Re: Rezoning Proposal for 210 West Beckwith St.
Dear City Council and Planning Board Members,
My business partner and I recently purchased the property at 210 West
Beckwith Street, which is in the northern portion of the Rose Park
Neighborhood area. Our company, EBC Development LLC, is a small
business that has been building houses in Missoula over the last 5 years.
We build reasonably-sized, single-family, detached homes in established
Missoula neighborhoods, typically 2-4 houses per year.
The property is 13,500 square feet and is currently zoned R5.4, allowing 2
residences to be built. We propose rezoning the property to RT2.7, which
would allow up to 4 dwellings units (single dwellings or duplex residential
types) to be built on lots ranging in size from 3,000 SF to 3,900 SF. This
proposed re-zoning is in keeping with the character of the surrounding
neighborhood, as most of the surrounding area is already zoned RT2.7 or
the more dense RM1-45 (we are requesting the less dense zoning of
RT2.7). Our proposal is also in line with City's adopted Growth Policy,
which recommends a land-use designation of residential high (greater than
24 dwelling units per acre) for this parcel and the larger Rose Park area.
Rezoning this property helps the City achieve its stated goals of focusing
inward and compact development. It will enable us to provide quality,
efficient housing to more Missoulians in central areas with access to
existing infrastructure and City services. According to the City's Growth
Policy, 3/4 of the 25,000 newcomers expected to arrive in Missoula over
the next 20 years will choose to settle in the City's Urban Services Area. If
approved, our rezone request will help fill that demand for centrally-located
housing, while still maintaining the existing character of the neighborhood.
Many of our previous clients have expressed appreciation for the central
location, quality, and affordability of our homes, and the opportunity they
present for neighbor-to-neighbor interaction.
Thank you for your consideration of this matter.
Sincerely,
Torin Etter and Kadin Bardsley
EBC Development LLC

DEVELOPMENT SERVICES
435 RYMAN • MISSOULA, MT 59802 - 4297 • (406) 552-6630 • FAX: (406) 552-6053

CITY REZONE APPLICATION
A. GENERAL INFORMATION
1. One submittal packet is required for Completeness/Sufficiency Review.
2. Once the application is deemed complete by Development Services (DS), the application fee and
27 submittal packets shall be submitted or 15 submittal packets for Planning Board and staff if an
electronic submittal packet is also submitted meeting the electronic packet submittal guidelines. The
packets submitted for governing body review must be exactly the same as the packet that was
deemed complete.
3. Name of proposed Rezone: 210 West Beckwith Street, rezone from RT5.4 to RT2.7
4. Name(s) of Applicant: Torin Etter and Kadin Bardsley (EBC Development LLC)
Mailing Address: 1016 Locust Street, Missoula, MT 59802
Telephone Number: (406) 203-2727
Email Address: torinetter@gmail.com
5. Name(s) of Owner of Record: Torin Etter and Kadin Bardsley (EBC Development LLC)
Mailing Address: 1016 Locust Street, Missoula, MT 59802
Telephone Number: (406) 203-2727
Email Address: torinetter@gmail.com
6. Name and Company of Representative: Torin Etter and Kadin Bardsley (EBC Development LLC)
Mailing Address: 1016 Locust Street, Missoula, MT 59802
Telephone Number: (406) 203-2727
Email Address: torinetter@gmail.com
7. Does the applicant(s) whose signature(s) are included below own at least 35% of the area or
number of the parcels included within the area proposed to be rezoned? (Requirement of Title 20,
85.050(A)) Yes
8. If the applicant is someone other than the property owner, the owner must also sign the application
in the space provided below. N/A
Certification: I hereby certify that the foregoing information contained or accompanied in this
application is true and correct to the best of my knowledge.
_______________________________________________________________1/11/18_____
Applicant’s Signature
Date
______________________________________________________________1/11/18______
Owner’s Signature
Date
______________________________________________________________ 1/11/18______
Representative’s Signature
Date
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B. SUBJECT PROPERTY INFORMATION
General location of subject property and address (if address has been assigned): 210 W Beckwith
Legal Description - complete and unabbreviated: South Missoula, Block 16, Fraction of lots 7 – 10,
South half of Lots 11 and 12, all in Section 28, Township 13 North, Range 19 West
Township, Range, Section(s): Township 13 North, Range 19 West, Section 28
Subdivision, Lot(s), Block(s): South Missoula, Block 16
Tract(s), COS#: N/A
Bearings & Distances Descriptions (if boundaries of proposed rezone are not exactly the same as the
boundaries of the property legally described above): N/A
Geocode: 04-2200-28-1-41-07-0000
C. ZONING AND GROWTH POLICY INFORMATION
Zoning

