
F E B R U A R Y  2 4 ,  2 0 1 5  C O N D T I O N A L  U S E  P E R M I T  
H E L E N A  C H E M I C A L  C O M PA N Y  Case Number 

CUP2015-1 

Applicant/Owner 

Applicant: Helena Chemical 
Co. 
Owner: Great Falls 
Development Authority 

Representative 

Gareth Davis, Project 
Manager, Helena Chemical 
Co. 

Property Location 

6201 and 6301 18th Ave N 
Lots 3 & 4  of AgriTech 
Park Addition 

Parcel ID Number 

Lot 3: 2714110 
Lot 4: 2714115 

Requested Action 

Conditional Use Permit 
for the mixing, blending, 
and distribution of dry and 
liquid fertilizer. 

Neighborhood Council 

Neighborhood Council #4 

Recommendation 

Approval of the request 
with Conditions 

Project Planner 

Garrett Norman 

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 properties are located on 18th 
Avenue North, west of 67th Street North, 
in the vicinity of Malmstrom Air Force 
Base and Giant Springs State Park. The 
applicant is requesting a Conditional Use 
Permit to allow construction of a fertilizer 
facility on a portion of the AgriTech Park 
Addition. 

 Legal Description:  Lots 3 & 4, 
AgriTech Park Addition, SW 1/4 and 
SE 1/4 of Section 34, Township 21 
North, Range 4 East, P.M.M., Cascade 

County, Montana 

 Area:  ±23.42 acres 

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 are in the 
conditions of this report. 

Malmstrom AFB 

Giant Springs State Park 
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Existing Conditions 

Existing Use:  Vacant undeveloped land. 

Existing Zoning:  PUD, Planned unit development, with the underlying zoning district of I-2 Heavy industrial. 
This specific PUD and underlying I-2 district is intended to accommodate those activities associated with 
processing raw materials or other activities with potentially significant off-site impacts.  

Adjacent Land Use:  The property is located in an undeveloped industrial subdivision. The subject properties are 
located towards the middle of the AgriTech Park subdivision. At the time AgriTech is fully built-out, the subject 
properties will be surrounded by other like industrial uses. Directly south of 18th Avenue North is vacant land that 
is zoned I-2. Property to the north is not within City limits and is owned by the State of Montana (Giant Springs 
State Park). See Exhibits A and B for more information on the surrounding properties. 

Project Background 

On October 2, 2012, the City Commission adopted Resolution 9993 for annexation and approved Ordinance 3097 
to assign the PUD zoning classification to AgriTech Park Addition. The entire AgriTech Park measures roughly 
196.549 acres, in which roughly 193.684 are proposed to be industrial lots. The remaining 2.865 acres is for the 
67th Street North right-of-way. Helena Chemical’s properties measure approximately 23.42 acres. 

View northeast from the subject property from 18th Ave N. View northwest from the subject property on 18th Ave N. 

View west along 18th Ave N. View east along 18th Ave N. 
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E X H I B I T  A  -  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  M A P  
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Conditional Use Permit 

The AgriTech Addition is intended to accommodate those facilities that operate under a heavy industrial standard. 
Most of the facilities in the subdivision will likely not be required to obtain a Conditional Use Permit (CUP) prior 
to issuance of building permits. However, due the proposed operation and the hazardous materials that will be 
used as part of Helena Chemical’s operation, City staff has determined it is in the public’s best interest for them to 
apply for a CUP.  

 

Chapter 20 of Title 17 of the Official Code of the City of Great Falls (OCCGF) requires a Conditional Use 
process before permitting a use that handles hazardous materials, among other potentially dangerous or offensive 
activities. Specifically, Section 17.20.3.060 states, “a permitted land use that emits air contaminates or potentially 
offensive odors outside of the building, or that handles radioactive materials, hazardous substances, hazardous 
waste, or regulation substances shall be considered a conditional use in every circumstance.” Taking the project 
through the CUP process allows staff and its decision making bodies to establish appropriate conditions onto the 
project to protect the health, safety and welfare of neighboring property owners, while reducing the potential 
impact to the environment. Additionally, it gives the public the opportunity to voice any concerns they may have 
on the proposed development.  

 

If approved, the CUP will allow Helena Chemical to construct several rail-served warehouses for the blending, 
mixing, storage, and distribution of liquid and dry fertilizer, in addition to the warehousing and repackaging of 
agricultural protection and production products. The  project consists of three phases with the following 
components in each phase: 

 Phase 1: 

 One 30,000 square foot packaged material warehouse. 

 One 19,000 square foot formulation/glyphosate storage area. 

 One 1,500 square foot office building with 15 employee parking spaces and 1 ADA parking space. 

 Three 300,000 gallon self contained liquid fertilizer storage tanks. 

Phase 2: 

 One 30,000 square foot dry fertilizer warehouse. 

