  C -  APP L IC ATI O N  NAR RATI V E  (C O N T I N U E D )  
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EXH I BI T  I  -  S I TE  PHOTO S  

View southwest across the subject property towards the KOA located beyond the trees. 

View north across 10th Avenue South at the current intersection with 57th Street South. This intersection will be-
come signaled and 57th Street South will be extended south as part of the project. 
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EXH I BI T  I  -  S I TE  PHOTO S  (C O N T I N U E D )  

View west along the north property line of the subject property at 10th Avenue South and Pierce Homes in the 
background. 

View east along the north property line of the subject property as one heads out of Great Falls. 
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EXH I BI T  J  -  LA N D SCAPI N G  PLA N  
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EXH I BI T  K -  ORI G I NAL  APP LI C ATI O N  NAR RATI V E  



March 21, 2014

Galen Amy
City of Great Falls Planning & Community Development
2 Park Drive South, Room 112
P.O. Box 5021
Great Falls, MT 59403

Re:  East Great Falls Retail Center
SWC of 10th Avenue S. (US Hwy 87/89) & 57th Street S.
Great Falls, MT
Design Review Board Application

Dear Galen,

Please find enclosed the Design Review Board Application and associated documents
for the referenced location.  The site is currently vacant agricultural land which was
annexed into the City of Great Falls (City) in 2007.

The site is zoned C-2, General Commercial, which allows for a variety of uses including
both general retail sales and vehicle fuel sales.  To assist the City’s review, we have
included a brief narrative description of the proposed development (Proposal).

The Proposal anticipates development of the entire 26.22 acre property into a
commercial retail shopping center to include a single 189,543 square foot general
merchandise anchor store, an eight MPD fuel station with 740 square foot kiosk, and
four separate out parcels available for sale and future development.  Future users of the
out parcels are not know at this time, but likely uses could be a variety free standing
retail or other uses typically associated with this type of commercial development.
Please see attached Demonstration of Compliance for additional details regarding the
site design and how we have specifically addressed the City’s applicable design review
standards and guidelines.

Off-site improvements will include the extension of 57th Street further south along the
eastern edge of the proposed site.  Improvements to 10th Avenue South include two new
traffic signals.  One at the primary intersection of 10th Avenue & 57th Street and the
second one at the intersection of 10th Avenue & 54th Street.  Off-site improvements will
also include all utilities necessary to serve the site as outlined in the original Annexation
Agreement.

The proposed site plan incorporates 762 parking stalls (4.0 parking stalls per 1,000
square feet of building area) which satisfies the City’s parking standards.  Based on
several discussions with City Staff, special attention has been paid to providing safe and
convenient pedestrian access from 10th Avenue through the site to the anchor building.
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DEMONSTRATION OF COMPLIANCE
TITLE 17 – LAND DEVELOPMENT CODE

CHAPTER 28 DESIGN REVIEW

The following are findings addressing the approval criteria identified in the City of Great Falls
Code:

1. Relationship to site conditions.  The placement and massing of the building should positively
address the natural terrain of the site and how the building will be viewed from outside the
site, its relationship and proximity to adjoining buildings, and how the building will be viewed
from outside the site from all directions.

Response:  Location of the proposed building will take advantage of existing topography while at
the same time provide for good visibility and access from adjacent right-of-ways.  The size of the
building combined with proposed set-backs will again allow for good visibility while at the same
time not detracting from adjacent development – existing or future.

This guideline has been met.

2. Building placement.  Buildings should be located to: (1) take advantage of the site’s natural
topography and drainage existing vegetation, and other natural features; (2) maximize natural
surveillance and visibility, (3) enhance the character of the surrounding area; and (4) facilitate
pedestrian access and circulation.

Response:  Building has been located at the south edge of the property this allows the
development to take advantage of the site’s natural topography which slopes to the north.  The
location of the building will not impede the natural tendency of the site to drain to the north.
The building and site are intended to enhance the overall character of the surrounding area by
providing inviting building and site design which promote pedestrian circulation both on and off
the site through the use of safe, scenic, and well define access routes.

