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Project Description 

The applicant is proposing development of the second phase of the Talus Apartment 
complex, which will consist of two 36-unit buildings and related parking lot. The sub-
ject property was annexed in 2014 and is currently vacant. The new apartment com-
plex 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 2A, Medical Tech Park Minor Subdivision, in the SE1/4, 
Section 18, T20N, R4E, P.M.M., Cascade County, Montana  

 Property Area:  ± 106,940 square feet or ± 2.45 acres 

 Property Zoning:  M-1 Mixed-use District 

November 23, 2015 

Case Number 

DRB2015-30 

Applicant/Owner 

Great Falls Apartment, 
LLC 

 

 
Representative 

Jana Cooper, PLA - 
TD&H Engineering  
 

Property Location 

SW corner of the 21st 
Ave S and 23rd St S inter-
section, adjacent to Talus 
Phase I 

Requested Action 

Design Review of  the 
second phase of the Talus 
Apartments complex 
 

Recommendation 

Approve design with con-
ditions 

Project Planner 

Galen Steffens 



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 two apartment buildings that are 3-story, non-elevator, wood frame construction, con-
sisting of 36 units each. The proposed apartment buildings are a continuation of the same design established in 
Talus Apartments Phase I, in which 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 gables 
will consist of vertical board and batten vinyl siding. 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 façades. The buildings will be grounded by stone veneer wainscoting that will vary in height across the 
front façade to help create a craftsman style design (see Exhibit D). 

Primary access to the complex will be off of 23rd Street South, with cross access on the east side of the property to 
Talus Apartments Phase I. A shared access and maintenance agreement will need to be established for this access. 
There are four centrally located dumpster kiosks that will be screened by concrete enclosures and some landscap-
ing. The landscaping plan will also be consistent with the approach taken by Phase I with a plentitude of founda-
tion plantings and boulevard trees along 21st Avenue South and 23rd Street South.  

There will also be a bike rack, maintenance shed, and possible continuation of the recreational trail around the 
complex, connecting to Phase I.  

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 109 parking spaces, 2  are shown to be 
ADA accessible. However, per Section 17.36.2.070, Ex. 36-4, 5 spaces are required, so this will need to be updated 
to meet the code requirements. In addition, the applicant applied for a Design Waiver to reduce the parking stall 
width from 10 feet to 9 feet, and this is under consideration.  

Staff recommends the applicant use the bike rack credit outlined in section 17.36.3.010 in order to remove a cou-
ple of the parking spaces shown on the southeast corner of the subject property in order to shift the parking that is 
encroaching on the adjacent lot to the east off of that lot. This would be much cleaner for the perpetuity of the 
lots, while still allowing for the possibility that Phase II could be sold to a separate owner down the road. If the site 
plan remains as shown in Exhibit E, then a parking encroachment easement for said parking area shall be recorded 
at the County Clerk and Recorder’s Office prior to issuance of a Certificate of Occupancy by the Building Depart-
ment. 

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 previously contributed to their proportional share of the future extension of 23rd St S, which 
will not be constructed at the is time. However, they are installing all required boulevard style sidewalk along the 
23rd Street South and 21st Avenue South right-of-way. The site plan includes sidewalks, crosswalks, connection to, 
and possible expansion of, the recreational trail throughout the Phase I complex, providing for safe, straightfor-
ward pedestrian connectivity. 
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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. Any proposed signage will be reviewed under a separate application.   

Summary 

The construction of additional multi-family high density apartments is compatible with nearby properties, natural 
features, and identified Great Falls housing needs. 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 Talus Apartments Phase II, 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 applicant shall add an additional 3 ADA accessible parking spaces. 

 The applicant shall design and construct an additional pedestrian crosswalk connection going west 
across 23rd Street South. 

 If the site plan remains as shown on Exhibit E, then a parking encroachment easement for said parking 
area shall be recorded at the Cascade County Clerk and Recorder’s Office prior to issuance of a Certifi-

cate of Occupancy by the Building Department. 

 The applicant shall establish a shared access and maintenance agreement for the east-west drive aisle 
located between the Talus Apartments Phase I and Phase II properties, located near the south property 
line of both lots, prior to issuance of a Certificate of Occupancy by the Building Department.  

 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  C -  AER IA L  MA P  
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EXH I BI T  E -  S I TE  PLAN  
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EXH I BI T  F  -  EL EVATIO N S  
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1. CONTINUOUS RIDGE VENT WITH ASPHALT SHINGLE.

2. ARCHITECTURAL LAMINATED FIBERGLASS ROOF SHINGLES.

3. 5/4 x 8" PAINTED SMART TRIM FASCIA.

4. 12" VERTICAL BOARD AND BATTEN STYLE VINYL SIDING.

5. PRE-FINISHED METAL GUTTER AND DOWNSPOUT. PROVIDE
CORNER GUTTER COLLECTOR AT VALLEY CORNERS.
COORDINATE WITH CIVIL PLANS FOR CONTINUATION.

6. 5" CLAPBOARD STYLE VINYL SIDING.

7. 3" VINYL CORNER TRIM.