Phase 3: 

 May include expansion of the proposed facilities to double the size/capacity of current infrastructure. 

The property will be served by rail and trucks. The liquid and dry fertilizer will be delivered to the customer by a 
full size truck or a two-ton truck with a trailer.   

Zoning Analysis 

The properties are within a Planned Unit Development (PUD) with specific development standards set forth in 
Ordinance 3097. The underlying zoning for this subdivision is I-2 Heavy industrial. The I-2 underlying zoning 
covers specific standards where they are not addressed in the PUD Ordinance.  

Traffic Analysis 

Helena Chemical will be serviced by rail and full size trucks. The proposed development includes a private railroad 
spur for offloading their products into various warehouses and containers. Their products will also be delivered by 
trucks and will be offloaded in similar fashion. A 10’x70’ truck scale is proposed towards the entrance of their 
property. Helena Chemical estimates there will be roughly 28 trips for the sales, office, and fertilizer staff. The 
delivery trucks are estimated at 14 trips per day, and 42 trips per day a full build-out, or peak operation. The 
roadways will be designed to accommodate the increase in truck traffic for Helena Chemical’s operation and future 
operations as the subdivision is fully built out. 
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Streets & Utilities 

The subject properties abut 18th Avenue North. 18th Avenue North roadway improvements consist of a 2-inch 
overlay on top of the existing improved roadway and a 6-foot wide bicycle lane on the north side of the roadway. 
Utilities include a 16-inch water main and an 8-inch sanitary sewer main. A lift station will be constructed near the 
intersection of 18th Avenue North at 67th Street North which will serve the entire subdivision.  

Stormwater Management 

The property will fully manage their stormwater runoff through three retention ponds. Two of the ponds are 
located along the 18th Avenue North frontage and measure between .84 to 1.06 acres. A third retention pond is 
located on the northeast corner of the property and measures approximately 1.13 acres. A stormwater 
management plan is required and will be reviewed for compliance with the City stormwater manual by the Public 
Works Department.  

Neighborhood Council Input 

The subject property is located in Neighborhood Council #4.  Patty Cadwell, Neighborhood Council Coordinator, 
itemized the project on their January 22, 2015 agenda. The council voted unanimously to support the project. To 
date, staff has not received any questions or comments regarding the project.  

Conditional Use Permit Basis of  Decision 

The basis for decision for Conditional Use Permits is listed in Section 17.16.36.040 of the Land Development 
Code. The Zoning Commission recommendation and the decision of City Commission shall at a minimum 
consider the following criteria: 

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

The proposed Conditional Use Permit request is consistent with the overall intent and purpose of the 2013 City 
Growth Policy Update. This project specifically supports the Economic Policies and Land Use elements of the 
Growth Policy. 
Economic Goals and Policies: 
 Eco 3.4:  Continue efforts to expand, retain and attract new business to Great Falls. 
 Helena Chemical will be a new company to Great Falls that will expand Great Falls’ workforce opportunities 
 by providing new jobs. The product produced by Helena Chemical will be distributed to areas throughout 
 Montana. 
 Eco 3.7.6:  In keeping with the City’s industrial heritage, develop, maintain and utilize infrastructure that ensures “shovel ready” 

industrial sites.  
 The AgriTech Park Addition was specifically annexed into the City with intentions to attract new industrial 
 like businesses that attract and provide new jobs to Great Falls residents.  
Physical Goals and Policies: 
     Phy 4.2: Implement the City’s land use codes to protect the health, safety and welfare of its residents.  

Requiring the applicant to go through a Conditional Use Permit process exercises the City Code requirement 
to ensure the health, safety, and welfare of its residents are considered, while giving the public opportunity to 
voice any concerns. 

No neighborhood plans have been adopted for this area. 

2.  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 CUP  allows the City to place appropriate conditions on specific projects to help mitigate or reduce the total 
off-site nuisances a project may have on the surrounding properties and environment. The conditions listed under 
the Conditions of Approval in this report, apply specific measures to protect the health, safety, and general welfare 
of the public. 
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3.  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 project is within an approved industrial park that was designed to accommodate industrial uses. The 
surrounding properties to the west have similar industrial uses that are within the City and County. The project will 
meet all the development standards in the PUD Ordinance and underlying I-2 zoning district.  

4.  The conditional use will not impede the normal and orderly development and improvement of the 
surrounding property for uses permitted in the district. 

The proposed project will not impede the normal and ordinary development and improvement of surrounding 
properties. Adjacent property owners have been notified and Staff has not received any comments. Additionally, 
compatible uses will surround Helena Chemical’s property to the west and east. 

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

Adequate services and infrastructure will exist to operate the proposed project.  

6.  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 proposed project will be accessed from the existing 18th Avenue North public right-of-way. It is anticipated 
that the final build-out of the AgriTech subdivision will increase traffic in the public street, but the street has 
adequate capacity to accommodate the increase in traffic. 