This guideline has been met.

3. Solar exposure.  Buildings should be located to take advantage of passive solar efficiencies
whenever possible.

Response: The proposed anchor building will include skylights that will allow natural light to
enter into the building.

This guideline has been met.

4. Building shadows.  Buildings should be sited and designed to minimize the impacts of shadows
on residences, common areas, public spaces, and pedestrian facilities.

Response: The project site is surrounded by vacant land to the east and south and mobile home
sales lot and vacant land to the west, and 10th Ave S. to the north.  The anchor building has been
sited on the south side of the site and will not create impacts of shadows on residences, common
areas, public spaces or pedestrian facilities.
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This guideline has been met.

5. View.  Whenever possible, buildings should be sited to take advantage of view sheds.  In
addition, the obstruction of view-corridors from public rights-of-ways should be avoided.

Response: No view sheds are present nor will the proposed anchor building create an obstruction
of view-corridors from public rights-of-way.  This guideline is not applicable.

6. Northerly exposure.  In new construction, entrances, drainage facilities, drive-through
facilities, etc., should be located on east, west, or south side of a building.  Whenever it is
absolutely necessary to locate such facilities on a building’s north side, corrective measures
should be taken to mitigate hazardous accumulations of snow and ice.

Response: Due to the shape of the site and the primary transportation corridor orientation, the
anchor building has been located on the south side, oriented towards 10th Ave S. and with north
facing entrances.  The main building entrances will include canopies and double doors for added
weather protection.

This guideline has been met.

7. Relation of façade to front lot line.  At least 50 percent of the front façade of any building
facing the street should be located as close to the front lot line as allowed by the underlying
zoning district.

Response:  The site has two primary frontage roads, 10 Ave S. and the future 57th St. S.  The site
layout has been designed to include four outparcels, to be developed during future phases.  The
outparcel buildings will be located along the frontages of both 10 Ave S. and the future 57th St. S.
The anchor building has been located on the south side of the site and will face 10th Ave S.

This guideline has been met.

8. Compatibility of exterior materials and finishes with surrounding buildings.  Exterior materials
should be compatible with those of surrounding buildings.

Response: The anchor building design is consistent with this guideline.  The proposed building is
site specific and presents appealing architectural design elements of high quality that is
compatible with surrounding commercial buildings.  The building design has a visually
compatible scale and material likeness to similar developments within the C-2 district.

This guideline has been met.

9. Consistent use of exterior materials and finishes.  Exterior materials and the appearance of
rear and side facades should be similar to and compatible with the front façade.

Response:  The predominate building materials for the anchor building will consist of painted
split and smooth face concrete masonry units (CMU), accented with Exterior Insulating Finishing
System (EIFS) on the front façade.  Both the split and smooth face CMU will be used on all four
facades of the building.

This guideline has been met.
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10. Use of certain exterior materials prohibited.  Plain face concrete block may be used as an
exterior treatment provided it is not readily visible from a public street or from a residential
district.  No more than 20 percent of the wall area may be plain face concrete block.

Response: Concrete masonry will be used on the anchor building.  Textured split-face concrete
masonry will be predominately used on facades facing the public street or visible from the
residential development on the north side of 10th Ave S.

This guideline has been met.

11. Orientation of primary entry.  The building’s primary entrance should face the public street
rather than the interior or rear of the site.

Response: The anchor building has been oriented on the site with the primary entrances facing
10th Ave S.  The anchor building features two main building entrances that will be highly visible
from the parking field and public streets.

This guideline has been met.

12. Design of primary entry.  Primary entrances to buildings should be emphasized with a larger
door or “framing” devices (e.g., deep overhangs, recesses, porches, arches, arcades, etc.) or
other architectural treatment.

