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Overall Project Description 

The applicant is proposing the construction of the first two phases of the West Bank 
Landing project.  The first phase is still focused on the construction of the SpringHill 
Suites, Marriott Hotel project.  This project was approved by the Design Review 
Board (DRB) at its meeting on June 27.  Because the developer decided to make 
changes to the Phase I project area, proposed parking, and landscaping, this Phase is 
being taken back through the process for DRB review.   

In addition to Phase I, the developer is ready to proceed with site development and 
building construction for Phase II of the project.  This includes renovation of the 
existing “Barrel Building” for a proposed health and wellness center with associated 
parking, as well as the construction of two new buildings and parking areas.  These 
buildings are identified  as “Mixed Use Building 1” and “Mixed Use Building 2”.  The 
first building is proposed to be located just south and west of the hotel site.  This will 
be a multi-story building with a commercial user for the most of the first floor with 
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upper-story office tenants.  The second building will be located directly south of Mixed Use Building One.  The 
building is proposed to contain multiple retail and restaurant tenants on the first floor with office tenants on upper 
level floors.   

Background  

 Legal Description:  Mark 1, 1B, 1BB, 2C4, and 23. Section 2, Township 20 North, Range 3 East, P.M. MT  

 Property Zoning:  M-2 Mixed-use transitional 

 Project Area for West Bank Landing: 537,400 square feet or 12.34 acres 

 Phase I Project Area: 150,718 square feet or 3.46 acres 

 Phase I Building Square Footage: 93,934 square feet (4-story hotel) 

 Phase II Project Area: 174,389 square feet or 4.00 acres 

 Phase II Combined Building Square Footage: Approximately 92,870 square feet  

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

Much of the project scope for Phase I remains the same as approved by the DRB. The applicant is still proposing 
an approximately 93,934 square foot, four-story Marriott SpringHill Suites hotel with 132 rooms and meeting 
space.  The building has been designed to meet Marriott’s corporate standards as well as set a tone that will 
continue throughout the entire development.  The building features vertical siding, shingle siding, and lap siding in 
earth tone colors and a partial rock exterior (see the color and material palette found in the attached development 
plan). The trash enclosure, located in the parking lot on the south end of the property boundary for Phase I, will 
consist of wood slats installed on 8-foot tall steel pipe columns with cedar caps.  The front of the enclosure can be 
accessed by two 7-foot tall gates of the same material. The enclosure will be screened by landscaping on one side. 
Details are provided in the attached development plans. 

The change to the hotel phase is an expansion and re-orientation of the parcel area.  The original parcel size of the 
hotel site and parking area was 3.25 acres.  It is now proposed to be 3.46 acres because the applicant wishes to 
move Mixed Use Building One from the front of the property to the middle of the development site.  As a result 
of this change, the hotel phase required an expansion of area to the north of the project access drive off 3rd Street 
Northwest.  Essentially, proposed hotel parking is being taken away from the new location of Mixed Use Building 
One and being added to the area north of the access drive. 

For Phase II, the applicant still plans to renovate the existing Barrel Building, with the use being identified as a 
health and wellness center. The existing masonry walls will be repaired where necessary. Two small areas will be 
added to the building for an insulated entry vestibule and a mechanical room. They will both be faced with pre-
finished black metal panels to give the building an industrial feel. An exterior deck will be over the mechanical 
room on the north side, accessible from a newly constructed mezzanine inside. The roofing will be replaced with a 
new single ply membrane roof over continuous insulation. A landscaped exterior workout area will be added to the 
west side of the building on 3rd Street. A black steel fence will be constructed along 3rd, to help create a 
separation from the street.  

As noted previously, the applicant wishes to move Mixed Use Building One from the front of the property to a 
location just south and west of the hotel site.  This would shift parking to the front of the property along 3rd 
Street Northwest rather than exclusively along the side and rear of the building location.  The reasoning behind the 
change is to move the building much closer to the north-south private drive that provides access to all the 
development sites.  The applicant wants to create a stronger sense of place along this drive by enclosing it with 
nearby buildings. Staff notes that this actually hurts the sense of place for the project along 3rd Street Northwest.  
In response, the applicant has requested to utilize shared parking to potentially add another building along the 
public street.  This will be further discussed later in the staff report. 

Mixed Use Building One will have a footprint of 15,324 square feet. A large retail use is planned for the majority 
of the main floor of this building. The main entrance for this tenant will be on the corner facing the main entry 
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drive as well as 3rd Street Northwest.  The southeastern portion of the main level will likely feature a restaurant 
tenant that will also have outdoor seating.  The second and third floors of the proposed building will be allocated 
for office space.  The second story will also feature a partial green roof and a rooftop patio area overlooking the 
north-south private drive. The proposed exterior materials will give the building an earth-toned appearance and 
include masonry, steel panels, and cement board siding.  As was noted to the DRB during the Board’s 
consideration of the hotel project, the applicant intends to design all of the buildings in West Bank Landing for 
Leadership in Energy and Environmental Design (LEED) certification.  In this case, the building is proposed to 
achieve at least a LEED Silver rating. 

