CASCADE COUNTY PLANNING BOARD
SERVING CASCADE COUNTY, MONTANA

Hybrid Meeting Format:
Courthouse Annex Room 105
325 2 nd Ave. N.
Great Falls, MT 59401

Online Zoom Meeting ID: 825 3196 0407
Go to https://us2web.zoom.us/j/82531960407 to join
Toll-Free: 888-788-0099 or 877-853-5247

Board Members: Dexter Busby, Dan Johnstone, Richard Liebert, Elliot Merja, Sara Murphy, and Rob
Skawinski.

AGENDA
06/15/2021
9:00 AM
1. Call To Order
1.I. Agenda (PDF)
Documents:
PB AGENDA 06-15-21.PDF
2. Roll Call
Roll Call will be first for the Board members. If the meeting takes place online, there will
be a second Roll Call for all participating attendees.
3. Meeting Minutes
3.I. Draft Meeting Minutes For April 20, 2021
Documents:
PB DRAFT MEETING MINUTES 04-20-21-FINAL DRAFT.PDF
4. Old Business
4.I. None
5. New Business
5.I. Zoning Change Application, #ZC 2021-001, Submitted By Archie LaFurge
i. Staff Report Presented by Amber Hobbs, Planner
ii. Board Discussion
iii. Public Hearing
iv. Board Discussion & Action
Documents:
SUP 005-2021 STAFF REPORT.PDF
VR 2021-003 STAFF REPORT.PDF
ZC 2021-001 - PLANNING BOARD_STAFF REPORT.PDF
ZC 2021-001 ADDITIONAL APPLICATION MATERIALS.PDF
ZC 2021-001 APPLICABLE CCZR SECTIONS.PDF
ZC 2021-001 MAP SHOWING PARCELS TO BE REZONED.PDF
ZC 2021-001, APPLICATION.PDF

SUP 005-2021 STAFF REPORT.PDF
VR 2021-003 STAFF REPORT.PDF
ZC 2021-001 - PLANNING BOARD_STAFF REPORT.PDF
ZC 2021-001 ADDITIONAL APPLICATION MATERIALS.PDF
ZC 2021-001 APPLICABLE CCZR SECTIONS.PDF
ZC 2021-001 MAP SHOWING PARCELS TO BE REZONED.PDF
ZC 2021-001, APPLICATION.PDF
6. Board Matters
7. Public Comments Regarding Matters That Are Not Addressed On This Agenda
Within The Zoning Board Of Adjustment’s Jurisdiction
8. Adjournment
121 4th St. N, STE 2H/I, Great Falls, MT 59401
Phone: (406)-454-6905 | Fax: 406-454-6919 | Email: [email protected]

http://www.cascadecountymt.gov

CASCADE COUNTY

PLANNING BOARD
SERVING CASCADE COUNTY, MONTANA

Hybrid Meeting Format:

Attend In-Person:

Attend through Zoom:

Courthouse Annex Rm. 105
325 2nd Ave. N.
Great Falls, MT 59401

Online Zoom Video Meeting ID: 828 4186 3292
Join Online At: https://us02web.zoom.us/j/82841863292
Dial Toll-free: 888-788-0099 or 877-853-5247

Board Members: Dexter Busby, Dan Johnstone, Richard Liebert, Elliot Merja, Bruce Moore, Sara Murphy, and Rob Skawinski.

AGENDA
6/15/2021
09:00 AM
1. Call to Order
2. Roll Call
3. Minutes
a. Draft Meeting Minutes for April 20, 2021
4. Old Business
a. None
5. New Business
a. Zoning Change Application, #ZC 2021-001, submitted by Archie LaFurge
i. Staff Report Presented by Amber Hobbs, Planner
ii. Board Discussion
iii. Public Hearing
iv. Board Discussion & Action
6. Board Matters
7. Public Comments on Other Matters within the Board’s Jurisdiction
8. Adjournment

