GAVIN.hanks Architectural Studio, PLLC AIA
300 West Broadway, Suite 4 ▪ Missoula, MT 59802
Ph. 406-543-1477 ▪ Fax 406-543-1486

January 17, 2018

To:

City of Missoula
435 Ryman Street
Missoula, MT 59802

RE:

Conditional Use Application
2115 S. Johnson Street

To Whom It May Concern:
Thank you for the opportunity to present our application for a Conditional Use for the above‐noted property.
This letter is intended to explain the reason for the request and describe the proposed use.
The parcel is currently zoned C2‐4 and the existing building is utilized as a second‐hand furniture large‐scale retail
sales business with associated warehousing, loading and sales activities. This is a permitted use in the C2‐4 zoning
district. The Office Furniture Outlet is proposed to close and the property is currently for sale.
It is proposed by Brian Walker of BTW, Inc. to purchase the property, improve the existing structure, site
amenities, and convert the building to an interior, mini‐storage facility. Residential storage warehouses are
defined as a Conditional Use in C2‐4 districts. The concept, as evidenced by the attached exhibits, is to redevelop
the existing 13,500 S.F. warehouse building into a mini‐storage facility marketed toward personal and small
business needs. The proposed plan is to design a single point‐of‐entry into the building, with access to various‐
sized individual storage units occurring entirely from within. This concept eliminates the negative aesthetic
impression commonly associated with storage units, specifically rows and rows of roll‐up doors and long, non‐
descript tin sheds.
The developer understands the common complaints related to self‐storage facilities and has availed to reduce
these concerns by investing in the existing infrastructure, improving and upgrading the site amenities, while
maintaining the existing extensive landscape buffers on the property. Further, the proposed plan includes
substantial building façade improvements and new materials not commonly associated with warehouse
structures.
While personal storage units in Missoula seem abundant, market research suggests that there continues to be
an increased need for such developments as many of Missoula’s residents live in apartments. The property is
centered within the Community Mixed Use and Residential High‐Density zone as defined in the Missoula Urban
Land Use Area Designation Map. The growth policy for this area of central Missoula calls for future urban infill
and higher density residential developments. Centralized, urban storage facilities support this type of growth
and when developed with consideration to the impacts of the surrounding neighborhood, can be a benefit. That
is the goal of this facility.
We welcome the opportunity to further discuss this request.

Aaron Hanks
GAVIn.hanks, Pllc

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

CITY CONDITIONAL USE 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), 2 submittal packets and
the appropriate fee shall be submitted.
3. Name of Conditional Use Request: 2115 S. Johnson Street
4. Name(s) of Applicant: Brian Walker - BTW, Inc.
Mailing Address: P.O. Box 17754 Missoula, MT 59808
Telephone Number: (406) 880-9180
Email Address: brian@walkerhd.com
5. Name(s) of all Owners of Record: Patricia Ann Lord, Conley D. Lord
Mailing Address(es): 1835 Daniel Drive Missoula, MT 59802-4926
Telephone Number(s):
Email Address(es):
6. Name and Company of Representative: Aaron Hanks, GAVIN.hanks, PLLC
Mailing Address: 300 W. Broadway Suite 4 Missoula, MT 59802
Telephone Number: (406) 543-1477
Email Address: aaron@gavin-hanks.com
7. If the applicant is someone other than the property owner, the owner must also sign the application
in the space provided below.
Certification: I hereby certify that the foregoing information contained or accompanied in this
application is true and correct to the best of my knowledge.
___________________________________________________________________________
Applicant’s Signature
Date
___________________________________________________________________________
Owner’s Signature
Date
___________________________________________________________________________
Representative’s Signature
Date
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B. SUBJECT PROPERTY INFORMATION
General location of subject property and address (if address has been assigned): 2115 S. Johnson
Street Missoula, MT 59801
Legal Description - complete and unabbreviated: Butte Addition Block 8, Lots 1-5 & Lots 7-11 of Block
16 of Carline Addition
Township, Range, Section(s): T13N, R19W, S29
Subdivision, Lot(s), Block(s): Butte Addition Block 8, Lots 1-5 & Lots 7-11 of Block 16 of Carline
Addition
Tract(s), COS#:
Bearings & Distances Descriptions (if boundaries of proposed Conditional Use are not exactly the same
as the boundaries of the property legally described above): Entire property as described above
Geocode: 04-2200-29-3-28-15-0000
C. ZONING AND GROWTH POLICY INFORMATION
1. Complete the following table (where applicable, indicate Unzoned):
Zoning
Adjacent (North)

RM2.7

Adjacent (South)

M1-2

Adjacent (East)

M1-2

Adjacent (West)

C2-4

Current Land Use
Residential / Residential
Storage Warehouse
Light Equipment Sales /
Rental / Vehicle Towing
Office, Religious Assembly
& vacant land
Residential