Current Land Use

Adjacent (North)

RT2.7

Residential

Adjacent (South)

R5.4

Residential

Adjacent (East)

R5.4

Residential

Adjacent (West)

R5.4

Residential

1. Complete the following table (where applicable, indicate Unzoned):
2. What is the current zoning of the property (including intensity designator)? The current zoning is
R5.4, Residential (single detached dwellings)
3. What is the requested zoning for the property (including intensity designator)? The requested
zoning is RT 2.7, Residential (two-unit/townhouse)
4. What is the applicable comprehensive plan and land use designation for the property? The Our
Missoula City Growth Policy 2035 is the applicable regional plan and recommends a land use
designation of Residential High Density, allowing for density of greater than 24 dwelling units
per acre.
5. What is the intended use for the property? Residential development
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; Yes, the requested zoning is in
accordance with growth policy. The RT2.7 zoning district allows a density of 16 dwelling units
per acre. The Growth Policy land use designation is Residential High Density, greater than 24
dwelling units per acre.
2a. Whether the zoning is designed to facilitate the adequate provision of transportation, water,
sewerage, schools, parks, and other public requirements: Substantial public infrastructure is
available to meet the needs of the requested zoning. Adequate provision of vehicular
transportation is provided given the close proximity of three major streets: Beckwith St., 6th St,
and Stephens Ave. - all 1-2 blocks from the property. Bike lanes and trails are also very near by.
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City water, sewer, and natural gas are available in the alley abutting the SW property line. The
property has several schools and parks within a short distance as well.
2b. Whether the zoning considers the effect on motorized and non-motorized transportation systems;
Motorized transportation is well accommodated for given the property’s proximity to secondary
and major streets; The property is very pedestrian-friendly and bike-friendly given its central
location and closeness to bus-routes and bike lanes. It has good proximity to grocery stores,
city parks, etc.
3. Whether the zoning considers the promotion of compatible urban growth; The requested zoning of
RT2.7 does promote compatible urban growth by allowing for single-dwelling detached houses
and two-unit townhouses in an area the City has designated for higher-density residential. The
majority of the existing houses in the area are detached single dwellings. An RT2.7 zoning is
also compatible with the greater Rose Park neighborhood because a majority of the area is
already zoned RT2.7 or RM1-45 (which is more dense). The proposed density allows for new,
modest-sized single dwelling homes with modest-sized yards, which are sought after in
Missoula’s central neighborhoods. The existence of new developments like these also promotes
other similar infill developments, and builds demand for single-dwelling residences in dense,
central neighborhoods.
4a. Whether the zoning is designed to promote public health, public safety, and the general welfare;
The requested zoning does promote public health and general welfare: it allows for more
Missoulians to live in the urban core of Missoula, thereby promoting walking, biking, and
general community involvement, and reducing suburban sprawl.
4b. Whether the zoning is designed to secure safety from fire and other dangers; Fire safety is
accommodated given the property’s proximity to the fire station on Mount Avenue and nearby
hydrants on Hickory and also on Cleveland, both roughly within a block of 210 W Beckwith.
4c. Whether the zoning considers the reasonable provision of adequate light and air; Adequate light
and air are provided for by the required setbacks and height limitations of the RT2.7 zoning
district.
4d. Whether the zoning conserves the value of buildings and encourages the most appropriate use of
land throughout the jurisdictional area; The proposed zoning will contribute positively to the
values of the neighboring properties by maintaining the detached house and two-unit
townhouse character of the surrounding neighborhood.
5. Whether the zoning considers the character of the district and its peculiar suitability for particular
uses.
As much of the area is already designated as denser zoning (RT2.7 or RM1-45), our
requested zoning is suitable for this area and in keeping with the existing character. This
property is in a small island of RT5.4 within a large swath of more dense RT2.7 and RM1-45.
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
February 4, 2013

3

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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