THE APPROVAL OF THE MEETING MINUTES
D RAFT M EETING M INUTES FOR A PRIL 20, 2021

NEW BUSINESS
Z ONING C HANGE A PPLICATION , #ZC 2021-001,
SUBMITTED BY

A RCHIE L A F URGE

CASCADE COUNTY
PLANNING BOARD

04/20/2021
09:00 AM
Zoom Online Video Meeting
Board Members: Dexter Busby, Dam Johnstone, Richard Liebert, Elliot Merja, Bruce Moore, Sara Murphy,
and Rob Skawinski
NOTICE: PURSUANT TO MCA 2-3-212(1), THE OFFICIAL RECORD OF THE MINUTES OF THE MEETING IS IN
AUDIO FORM, LOCATED AT CASCADECOUNTYMT.GOV AND THE PLANNING OFFICE. THIS IS A WRITTEN
RECORD OF THIS MEETING TO REFLECT ALL THE PROCEEDINGS OF THE BOARD. MCA 7-4-2611 (2)(B).
TIMESTAMPS ARE INDICATED IN RED, WITHIN EACH AGENDA ITEM BELOW, AND WILL DIRECT YOU TO
THE PRECISE LOCATION SHOULD YOU WISH TO REVIEW THE AUDIO SEGMENT.
THESE MINUTES ARE PARAPHRASED AND REFLECT THE PROCEEDINGS OF THE CASCADE COUNTY THE
PLANNING BOARD AND ARE CONSIDERED A DRAFT UNTIL FORMALLY APPROVED BY THE PLANNING
BOARD.
STAFF ATTENDEES: Joseph Cik, Destiny Gough, Carey Ann Haight, Sandor Hopkins, Kevin Nurre, and
Charity Yonker
PUBLIC ATTENDEES: Ronda Wiggers.
CALL TO ORDER: President Elliot Merja called the meeting to order at 09:30 AM [00:00:01].
ROLL CALL:
BOARD MEMBERS PRESENT: Dexter Busby, Richard Liebert, Elliot Merja, Bruce Moore, Rob Skawinski
BOARD MEMBERS ABSENT: Dan Johnstone, Sara Murphy
APPROVAL OF THE MINUTES:
A. Draft Meeting Minutes for February 16, 2021, [00:01:15].
1. Board Discussion & Decision
Elliot Merja: says the first order of business is the Draft Meeting Minutes for February 16, 2021,
and asks if any of the Board has any additions or corrections.
Richard Liebert: moves to approve the minutes for February 16, 2021.
Bruce Moore: seconds the motion.
Elliot Merja: asks if there is any further discussion and hearing no discussion calls for the vote.

All in Favor, motion carries 4 – 0.
OLD BUSINESS: None.
NEW BUSINESS: None.
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PUBLIC COMMENTS REGARDING MATTERS WITHIN THE BOARD’S JURISDICTION [00:02:18]
BOARD MATTERS [00:02:22]
Richard Liebert: says item number 6 should be “Board Matters” and he has some questions for the
Planning staff and some comments.
Elliot Merja: says that would be perfect.
Richard Liebert: commends Mr. Merja for his article in the Conservation Newsletter about growth and
value-added agriculture as referenced in the Cascade County Growth Policy and goals and fits well
within the Growth Policy mission and vision. He says that the second topic he would like to ask is of
the Planning Director as to what effect the new legislation will have and whether there will be any
tweaks or rewrites of Cascade County Zoning Regulations with some of the law changes.
Charity Yonker: responds to Mr. Liebert and provides a legislative update on several land use bills. She
says that a couple are moving forward. SB 174 is going to the governor for signatures most likely in May
and we had guidance issued by MACo. She states that this Bill changes some of the criteria for
subdivisions under MCA § 76-3-608 and makes it extremely important to make a clear record before
applying a mitigating condition for subdivision approval, which will be addressed through the Staff
Report. The Bill also will make enforcement issues more difficult and be reflective of past precedent.
She says that we also have SB 294, which had a third reading in the House on April 13, 2021, and
provides for minimum lot sizes and minimum zoning. A property owner would not be able to go below
five (5) acres in a residential district. This Bill will require a Growth Policy review within six (6) months
once it comes into effect to add a density map. For this Bill, the applicability date was added back to
be January 1, 2021, and applies to any zoning districts created afterward. Our Zoning Regulations
would be affected since it was finalized in February 2021, if that applicability date remains in the Bill.
She states that that Bill would have a profound effect on Cascade County given the amount of time put
into the revision process.
Elliot Merja: asks Ms. Yonker about the five (5) acre minimum compared to our standard.
Charity Yonker: says we have SR-1 (Suburban Residential-1) with minimum lot size one (1) acre, SR-2
(Suburban Residential-2) with minimum lot size (2) acres, RR-5 (Rural Residential-5) with a minimum
lot size of five (5) acres that are all residential districts. The Bill says that the local government may not
adopt zoning regulations that require minimum lot size in areas zoned for residential use unless the
zoning regulation requires minimum lot sizes in areas within three (3) mile limit of an incorporated
municipality or the county has adopted a land-use map in its growth policy that sets forth projected
population densities and recommended minimum lot sizes. She says in order to keep our current
residential lot sizes, we would need to amend the Growth Policy to incorporate the zoning density map,
and we would have six (6) months to do that.
Elliot Merja: says okay and asks if this bill has already passed.
Charity Yonker: responds the bill has not yet.
Elliot Merja: says okay.