Mixed Use Building Two remains proposed for the same location in the development.  It is proposed to have a 
footprint of 14,594 square feet and contain multiple retail and restaurant tenants on the main level with office 
space on the second and third floors.  The building will vary in scale between two and three stories and feature 
ample second floor patio space and a partial green roof.  The color palette, building materials, and intent LEED 
design will be very similar to Mixed Use Building One. 

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 (OCCGF), including but not limited to zoning, setbacks, building 
height and lot coverage. 

Parking 

The site plan includes a conceptual parking layout with 401 parking spaces between the two phases.  This includes 
all required ADA accessible spaces.  Although the entire West Bank Landing development will be divided up into 
individual parcels, including one for the hotel project, the surface parking spaces will be accessible for all users 
through cross-access and parking agreements.   

If each individual building was required to have the minimum parking requirements spelled out in the OCCGF, 
the required parking count for the two phases would be 523 parking spaces. However, the applicant has met with 
staff and provided very detailed analysis for why a shared parking arrangement should be considered.  Section 
17.36.2.060 of the OCCGF allows the Director of Planning and Community Development to permit two or more 
land uses to share parking facilities provided that certain criteria are met. The applicant has provided the following 
justification for staff: 

1. The development contains multiple land uses with different parking peaks. For instance, the proposed office 
space will be very active between 8am and 5pm, but will need almost no parking on the weekend or during the 
evening when the proposed restaurant space and hotel will have more activity. 

2. The City’s parking requirements do not account for other transportation modes such as carpooling, walking, or 
transit usage.  Many communities reduce parking requirements when a development is adjacent to transit, and 
the applicant proposes a transit stop for this project.  Additionally, the project is near the City’s trail network. 

3. The development will really be functioning like a shopping center, and most City ordinances reduce parking 
requirements for shopping centers as opposed to individual commercial uses.  These centers tend to “capture” 
a lot of activity between all the uses.  For instance, an employee of the future office space would clearly walk 
rather than take a new driving trip to the proposed fitness facility, retail space, and restaurant space in the 
development.  Since the businesses will clearly have internal customers, parking can be reduced. 

4. The petitioners submitted different parking codes from other Montana cities to justify their shared parking 
proposal.  For example, if Missoula’s parking code is used, the requirement for these two phases would be 331 
spaces—well below the applicant’s proposal. 

Because the applicant has provided detailed analysis to justify the reduced parking allocation, the Director has 
approved usage of the City’s Shared Parking provision in the code.  Allowing shared parking may allow the 
applicant to construct an additional building(s) along 3rd Street Northwest to enhance the public street appeal of 



the project.  As for the parking space dimensions, the applicant has submitted a design waiver requesting the use 
of 9-foot wide spaces by 20-foot long spaces rather than the standard 10-foot wide spaces by 19-foot long spaces.  
This design waiver has been approved by staff.  Additionally, nineteen (19) bicycle parking spaces will be installed 
for the first two phases of development. 

Other Development Standards 

The applicant has incorporated pedestrian connectivity along both the north-south access drive and along the east-
west access drive to 3rd Street Northwest.  Additionally, pedestrian access is available around all the proposed 
buildings. One recommendation staff has for the DRB is for a more direct pedestrian connection to be added 
between either Mixed Use Building One and the sidewalk on 3rd Street Northwest or between Mixed use Building 
Two and 3rd Street Northwest.  This would improve overall walkability for and non-vehicular access to, the 
proposed development. 

The site redevelopment will have impervious surfaces of more than 15,000 square feet; therefore, the developer is 
required to provide a stormwater management plan in compliance with the City of Great Falls Storm Design 
Manual and City standards. The plan, along with all utility services plans, will be reviewed and approved by the 
Public Works Department prior to the issuance of building permits for the development.  

The applicant has provided an outdoor lighting plan which meets the requirements of the OCCGF, pending a 
minor revision to demonstrate foot candle compliance along the property lines. This minor revision will be 
addressed at the permit stage. 

The goal of the landscape design for West Bank Landing is to carry on the thematic elements from West Bank 
One, which includes The Front/Faster Basset, Staybridge Suites and Kobe Steakhouse restaurant.  The applicant is 
still proposing to utilize award-winning landscape artist Mike Hollern, who is well-known for augmenting plant 
material with sculptures, large rock aggregations, and other innovative aesthetic touches. 

The OCCGF Chapter 44 – Landscaping, requires a minimum of fifteen percent of the gross property area to be 
designated as interior landscaping.  The interior landscaping is to be inclusive of landscaping in vehicular use areas 
and foundation planting areas. The OCCGF further requires one (1) tree and seven (7) shrubs planted and 
maintained per four hundred (400) square feet, or fraction thereof, of required interior landscaping. Due to the 
applicant’s desire to continue the landscaping theme from West Bank One, the applicant has submitted a design 
waiver to reduce the shrub count by utilizing a 2:1 ratio with the proposed perennial plants.  The design waiver has 
been approved with the comment that the plant counts are subject to review for final inspection to ensure that the 
landscaping achieves an equivalent outcome to the intent of Chapter 44.   

