
 
June 21, 2016 

 

Land Use and Planning Committee 

435 Ryman St. 

Missoula, MT 59802 

 

RE:  Reserve Street Zoning Referral 

 

Dear Land Use Planning Committee, 

 

This letter is written to supplement the City Initiated zoning for 905 Reserve Street that was submitted for 

referral to the Land Use and Planning Committee. The purpose of this letter is to give a brief background 

of Trust lands that are held by the State of Montana and a brief history of Reserve Street and the current 

proposal. 

 

Trustlands Background 

School trust lands were granted to the State of Montana by the federal government to be held in Trust for 

the benefit of specific beneficiary institutions such as public schools and state colleges. Due to the unique 

Trust mandate by which the US Government granted these lands to the State of Montana, Trust lands 

need to be thought of differently than other State owned lands and are not permanent parks or open space. 

The Land Board and DNRC have a fiduciary responsibility to the Trust beneficiary to manage these lands 

to generate the best long-term benefit for the beneficiary. 

 

Reserve Street History and Proposal 

Department of Natural Resources and Conservation (DNRC) acquired this parcel from Montana 

Department of Transportation through a land exchange in 1999. The State has attempted to lease this 

parcel for many years and currently has a viable proposal that is very promising; however, it does not 

meet the current zoning.  

 

Through the Request for Proposals process, DNRC evaluated and selected the Hunter Bay LLLP proposal 

submitted for one building approximately 20,000 square feet in size for the coffee roasting facility and 

coffee shop with 4 other retail units. The proposal is contingent upon meeting the City re-zoning request 

from Special District #2 to the B2-2 zoning. The award is for an option to lease for up to 2 years. Upon 

zoning and other permitting, the option will be eligible to be executed for a commercial lease term up to 

99 years.  

 

DNRC looks forward to collaborating with the City for the success of this project to allow for this 

specific commercial lease proposal from Hunter Bay LLP and incorporate the Title 20 zoning code. This 

is a great opportunity for a local business to lease from the State and generate revenue for Montana’s  

Kindergarten-12
th
 grade public schools. 

 

Sincerely, 

 
Liz Mullins 

Land Use Planner 

Southwestern Land Office 

 







 

February 4, 2013           2 

B. SUBJECT PROPERTY INFORMATION 
General location of subject property and address (if address has been assigned):  905 Reserve St 
Legal Description - complete and unabbreviated:  Parcel A in COS 4743 in the NE4 of Section 30, 
Township 13 North, Range 19 West 
Township, Range, Section(s):  T13N, R19W, Section 30 
Subdivision, Lot(s), Block(s):  Parcel A 
Tract(s), COS#:  4743 
Bearings & Distances Descriptions (if boundaries of proposed rezone are not exactly the same as the 
boundaries of the property legally described above):       
Geocode:  04-2200-30-1-31-09-0000 
 
C. ZONING AND GROWTH POLICY INFORMATION 
1. Complete the following table (where applicable, indicate Unzoned): 

 
2. What is the current zoning of the property (including intensity designator)?  City SD#2 
 
3. What is the requested zoning for the property (including intensity designator)?  B2-2 
 
4. What is the applicable comprehensive plan and land use designation for the property?  2035 Our 
Missoula City Growth Policy. Land Use designation is Community Mixed-Use 
 
5. What is the intended use for the property?  Community Business uses such as Retail, 

Restaurant, Office and Coffee Roasting Business. The coffee roasting business would be an 
Artisan Industrial use, requiring conditional use review in the B2-2 zoning district. 

 
D. RESPONSES TO REVIEW CRITERIA REQUIRED BY STATE LAW  
& THE CITY OF MISSOULA TITLE 20 ZONING ORDINANCE  
  
Review Criteria.  Provide a response to the following review criteria for rezone requests.  
 
1.  Whether the zoning is made in accordance with a growth policy; 
 The applicable regional plan is the 2035 Our Missoula City Growth Policy with a 
recommended land use designation of Community Mixed-Use. Establishments located within 
the Community Mixed-Use category serve the larger community as well as adjacent 
neighborhoods. This category includes a broad range of functions, such as retail, education, 
financial institutions, professional and personal services, offices, residences and general 
service activities.  
 
In the focus inward land use pattern, Community Mixed-Use areas are placed in proximity to 
major streets and intersections where vehicle, pedestrian, bicycle and transit facilities are 
provided. The current relatable zoning for the Community Mixed-Use areas include C1-4, C2-4 
and M1R-2 which allow for high intensity commercial uses.  
 