Page 2 of 4

Charity Yonker: says that we also have SB 231, which pertains to family transfers and division of land.
She says that in some counties they have a holding period for transferring property after the family
transfer exemption is used, but in Cascade County there are no holding periods. She states what this
bill does is put a two (2) year holding period for transferring property that has utilized a family transfer
exemption. She says the Bill also provided that you cannot divide property using the exemption to
parcels less than five (5) acres. She says in Cascade County, we allow the exemption to divide property
below the minimum lot size in the Mixed Use-20 and the Agricultural Districts.
Elliot Merja: says okay.
Charity Yonker: says we have HB 450 is a court order division that is not subject to subdivision review
so long as no more than four (4) parcels are created. She says SB 260, which is likely dead, pertains to
takings. This Bill would open the local government up for regulatory takings.
Elliot Merja: asks if it would be for road and utility easements or municipal-type activities.
Charity Yonker: says it could since this Bill would go into Title 70 of the MCA (Montana Code Annotated)
for property, so its applicability could be very broad. She says then we have SB 211, which does not
allow us to consider agricultural soil loss in the subdivision 608 criteria. This Bill looks like it will pass.
It went to the Governor on April 13, 2021. SB 135 went to the Governor on April 13, 2021, for
signatures and it revises the appeal process of a Zoning Board of Adjustment (ZBOA) decision to a de
novo standard. She explains the Commissioners get a do-over if an appeal of a ZBOA decision is made
to them. The last one is SB 161 that was passed and signed on April 11, 2021, for the expedited review
for certain subdivisions that are connected to a public water/sewer system and have their materials
prepared to move forward.
Elliot Merja: asks if the Board has any questions.
Rob Skawinski: responds nope.
Elliot Merja: appreciates Ms. Yonker bringing that to the Board’s attention and asks again if the Board
has questions.
Richard Liebert: responds no.
Elliot Merja: says okay and asks if there are any public attendees who would like to comment.
Carey Ann Haight: introduces and welcomes new Civil Deputy County Attorney, Joe Cik.
Joe Cik: provides introductory remarks and says he is excited to be part of the team.
Elliot Merja: says thank you and asks who is on the phone.
Dexter Busby: says this is Dexter and he just got on the meeting, because he was caught in traffic in
downtown Gatlinburg, Tennessee.
Elliot Merja: asks if he has any comments for the good of the order.
Dexter Busby: says, “I do not.”
Elliot Merja: says, “I hope you enjoy your trip.”
Page 3 of 4

Richard Liebert: addresses the Chair and says he has a question for Ms. Haight. He asks Ms. Haight if
the new Deputy County Attorney will assist in zoning enforcement and asks about his duties.
Carey Ann Haight: responds that is correct that he has been hired on to do civil work with the County
Attorney’s Office and his role would be customarily what the Board is used to seeing her do.
Richard Liebert: says, “Thank you.”
Carey Ann Haight: says, “You bet.”
Elliot Merja: asks for any other comments from the Board or the public. Hearing none, he asks for a
motion to adjourn.
Adjournment at 09:20 AM, [00:16:48].
Richard Liebert: says, “So moved.”
Rob Skawinski: seconds the motion to adjourn.