Between the two phases, the ordinance requires installation of 125 interior trees and 866 shrubs over the 
approximately 7.5 acres slated for development.  The applicant’s site plan submission was just slightly short of 
these requirements for each phase.  Since that point, the applicant has provided a revised landscape plan that they 
believe addresses the plant count requirements.  This proposal will be reviewed by staff at the permit stage. 

Conclusion and Recommendation 

The West Bank Landing redevelopment effort has long been supported by the City of Great Falls. West Bank 
One, with its innovative landscaping approach and popular commercial uses, has been a welcome redevelopment 
project for the near west side of the community. Both projects are located in a City Tax Increment Finance 
District.  As a result, substantial public and private investment is being made to transform the previous industrial 
uses along the Missouri River into a thriving mixed use center.  The project’s unified site and building design 
approach coupled with its emphasis on sustainability make the proposal a positive addition to the community. 
Staff supports this application and recommends the Design Review Board approve the submitted design with 
conditions. 
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Suggested Motion 

 Board Member moves: 

“I move that the Design Review Board (approve/approve with conditions) the Design Review Application 
for the construction of West Bank Landing, Phases I and II, located along 3rd St Northwest, as shown in the 
conceptual development plans contained within this report and provided by the Applicant, subject to the 
following conditions: 

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 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.  

C. The applicant will work with Staff, as directed by the Board, on providing direct pedestrian connectivity 
between either Mixed Use Building One or Mixed Use Building Two and 3rd Street Northwest. 

D. Prior to permit issuance, the applicant shall revise the outdoor lighting plan as indicated by staff to 
comply with the OCCGF. 

E. Prior to permit issuance, the applicant is required to submit all required information necessary to receive 
Director approval for a Shared Parking arrangement in accordance with Section 17.36.2.060 of the 
OCCGF.  This shall include a joint use shared parking agreement approved by the City Attorney and 
recorded with the Cascade County Clerk and Recorder as well as language specifying that the agreement 
is subject to future review if buildings in Phase I and II undergo changes in building occupancy class. 

F. Any changes to plant species contained in the landscape plan must be approved by City staff prior to 
installation of substitute plant material. 

    

    

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 
 Todd Seymanski, City Forester 
 Aaron Perry, James Talcott Construction, representative, aperry@jtc-mt.com 
 Spencer Woith, Woith Engineering Inc., representative, spencer@woitheng.com 
 Timothy Peterson, LPW Architecture, representative, timothyp@lpwarchitecture.com 
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EXH I BI T  A -  APP L IC ATI O N  (PHA SE  I )  
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EXH I BI T  A -  APP L IC ATI O N  CO N T .  (PHA SE  I I )  
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EXH I BI T  B -  PROJ EC T  NA RR ATIVE  

P H A S E  I :  

P H A S E  I I :  
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EXH I BI T  B -  PROJ EC T  NA RR ATIVE ( C O N T . )  

P H A S E  I I  ( C O N T . ) :  

W E S T  B A N K  L A N D I N G :  



Page 10  

EXH I BI T  B -  PROJ EC T  NA RR ATIVE  ( C O N T . )  
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EXH I BI T  B -  PROJ EC T  NA RR ATIVE  ( C O N T . )  
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EXH I BI T  C -  LEED NA RR ATIV E  
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EXH I BI T  C -  LEED NA RR ATIV E  (C O N T . )  
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EXH I BI T  D -  AERIA L  MA P  
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EXH I BI T  E -  DESI G N  WA IV ER  (PHA SE  I )  
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EXH I BI T  E -  DESI G N  WA IV ER  (PHA SE  I I )  
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EXH I BI T  F  -  S I TE  PHOTO G RAPH S   

View looking west, 
into the site from 
West Bank Park. 

View looking north 
west , into the site 
from West Bank 
Park. 

View looking north, 
showing the existing 
Montana Specialty 
Mills site and the 
existing curb cut 
onto 3rd Ave NW. 
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EXH I BI T  F  -  S I TE  PHOTO G RAPH S  (CO N T . )   

View looking south 
from the northern 
most part of the site. 

View looking east 
into the site from 3rd 
St NW. 

View looking south-
east into the site 
from 3rd St NW. 
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EXH I BI T  G -  C O L O R  P A L E T T E  ( M I X E D  U S E  1 )  
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EXH I BI T  G -  C O L O R  P A L E T T E  ( M I X E D  U S E  2 )  
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EXH I BI T  G -  C O L O R  P A L E T T E  ( E X I S T I N G  B A R R E L  B U I L D I N G )  
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EXH I BI T  H -  L A N D S C A P E  A N D  S C U L P T U R E  E X A M P L E S  
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EXH I BI T  H -  L A N D S C A P E  A N D  S C U L P T U R E  E X A M P L E S  ( C O N T . )  
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DEV ELO PMEN T  PLA N S :  
S I T E  P L A N  
L A N D S C A P I N G  P L A N  
B U I L D I N G  E L E VA T I O N S  
F L O O R  P L A N S  
T R A S H  E N C L O S U R E  D E T A I L  
P H O T O M E T R I C  L I G H T I N G  P L A N  

 