 
Zoning Current Land Use 

Adjacent (North) City SD#2 
Medical Office & 
Residential 

Adjacent (South) City SD#2 Vacant Land 

Adjacent (East) City SD#2 Residential 

Adjacent (West) County ZD #10 Residential 
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The B2-2 Community Business zoning district allows less intensive commercial uses than 
permitted in the C1-4, C2-4 and M1R-2 zoning districts which are the related zoning districts 
specified in the 2035 City Growth Policy for the Community Mixed-Use areas. However, the less 
intensive uses allowed in the B2-2 zoning district are more appropriate in this location due to 
the detached house (single dwelling) development directly adjacent to the west.    
 
2a. Whether the zoning is designed to facilitate the adequate provision of transportation, water,  
 sewerage, schools, parks, and other public requirements 
2b. Whether the zoning considers the effect on motorized and non-motorized transportation systems; 
 The subject property is within the Urban Services area and is served by City water and 
sewer, public and private schools and parks.  The subject property is located at the intersection 
of Reserve Street and  South 7th Street West.  Reserve Street is functionally classified as a 
Principal Arterial and includes dedicated bike lanes and curbside sidewalks. South 7th Street 
West is functionally classified as a Major Collector. Boulevard Sidewalks will be required 
adjacent to the property on South 7th Street West with approval of a building permit. The site is 
served by public transit with bus stops for Route 2, 8, and 9 within a half mile of this location.  
 
3.   Whether the zoning considers the promotion of compatible urban growth; 
 The current Special District #2 (SD#2) zoning district was approved in 1995. Since then 
Reserve Street has become a high traffic commercial corridor and the recently approved City 
Growth Policy recommends the land develop with a mix of moderate to high intensity 
commercial and residential uses. Adjacent to the west is detached house (single dwelling) 
development. The mix of lower intensity commercial uses allowed in the B2-2 Community 
Business zoning district will serve the adjacent residential development, serve as a buffer 
between the residential development and the high traffic volumes on Reserve Street and 
promote compatible urban growth.  
 
4a. Whether the zoning is designed to promote public health, public safety, and the general welfare; 
4b. Whether the zoning is designed to secure safety from fire and other dangers; 
4c. Whether the zoning considers the reasonable provision of adequate light and air; 
4d. Whether the zoning conserves the value of buildings and encourages the most appropriate use of  
 land throughout the jurisdictional area; 
 The rezoning will promote public health, public safety and the general welfare by providing 
for neighborhood commercial uses and residential uses of a type and density appropriate for a 
site sandwiched between Reserve Street and detached house (single dwelling) development. 
Emergency services and fire protection is available to the site. 
 
The B2-2 Community Business zoning district is a standard zoning district within the Title 20 
City Zoning Ordinance, whereby all the general standards for parking, landscaping, buffering, 
and screening will apply to development in this location. The Commercial Design Standards 
apply to some of the uses permitted in the B2-2 zoning district. These standards, in particular, 
foster development where buildings are oriented to face streets, visual impacts to surface 
parking lots are minimized and building facades feature some level of architectural detail. The 
Landscaping standards in Title 20 require commercial uses to provide buffering with 
landscaping and fencing for parcels adjacent to residential development. 
 
The rezoning considers the reasonable provision of adequate light and air through application 
of the Commercial Design Standards of Title 20 requiring the placement of buildings closer to 
the street and buffering standards between the commercial development and the adjacent 
residential development. 
 
In contrast, the City SD#2 zoning district includes outdated standards that require buildings to 
be setback 45 feet from Reserve Street and 25 feet from South 7th Street West. These large 
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setbacks would result in the buildings constructed closer to the adjacent residential and the 
parking located between the building and the street. 
 
5.  Whether the zoning considers the character of the district and its peculiar suitability for particular  
 uses; 

The mix of lower intensity commercial uses allowed in the B2-2 Community Business zoning 
district will serve the adjacent residential development, serve as a buffer between the residential 
development and the high traffic volumes on Reserve Street and encourage the most 
appropriate use of the land. 
 
E. ATTACHMENTS 

As separate attachments (8.5” x 11” or 11” x 17”), provide the following materials with the site 
clearly identified.  Where appropriate, required information may be combined as long as the 
information is clearly presented.  Please check the box if the material is included in the packet.  If 
the material is not included in the submittal packet, please note "N/A". 

 
   A vicinity map showing the subject property and the area within 300 feet of the subject 

property.           
   A Zoning map of the subject property and vicinity (showing the existing zoning district), extending 

at least 300 feet from the property boundaries.        
   An aerial photo of the subject property and vicinity extending at least 300 feet from the property 

boundaries.       
   A Growth Policy/Comprehensive Plan map of the subject property and vicinity extending at least 

300 feet from the property boundaries for the applicable comprehensive plan, clearly showing 
the land use designation of the subject property and surrounding properties.       

   The current plat of the subject property.       
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905 Reserve St – Growth Policy Map 
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