2. What is the current zoning of the property? C2-4 - Community Commercial
3. What is the applicable comprehensive plan and land use designation for the property? The
applicable regional plan is the Our Missoula 2035 City Groth Policy which recommens a land
use designation of Community Mixed Use.
4. What is the conditional use requested? To allow Residential Storage Warehouse use on the
property. The proposed use would renovate an existing warehouse into enclosed, interior ministorage units, completely contained within the existing building with access to units from the
interior of the building only.
D. RESPONSES TO TITLE 20 ZONING ORDINANCE CONDITIONAL USE REVIEW CRITERIA
1. Review Criteria. Describe how the proposal meets the following review criteria. (Not all review
criteria will apply in every case. Only the applicable review criteria need to be met.)
a. Whether the conditional use complies with all applicable standards of the zoning ordinance.
The conditional use would allow the existing building to be used for interior storage units
which requires the conditional use. The site development improvements proposed do not
provoke any variances or deviations from the zoning standards. The building otherwise
complies with zoning regulations.
b. Whether the conditional use is in the interest of the public convenience and will not have a
significant adverse impact on the general welfare of the neighborhood or community.
The proposed use will trigger significant improvements to the existing building façade,
parking and access. The project will also trigger requirements to install a pedestrian sidewalk
on W. Kent Street which currently does not exist. The existing landscape area which consists
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of numerous mature trees will be maintained. The existing chain-link fence surrounding the
property will be removed. A new, screened fence on the west property line adjacent to the
residential housing development is proposed as a buffer. The existing building is not currently
served by municipal sewer or water service. The landscaped areas are to be maintained and
irrigated via an existing on-site well. There is no office or staff proposed and threfore no
plumbing fixtures are required. The Missoula City-County Health Department has confirmed
that the facility will not be required to connect to water/sewer as there are no plumbing facilities
to be served. The proposed use will eliminate the current accessory retail traffic and serve only
storage unit tenants.
c. Whether the conditional use is compatible with the character of the surrounding area in terms of
site planning, building scale, and project design.
The surrounding area consists of a mix of light-industrial, commercial, multi-family
residential and various uses. The conditional use would allow the existing, non-descript, twostory metal building to be improved on the exterior to include some architectural detail, new
finishes and repair of damaged building materials. No increase to the size of the existing
building is proposed. The site plan will not be reconfigured and existing landscaping will
remain in place.
d. Whether the conditional use has operating characteristics that are compatible with the
surrounding area in terms of hours of operation, outdoor lighting, noise, and traffic generation.
Currently, the building is used as a retail office furniture sales and storage operating
from 10 AM to 5 PM. Portions of the existing parking lot/vehicular use area are used to
accommodate overflow vehicles from the adjacent Budget Truck Rental office. The proposed
use would eliminate this activity and would limit on-site traffic to periodic customer access to
interior storage units only. No retail or service activities are planned. The building will primarily
be unoccupied. Hours of operation will be from 7am to 10pm. Access to the building will occur
only on the South side of the building, away from any adjacent residential use. Traffic will
discharge to Kent Street via the existing drive aisle.
e. Whether the conditional use will not have a significant adverse impact on traffic safety or
comfort, including all modes of transport (non-motorized and motorized).
There will be no adverse affects related to traffic safety. On-site parking is proposed as
located adjacent to the building with a pedestrian walkway leading to the entry. Adequate
accessible parking and required short-term bicycle parking is proposed to comply with Title-20
zoning requirements. A new pedestrian walk is proposed to connect the entry to the existing
sidewalk on Johnson Street. A curbside sidewalk is proposed along the entire northern
property boundary which is currently missing. The project will also require the reconstruction
of an existing non-compliant lay-down curb at the intersetion of Kent & Johnson.
2. Factors to be Considered.
Section 20.85.070(I) includes factors that City Council may consider in determining whether all
applicable review criteria have been satisfied. These are listed below for reference.
a. That new buildings and structures are located to create a positive relationship with their
environment, both urban and natural.
b. That the site design properly addresses building orientation, open space, light, sun exposure,
views, and protection of natural features.
c. That buildings, structures, and uses are compatible with adjacent properties and uses in terms
of physical design elements, such as volume and mass management, building materials, color,
open space design, screening, and other design elements.
d. That the overall project will be functional, attractive, and safe in terms of pedestrian, bicycle, and
vehicular access, parking, loading, and servicing.
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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 cover letter describing the purpose of the proposed project, existing site conditions,
and a brief description of the proposal.
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.
A site plan, including existing and proposed landscaping, parking, streets/access, sidewalks, bike
lanes, and any other improvements to the property.
Building elevation drawings of all proposed structures and/or photos of existing structures.
Floor plans of all existing and proposed buildings.
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2115 S Johnson St – Zoning Map

C2-4
RM2.7

RT5.4

M1-2
M1-2

C2-4
C1-1

C1-1

RM1-3

2115 S Johnson St – Vicinity Map

2115 S Johnson St – Land Use Map

Residential High Density –
Greater than 24 units per acre

Community Mixed Use

2115 S Johnson St – Aerial Map

