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Project Description 

The applicant is proposing to construct a new franchise restaurant located at the 
corner of 3rd Street Northwest, 4th Street Northeast, and Smelter Avenue Northeast.  
The proposed tenant, City Brew, consists of a single-lane drive-thru, an outdoor 
patio, and a dining area seating for up to forty patrons. A second 2,600 square foot 
space, attached to City Brew, would house an unnamed fast-casual restaurant. Parking 
as proposed is designed to accommodate both potential tenants in one building. 

 

Background 

 Legal Description: Lot 2A Stanoil Tracts, Section 1&2, Township 20 North, 
Range 3 East, P.M. M.T. 

 Existing Land Use: Vacant 

 Building Area: ±4,521 square feet (1,921 square feet dedicated to City Brew)  
 Project Area:  ±39,457 square feet 
 Property Zoning: C-2 General Commercial 

July 25, 2016 

Case Number 

DRB2016-13 

Applicant 

High Line Funds, LLC 

 

Representative 

Kenneth Huff 

Solus Architecture 

 

 

Property Location 

1905 4th Street Northeast 

Recommendation 

Approve the submitted 
design with conditions 

Project Planner 

Gregory Gordos 



Project Overview 

City Brew is a coffee shop found primarily in the state of Montana that makes extensive use of the drive-thru 
component for its business. The restaurant would be open from peak morning hours and throughout the day (until 
10 p.m. as proposed). The site is addressed as 1905 4th Street Northeast and was recently approved by the Design 
Review Board  in  early 2016 for a Popeye’s franchise restaurant. The configuration of the current proposal differs 
from the Popeyes petition in that only one building is proposed for two tenants, and because the drive-thru lane is 
adjacent to 4th Street Northeast and now exits onto this street, creating three total curb cuts for the wedge shaped 
site. The Popeyes proposal had two access points and no access to 4th Street Northeast. 

New Construction: Exhibit 28-1 Standards for specified projects and buildings. 

The applicant is proposing a new one-story structure on what is currently a vacant lot. Both commercial spaces are 
fifteen feet high as proposed. The proposed building would have a uniform appearance across the two restaurants. 
See Exhibit F. A tenant for the second unit has not been secured at this time, but is expected by the applicant to 
be a “fast casual” restaurant. The materials primarily consist of E.I.F.S in shades of brown and tan. CMU block 
lines the building foundation and wood siding acts as building accent on the corners and building entrances. The 
dumpster enclosure is screened with a masonry wall and steel gates.  

Staff has determined that the proposal is consistent with the design guidelines found within Exhibit 28-1. 

Chapter 32—Transportation Facilities 

As noted earlier in the report, the applicant proposes a third access point onto the adjoining street network.  This 
new access would be an exit-only from the drive-through to 4th Street Northeast.  This is a change from both the 
Popeye’s proposal as well as the original submission from the applicant, which featured a looped drive-through 
lane along the west side of the building back to the parking area accessing off 3rd Street Northeast.  This design, 
however, created two problems for the applicant.  First, the parking fell short of the 50 required spaces.  Second, 
vehicles exiting from the drive-through lane would be crossing both pedestrian traffic entering the business as well 
as vehicles parked in the southern parking lot.  As a result, the applicant amended the previous design to bring 
forward the current proposal. 

Approval of any access onto City streets is subject to staff review, in particular 17.32.150(D) of the OCCGF 
requires traffic safety review by the City Engineer.  Staff is outreaching with Engineering to determine whether this 
third access point will be accepted.  However, Planning staff does note the following safety concerns with the 
proposed drive-through exit onto 4th Street Northeast. 

Speed of northbound traffic on 4th Street Northeast.  This street receives some fairly high speed traffic moving 
northbound between 3rd Street Northeast and Smelter Avenue Northeast.  If this drive-through exit is used, there 
could be periodic difficulties for exiting vehicles being able to make left turns given the frequency of receiving 
traffic and speed on 4th Street Northeast. 

Because the drive-through window is positioned very close to the exiting point onto 4th Street Northeast, there is 
very little stacking distance available if vehicles can’t readily make the left turn onto 4th Street Northeast.  This 
could cause backups in the drive-through lane or vehicles lining up side by side at the 4th Street exit (one trying to 
turn left, the other turning right).  Although the designer’s turning movement template shows vehicles can make 
the pretty abrupt turn from the drive-through window into the exit point, the proposed configuration is a concern 
for Planning staff. 

Given the two alternatives, Planning staff recommends that the applicant’s original design without the exit onto 
4th Street Northeast be approved by the Design Review Board.  Staff believes that any pedestrian or vehicle 
conflicts can be handled through signage and crosswalks.  As for compliance with parking space counts, staff 
would rather work with the applicant at the permit stage to modify parking dimensions or even accept a reduced 
number of spaces to increase the safety of the proposal. 
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Chapter 36—Parking 

The applicant is proposing fifty (50) parking spaces to be added to the site to support both the coffee shop and 
fast-casual restaurant. This includes bicycle parking replacing two traditional automobile spaces and two ADA 
accessible spaces at the entrance of the coffee shop and shared patio space. Parking is based on the time when 
both tenants would be open to the public, although traffic is expected to be highest in the mornings for City Brew 
whereas the fast-casual restaurant is not expected to open until after 11 a.m. (no breakfast). Based on the seating 
requirements as proposed, this number meets the minimum number of spaces required for a drive-in restaurant 
land use.  