Response: The main entry vestibules on the anchor building will feature curved roofs, large
storefront doors and windows, protruding canopies for weather protection, a blend of colors and
materials and signage.  The design of the building entrances will emphasize their appearance
making them highly visible to approaching customers and passersby.

This guideline has been met.

13. Building service areas.  Building service areas should be conveniently located and accessible
for normal service and maintenance needs.  Approaches to such facilities should be
adequately engineered for convenient access.

Response: The services areas for the anchor building have been conveniently located along the
rear (south) of the building.  The location of these areas and their orientation on the site will
allow easy access for normal use, service and maintenance.

This guideline has been met.

14. Joint and cross-access.  Similar, complimentary, and adjacent land uses should provide cross-
access between properties and joint access to arterials adjacent to the property.

Response:  A reciprocal access and easement agreement will be created that will allow for
shared access between the anchor property and out parcels as well as access to adjacent right-
of-ways.  This document will be shared with the City when it becomes available.

This guideline will be met.
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15. Consistent architectural standards.  Architectural standards within a project should be applied
consistently on sides of buildings visible from public rights-of-way and/or adjacent residential
zones.

Response: The front (north) and left (east) sides of the anchor building will be visible from the
public rights-of-way.  The anchor building has been designed to include consistent colors and
materials throughout.

This guideline has been met.

16. Visual interest and appeal.  Architectural design should create visual interest.

Response: The exterior building materials and colors are harmonious and compatible with
adjacent commercial developments.  The anchor building will be comprised of a diverse mix of
materials, colors and textures providing visual interest to on-site pedestrians and public/private
areas off-site.  The color palette for the anchor building colors will be predominately neutral
earth-tones.

This guideline has been met.

17. Window tinting.  Windows on the first floor should be clear or lightly tinted to allow views
into the building.

Response: Clear or lightly tinted doors and windows will be included on the anchor building.
Darkly tinted doors and/or windows are not proposed.

This guideline has been met.

18. Façade design.  Use of different textures, complimentary colors, shadow lines and contrasting
shapes to produce attractive facades should be used.  Use of a single color, minimal detailing,
and blank walls are discouraged.

Response: The exterior building materials and colors are harmonious and compatible with
adjacent commercial developments.  The anchor building will be comprised of a diverse mix of
materials, colors and textures providing visual interest to on-site pedestrians and public/private
areas off-site.  The color palette for the anchor building colors will be predominately neutral
earth-tones.

This guideline has been met.

19. Building mass.  The mass of the proposed building should be compatible with those of
surrounding buildings.  Potential approaches to reduce the apparent mass include dividing the
building mass into smaller sections with the use of vertical and horizontal offsets.

Response: The footprint of the anchor building along with the colors and materials proposed will
break up the overall mass of the building.  In addition, the anchor building is significantly setback
from the main public right-of-ways.  This setback combined with outparcel buildings to be
constructed during a later phase between the anchor building and the public right-of-way,
further assisting with reducing the apparent mass of the larger building.

This guideline has been met.
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20. Choice of exterior materials.  All exterior materials should be sufficiently durable to insure
stability, maintainability, and long life.  Natural materials conveying permanence, such as
stone, masonry or beveled wood siding are preferred.

Response: The main building material on the anchor building will consist of painted CMU, a
material that is durable and easy to maintain.

This guideline has been met.

21. Glare.  Reflective surfaces that produce hazardous glares should not be used.

Response: No reflective surfaces have been proposed.

This guideline has been met.

22. Colors.  Development projects involving a larger number of buildings should vary the
architecture to create visual interest, as well as deter the monotony of identical treatments.
Once common and effective way to do this is to vary the use of exterior colors.  This does not
mean that groups of buildings need to drastically vary in color.  Rather, to vary wall and trim
colors in the same “family” of colors, versus use of identical colors for a substantial number of
buildings.

Response: The anchor building will include a color palette of earth-tone colors and will be varied
on the facades to provide interest and assist with breaking up the overall mass of the building.