7.  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 
Commission. 

The proposed project will conform to the applicable regulations of the PUD Ordinance and underlying I-2 zoning 
district and all codes and ordinances of the City of Great Falls, the State of Montana, and all other applicable regulatory 
agencies.  
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 Staff  Recommendation 

Approval of the Conditional Use Permit will result in Helena Chemical being legally permitted on the subject 
properties.  The project should not create a significant impact on the neighborhood and 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 Helena Chemical to 
construct a fertilizer facility on a portion of the properties addressed as 6201 and 6301 18th Avenue North, subject 
to the Conditions of Approval.  

Recommendation:   

The Zoning Commission recommends the City Commission approve the hazardous materials Conditional Use 
Permit for Lots 3 and 4, AgriTech Park Addition, situated in the SW 1/4 and SE 1/4 of Section 34, Township 21 
North, Range 4 East, P.M.M., City of Great Falls, Cascade County, Montana, the Findings of Fact and Conditions 
of Approval located in the staff report.  

Conditions of  Approval 

General 

1. Approved Plans and Conditions: Failure to build and/or operate the conditional use in accord with the 
approved plans and these conditions of approval is a violation of the OCCGF, subject to the penalties 
provided for such violations and/or to civil process to compel the correction of violations. 

2. Modifications: It is understood that minor changes are often necessary during the development and operation 
of a conditional use. The Administrator is hereby authorized to permit minor changes, as provided below.  

a. Revised Plans. Before making changes, the applicant must submit revised plans to the Administrator 
for review. Failure to do this before the proposed change is made is a violation of the OCCGF. The 
Administrator shall respond to all proposed changes within five (5) business days. 

b. Dimensional Changes. Based on a review of the revised plans, the Administrator may permit minor 
dimensional changes provided that they do not result in a violation of the Conditions of Approval or 
the OCCGF. 

c. Materials Changes. Based on a review of the revised plans, the Administrator may permit 
substitutions for proposed building materials provided that the proposed substitute has the same 
performance and, for exterior materials, appearance as the originally approved material.  

d. Public Works Changes. Minor changes in the location and specifications of the required public 
improvements may be permitted. Revised plans showing such changes must be referred to and 
accepted by the Director of Public Works before being permitted by the Administrator. 

e. Substantial Change. Substantial changes are not permitted. A new public review and permitting 
process will be required for such changes. ‘Substantial Change’ is defined here in order to clarify the 
contrasting term, ‘Minor Change.’ A substantial change changes the permitted use; the location or 
extent of the area proposed to be cleared, graded, or otherwise disturbed by more than 4,000 square 
feet (a smaller change in the area that will be cleared, graded, or otherwise disturbed may be treated as a 
minor dimensional change); the location, extent, or design of any required public improvement, except 
where a minor change is approved by the Director of Public Works and the Administrator; the 
approved number of lots, buildings, structures or  units; or the size of any lot, building, or structure by 
more than 10% (a smaller change in the size of a lot, building, or structure may be treated as a minor 
dimensional change ).  

f.   Changes in Use. Conditional uses are regulated as such because the use presents the possibility of 
significant impacts on the community. Therefore, changes in conditional uses must be strictly limited. 
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  A significant change in the type or level of activity, including changes in the number of employees or 
operating hours, or changes in the types of materials present on the site, may void the conditional use 
permit. Proposed changes should be reviewed with the Administrator, who may require that the permit 
be amended following the same public process used for its adoption. 

Planning 

3. Expiration: The conditional use permit shall expire one (1) year after the date of issuance, if a Certificate of 
Occupancy has not been issued. The Administrator may extend the expiration date by up to one year if 
substantial work is ongoing. The Administrator may issue a Conditional Certificate of Occupancy that is valid 
for no more than one year if the only condition(s) remaining to be fulfilled involve landscaping that cannot be 
successfully established until the weather permits. 

4. Abandonment. If a conditional use ceases to operate for more than six (6) months, the conditional use permit 
is void.   

5. General Code Compliance: The proposed project shall be developed consistent with the conditions of 
approval adopted by the City Commission, and all codes and ordinances of the City of Great Falls, the State of 
Montana, and all other applicable regulatory agencies. 

6. Outdoor Lighting: An outdoor lighting plan shall be submitted to the Administrator for review and approval 
based on its compliance with the Land Development Code (Title 17, Chapter 40 of the OCCGF) and the 
outdoor lighting requirement of Ordinance 3097.  

7. Landscaping: A landscape plan shall be submitted to Administrator for review and approval based on its 
compliance with Title 17, Chapter 40 of the City of Great Falls Land Development Code and the landscaping 
requirements of Ordinance 3097. 