In addition to the proposed change to the drive-thru exit access, staff is also proposing a Condition of Approval to 
relocate the private crosswalk along 3rd Street Northwest in order to ensure pedestrian safety. Relocating the 
crosswalk further east would decrease the length to cross and increase distance from the curb cut where 
automobiles enter and exit onto 3rd Street Northwest. 

Chapter 40—Lighting 

A photometric plan was submitted as part of the proposal and is attached to this report as Exhibit J. The lighting 
plan complies with the Official Code of the City of Great Falls (OCCGF).  

Chapter 44—Landscaping 

Fifteen percent (5,919 square feet) of the subject property is covered in landscaping through screened shale ground 
cover and vegetation. Grass sod is provided along the entire street boulevard along with sixteen boulevard trees. 
Junipers, spiraea, and reed grass are planted at a rate of seven shrubs per 400 square feet of interior landscaping. 
The proposed tree species, Ash, currently complies with Boulevard species requirements of Exhibit B of the 
OCCGF However, the City Forester recommends replacing these species with another tree from the approved list 
due to Emerald Ash Borer threats and other species concerns. This is also added as a Condition of Approval. 

 

Compliance with Title 17 

The applicant’s representative will develop plans and specifications in conformance with the relevant requirements 
of Title 17-Land Development Code.  

Conformance with Title 15 

The applicant’s representative will develop plans and specifications in conformance with the relevant requirements 
of Title 15-Building and Construction. 
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Recommendation 

Staff supports this application and recommends the Design Review Board approve the submitted design subject to 
the Conditions of Approval. 

 

Suggested Motion 

1. Board Member moves: 

I move that the Design Review Board (approve/approve with conditions) the Design Review Board 
Application for the City Brew restaurant, as shown in the conceptual development plans contained within 
this report and provided by the applicant’s representative, subject to the following Conditions of Approval: 

A. 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. 

B. If after the approval of the concept development plan as approved 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.  

C. The applicant shall submit plans and specifications to Planning and Community Development 
Department  in conformance with the relevant requirements of Title 15 - Building and Construction, 
of the Official Code of the City of Great Falls. 

D. The applicant shall relocate the private crosswalk along 3rd Street Northwest in order to ensure 
pedestrian safety. Relocating the crosswalk further east would decrease the length to cross and 
increase distance from the curb cut where automobiles enter and exit 3rd Street Northwest. 

E. The applicant shall replace the Black Ash and Green Ash tree species shown on the Landscape Plan 
with another species allowed under Appendix B on the Official Code of the City of Great Falls. A 
new Landscape Plan reflecting these changes shall be submitted to Planning and Community 
Development prior to approval of any building permits. 

F. The applicant shall resubmit a revised Site Plan, Landscape Plan, and Parking Plan to Planning and 
Community Development to improve drive-thru functionality and create safer public street access. 
The 4th Street Northeast curb cut shall be deleted from the proposal. 

  

  

  

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

 

 

CC:   Dave Dobbs, City Engineering 

 Patty Cadwell, Neighborhood Council Coordinator 

 Kenneth Huff, Solus Architecture  KHuff@solus-mt.com 

 High Line Funds, LLC  Gary@highlinefunds.com 

    



EXH I BI T  A -  APP L IC ATI O N  
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EXH I BI T  B -  APP L IC ANT  NAR RATIV E  
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EXH I BI T  B -  APP L IC ANT  NAR RATIV E  (CO N ’T )  
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EXH I BI T  C -  AER IA L  MA P  (GIS)  
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EXH I BI T  D -  ZON I N G  MA P  
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EXH I BI T  E -  S I TE  PHOTO S  

L O O K I N G  N O R T H E A S T  A L O N G  3 R D  
S T R E E T  N O R T H W E S T ;  A P P R O X I M A T E  
L O C A T I O N  O F  S T O R M W A T E R  P O N D  

L O O K I N G  E A S T  A T  I N T E R S E C T I O N  O F  
4 T H  S T R E E T  N O R T H E A S T  A N D  
S M E L T E R  A V E N U E  N O R T H E A S T ;  
G R A D E  C H A N G E  B E T W E E N  S I D E W A L K  
A N D  B U I L D I N G  L O C A T I O N   L O O K I N G  N O R T H W E S T  A C R O S S  S I T E  

S H O W I N G  P R O P O S E D  L O C A T I O N  O F  
C U R B  C U T  O N T O  4 T H  S T R E E T  
N O R T H W E S T ;  L A N E  W I D T H  N A R R O W S  
A T  E X I S T I N G  C U R B  C U T  

L O O K I N G  E A S T  A L O N G  4 T H  S T R E E T  
N O R T H E A S T ,  S H O W I N G  P R O P E R T Y  
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EXH I BI T  F  -  REN D ER IN G  EL EVATI O N S  

west 

north-

east 



EXH I BI T  G—  SEC TION  AN D  EL EVATIO N S  



EXH I BI T  G—  SEC TION  AN D  EL EVATIO N S  (CO N ’T )  



EXH I BI T  H—S I TE  PLAN  



EXH I BI T  I—LA N D SCAP E  PLA N  



EXH I BI T  J—L I G H TI NG  PL AN  



EXH I BI T  K—PAR KI N G  PLA N  (1S T  SU BM I TTAL )  