This guideline has been met.

23. Mechanical equipment.  Mechanical equipment shall be screened with materials compatible
with that used architecturally in the structure.  The most desirable treatment is where such
screening is used as an element of the building design and is consequently made a part of the
architecture of the building.

Response: Mechanical units for the anchor building will be located on the roof and will be
screened by the building’s parapet.

This standard has been met.

24. Signage.  Signs should consist of materials and colors that are similar to and compliment the
primary structure.  Lettering should be consistent throughout the entire project.

Response:  Signage proposed for the anchor building will complement the structure and will be
consistent throughout.

25. Minimum proportion of doors and windows.  At least 30 percent of the first floor façade
facing a public street should consist of windows and doors.  Windows should be distributed in
a more or less even manner.

Response: The front façade faces 10 Ave and will contain storefront doors and windows at the
two main entry vestibules.  Egress doors have also been included along the front façade and are
distributed across the front of the building.  The anchor building will also include an outdoor
garden center that will allow views into this active area.
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This guideline has been met.

26. Large building elevations.  When the front elevation of a building is more than 750 square feet
in area, the elevation should be divided into distinct planes of 500 square feet or less.  This
division can occur using various means.  The following design features can be used to meet
this provision: (1) fascia’s; (2) canopies and awnings; (3) arcades; (4) functional porches at
least 6 feet wide with a roof; (5) bay windows at least 3 feet wide and protruding at least 18
inches from the wall that extends from the top of the building foundation to the eave; (6)
vertical offsets at least 2 feet wide; and (7) other multidimensional design features.

Response: The front elevation of the anchor building will include a variety of colors, materials
and shapes that will work together to break-up the overall mass of the building and create
interest for passersby and customers approaching from the parking lot.

This guideline has been met.

Outdoor lighting.  Outdoor lighting shall be consistent with Chapter 40 of this Title and as
recommended by the Design Review Board.

Response:  The proposed site lighting is consistent with the intent of Chapter 40.   The site’s
perimeter light standards do not exceed maximum heights and eliminate light trespass on to
adjacent properties. The site lighting is designed to allow appropriate lighting levels to preserve
safety, security and nighttime use.  In an effort to minimize the total number of light standards
throughout the property we are proposing a taller standard interior to the site. The Applicant is
seeking a design waiver (OCCGF 17.16.20) to achieve this element of the lighting plan.   The
same code compliant full cut-off fixture would be used for the interior standards; however, it
would just mounted higher which reduces the overall number of fixtures and standards required
while more evenly distributing the light throughout the parking area.  The proposed modification
will improve the visibility and usability of the interior parking field while reducing light pollution
and glare.   The site lighting, including the proposed design waiver, reduces light pollution,
protects public safety and enhances the property’s aesthetics and the character of the natural
environment.   As designed with the requested design waiver, the proposed lighting plan is
consistent with this standard.

27. Landscaping.  Landscaping shall be provided consistent with Chapter 44 of this Title and as
recommended by the Design Review Board.

Response:  The proposed landscape plan is consistent with the intent of Chapter 44.  As discussed
with City staff we have provided Code-compliant landscaping in the more heavily trafficked areas
of the site such as pedestrian walkways, vehicular access points to adjacent right-of-ways, along
right-of-ways, and in large parking fields.  Areas such as the western and southern property
boundaries that are less visible have been landscaped with xeriscaping materials that require
less maintenance, water use, etc. in an effort to reduce operation costs and impact to existing
infrastructure.  The proposed alternative xeriscape options on the site’s less visible or less
intensely used areas is consistent with the intent of Chapter 44 to make the property more
aesthetically pleasing while reflecting the Code’s direction for flexibility in landscaping standards.
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28. Exterior storage of materials.  Exterior storage of materials in an M-2 zoning district shall be
attractively screened.

Response: The project site is zoned C-2 General Commercial.

This standard is not applicable.
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