8. MANUFACTURED STONE VENEER.

9. WAINSCOT SILL BY MFG STONE VENEER MANUFACTURER.

10. COLUMN CAP BY MFG STONE VENEER MANUFACTURER.

11. DOUBLE GLAZED VINYL WINDOW PER WINDOW SCHEDULE
WITH VINYL CASING TRIM.

12. SMOOTH FIBER CEMENT PANEL SIDING TO BE USED AS BACKER
PANEL FOR METER BASES - PAINT TO MATCH ADJACENT SIDING -
COORDINATE SIZE WITH ELECTRICAL.

13. HVAC WALL UNIT.

14. METAL DECK RAILING.

15. ELECTRICAL PANEL LOCATION PER ELECTRICAL DRAWINGS.

16. DECK FASCIA AND BEAM BELOW TO BE FINISHED WITH
PAINTED SMART TRIM.

17. CONCRETE FOUNDATION WALL.

18. FINISH GRADE, SLOPE AWAY  FROM BUILDING AT 2% MIN.

19. 4" DIAMETER GUTTER DOWNSPOUT LOCATION.

20. VINYL "Z" FLASHING AT HORIZONTAL PANEL SEAMS, TAMLYNXXX

21. RAILING "WALL" W/ SMOOTH FIBERCEMENT PANEL SIDING, 4/4 x 4
SMART TRIM AS SHOWN.

22. DOWNSPOUT PENETRATES ROOF AND CONNECTS TO PIPED DRAINAGE,
COORDINATE WITH CIVIL.

23. BUILDING SIGNAGE (SEE SHEET A0.0) - COORDINATE MOUNTING HEIGHT
WITH OWNER.

KEYNOTES #

A. ALL NOTES ON ELEVATIONS ARE TYPICAL AND APPLY TO
ALL ELEVATIONS.

B. REFER TO CONSTRUCTION TYPE DETAILS (SHEETS A10.0
AND A10.1) AND SPECIFICATIONS FOR ADDITIONAL
EXTERIOR FINISH MATERIAL NOTES.

C. ALL VISIBLE EXTERIOR FLASHINGS TO BE PRE-FINISHED
METAL (DARK BROWN) U.O.N.  ALL CONCEALED METAL
FLASHING TO BE GALVANIZED METAL. ALL EXPOSED
CAULKING NOT PAINTED TO MATCH ADJACENT
MATERIAL FINISH COLOR.

D. SUB-CONTRACTORS TO PROVIDE 12" x 12" MIN. SAMPLE
OF ALL FINISH MATERIALS FOR OWNER'S REVIEW AND
ACCEPTANCE PRIOR TO CONSTRUCTION.

E. VERIFY ALL FINISH MATERIAL SELECTION AND COLORS
WITH OWNER PRIOR TO ORDERING AND INSTALLATION.

F. ALL SMART TRIM TO BE CAULKED, PRIMED AND PAINTED.

G. ALL VINYL SIDING TO PROVIDE ALL APPROPRIATE TRIMS
AND FLASHINGS TO FORM A WEATHER TIGHT SYSTEM.

H. ALL UTILITIES TO BE SCREENED OR BELOW GRADE.
COORDINATE WITH MECHANICAL DRAWINGS AS REQUIRED.

I. ALL FINISH MATERIALS TO BE INSTALLED PER
MANUFACTURER SPECIFICATIONS, 2009 IBC
REQUIREMENTS AND PER GENERALLY ACCEPTED
CONSTRUCTION PRACTICES.

GENERAL NOTES
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CHECKED BY:            JRP
SCALE:  AS NOTED
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A5.0
Exterior Elevations

Front Elevation
1/8" = 1' - 0"1

Rear Elevation
1/8" = 1' - 0"2

Right Elevation
1/8" = 1' - 0"3 Left Elevation

1/8" = 1' - 0"4
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EXH I BI T  G -  LA N D SCAP I N G  PLAN  
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LEGEND                    

TALUS PHASE I

PLANT SCHEDULEPLANT SCHEDULE PLANT SCHEDULE

23RD ST SOUTH
PLANTING PLAN: SHEET L1.1                                                                                                                                                                                                           

DRAWN BY:                JC

CHECKED BY:            JC
SCALE:  AS NOTED

I N K S T O N E

A R C H I T E C T U R E

259 West Front Street #5   Missoula, MT 59802

phone  406-549-0577       fax  406 542-0256

SHEET NO:

CONTENTS:

DATE

SEAL :

REV DESCRIPTION

Additional Two Buildings:

26th Street South

Great Falls, Montana

THIS DOCUMENT IS THE PROPERTY OF
INKSTONE ARCHITECTURE, INC. AND IS
NOT TO BE DUPLICATED WITHOUT
WITHOUT WRITTEN AUTHORIZATION. ©
INKSTONE ARCHITECTURE, INC.

Engineering
tdhengineering.com

L1.1

PLANTING
PLAN

21ST AVE SO
U

TH



DECIDUOUS TREE1 NOT TO SCALE
SHRUB PLANTING2 NOT TO SCALE

ORNAMENTAL GRASS & PERENNIAL PLANTING3 NOT TO SCALE
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BOULDER PLACEMENT5 NOT TO SCALE
METAL EDGING DETAIL4 NOT TO SCALE

BIKE RACK6 NOT TO SCALE
STABILIZED PATH3 NOT TO SCALE
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