8. Dust Control: Prior to start of construction, including any earthwork, except for boring and drilling for soil 
samples, the applicant shall provide two separate Litter and Dust Control Plans: one that applies during 
construction and one for post-construction operations. The Litter and Dust Control Plan shall be reviewed 
and approved by the Director of Planning and Community Development. 

9. Platting: Prior to issuance of building permits, an Amended Plat aggregating lots 3 and 4 of AgriTech Park 
Addition in the SW ¼ and SE ¼ of Section 34, Township 21 North, Range 4 East, P.M.M., Cascade County, 
MT., shall be submitted for review to the Planning and Community Development Department and be 
recorded by Cascade County Clerk and Recorder.  

Building 

10. Building Plans: The applicant shall provide a full set of building plans that includes, but not limited to, 
architectural plans to the Planning and Community Development Department for review and approval, prior 
to the issuance of building permits.  

Fire 

11. Building Plans: The applicant shall provide a full set of building plans for review and approval by the Great 
Falls Fire Department before zoning or building permits are issued by the Administrator.  

12. Emergency Management Plan: An Emergency Management Plan shall be approved by the Great Falls Fire 
Department before the Administrator issues a Certificate of Occupancy. This plan shall be reviewed annually 
at the time the applicant renews its Safety Inspection Certificate (SIC) and revised as necessary to ensure 
compliance with the City’s adopted fire code and other applicable regulations.  

Public Works 

13. Civil Plans: The applicant shall provide a full set of civil plans for review and approval by the Director of 
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  Public Works before zoning or building permits are issued by the Administrator. The applicant will provide a 
full set of as-built plans to the Director of Public Works within 90 days after completion of the approved 
work. 

14. Water and Sewer: The civil plans shall be accompanied by estimates of the project’s demand for water, 
including fire flows, domestic and industrial water demand, and wastewater discharge amounts. 

15. Initial Compliance On and Off Site Civil: Developer or Applicant shall submit for review to the Public 
Works Department any plans, specification and design report for any proposed on/off site public utilities not 
previously reviewed by Public Works and/or the Montana Department of Environmental Quality. Also, the 
site civil plans shall be submitted to the Public Works Department for review. 

16. Stormwater: A Stormwater Management Plan and Report that is in full compliance with the OCCGF, the 
City’s Storm Drainage Design Manual, and the additional requirements of Ordinance 3097 and the Revised 
Annexation and Improvement Agreement for the AgriTech Park shall be submitted to the Director of Public 
Works for review and approval before zoning or building permits are issued by the Administrator. The 
Developer shall secure any required Montana Pollutant Discharge Elimination System (MPDES) Stormwater 
Discharge Permit(s) associated with construction and industrial activities. 

17. Spill Prevention and Control Plan: The applicant shall provide a Spill Prevention and Control Plan, in 
accordance with the requirements under OCCGF 13.12.080.G.3, to the Director of Public Works for review 
and approval before issuance of Certificate of Occupancy by the Administrator.  

18. Industrial Wastewater Survey: The applicant shall provide an annually updated Industrial Wastewater Survey 
to the Director of Public Works for review and approval as product inventory changes. 

19. Stormwater Pollution Prevention Plan: The applicant shall provide a Stormwater Pollution Prevention Plan 
(SWPPP) to the Director of Public Works for review and approval before zoning or building permits are 
issued by the Administrator, that meets the requirements of the Montana Department of Environmental 
Quality Multi-Sector General permit for Storm Water Discharges Associated with Industrial Activity 
(MTR000000) set forth in parts 3 (Special Conditions) of that permit. 

Acknowledgement 

20. Acceptance of Conditions. No zoning or building permit shall be issued until the applicant acknowledges in 
writing that it has received, understands, and agrees to comply with these conditions of approval.  

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 Council Coordinator 

 Gareth Davis, Helena Chemical Project Manager, davisg@helenachemical.com 

 Jeremiah Johnson, Great Falls Development Authority, jjohnson@gfdevelopment.org  
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E X H I B I T  C  -  A P P L I C AT I O N   
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E X H I B I T  D  -  P I C T U R E S  O F  E X I S T I N G  F AC I L I T I E S  

Fertilizer Formulation Facility Fertilizer Formulation Loading 

Example of Facility Entrance 

Packaged Material Warehouse 



Page 13  Page 13  

E X H I B I T  E  -  O P E R AT I O N A L  S T AT E M E N T  
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E X H I B I T  E  -  O P E R AT I O N A L  S T AT E M E N T  C O N T I N U E D  
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E X H I B I T  E  -  O P E R AT I O N A L  S T AT E M E N T  C O N T I N U E D  
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E X H I B I T  E  -  O P E R AT I O N A L  S T AT E M E N T  C O N T I N U E D  
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E X H I B I T  E  -  O P E R AT I O N A L  S T AT E M E N T  C O N T I N U E D  
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