All in Favor, motion carries 5 – 0.
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CASCADE COUNTY PLANNING BOARD
Planning Department:

Report and Recommendations

Regarding:

Rezone Request, Public Hearing, Scheduled for Tuesday,
June 15, 2021

Subject:

Cascade County Zoning Regulations (“CCZR”), Section 4
Zoning Map

Presented By:

Amber Hobbs,
Department

Planner,

Cascade

County

Planning

GENERAL INFORMATION
Name of Applicant:
Subject Properties:

Archie LaFurge
1116 Adobe Drive
Great Falls, MT 59404
Section 13, Township 20 North, Range 03 East, P.M.M., Cascade
County, Montana, Within the Subdivision of Highland Park
Addition
Parcel Number

Geocode

Existing Land
Use

Lot (s) & Block
Number (s)

Acers

2071700

02-3015-134-33-01-0000
02-3015-134-31-02-0000
02-3015-134-31-01-0000
02-3015-134-29-12-0000

Undeveloped

.999

2073100

02-3015-134-29-08-0000

Residential

2073202

02-3015-134-29-07-0000
02-3015-134-29-01-0000
02-3015-134-27-12-0000

Undeveloped

Lots 1-12 of
Block 1
Lots 1-6 of
Block 14
Lot 7-12 of
Block 14
Lots 1-3 &
part of Lot 4
of Block 15
Part of lot 4 &
Lots 5-6 of
Block 15
Lot 12 of
Block 15
Lots 7-11 of
Block 15
Lots 1-6 of
Block 28

2072600
2072900
2073000

2073200
2073400

Existing Zoning:
Requested Action:
Purpose:

Residential
Residential
Residential

Residential
Residential

.539
.539
.263

.276

.077
.462
.539

Urban Residential (UR) District
Zoning Map Amendment to rezone Subject Property from Urban
Residential (UR) District to the Mixed-Use (MU) District
The Applicant desires to build a new commercial shop, for his
existing automotive business, on property he owns within this
proposed rezone.
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Surrounding Zoning and Land Uses:
Direction

Parcel Number (s)

City of Great Falls
Zoning District

Existing Land Use

North:

Parcel No. 1892930

Undeveloped

South:

Parcel No. 1272100
Parcel No. 1272200
Parcel No. 1272300
Parcel No. 1272400
Parcel No. 1272500
Parcel No. 1272600
Parcel No. 1281900
Parcel No. 1282000
Parcel No. 1282010
Parcel No. 1282100
Parcel No. 1282200
Parcel No. 1282300
Parcel No. 1282500
Parcel No. 1282600
Parcel No. 1282700
Parcel No. 1282800
Parcel No. 1074600

Park Open Space (POS)/R-3
Single-family high density
(R-3)
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
R-3
I-1 Light industrial (I-1)

West:

Parcel No. 0975800

POS

Parcel No. 0685550

POS

East:

Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Residential
Undeveloped
Commercial Vehicle
Repair Shop
Public recreation/Athletic
fields
Public recreation/Athletic
fields

SPECIAL INFORMATION
1. Archie LaFurge is petitioning to rezone 3.694 acres of property from Urban
Residential (UR) District to the Mixed-Use (MU) District
2. Blocks 1, 14, 15, and Lots 1 through 6 of Block 28 within the subdivision know as
the Highland Park Addition are all included in the proposed rezone.
3. Archie & Lacey LaFurge are the owners of two parcels within the proposed
rezone, Parcel Nos. 2073000 and 2073100, physically addressed as 1224 19th
Ave South, Great Falls, MT 59405.
4. The Applicant is rezoning the subject properties to relocate his existing automotive
business to his property. The UR District does not allow for the use of a vehicle
repair1.
VEHICLE REPAIR: “A place and/or building, or portion thereof, that is used or is intended for
maintenance, service, and repair of vehicles less than 26,000 GVW; typical services include transmission
repair, body work and painting, brake repair, vehicle upholstery, tire shop, engine repair and overhauls,
and similar activities.”
1

2

5. The Mixed-Use (MU) Zoning District allows the use of vehicle repair as a use
permitted upon issuance of a Special Use Permit. See CCZR §7.5.11 (31).
6. Based on the application materials, the Applicants automotive business offers
automotive cosmetic repair and accessory installation services.
7. Notice of the Public Hearing was mailed to surrounding property owners and
owners within the proposed rezone on June 3, 2021, via certified mail.
8. Legal Ads of the Planning Board’s Public Hearing were published in the Great Falls
Tribune on June 6, 2021 & June 13, 2021.
9. Notices were posted on June 10, 2021, in at least five (5) public places within the
MU District.
10. The proposed rezone is within one (1) mile of the City of Great Falls. Notice was
sent to the City of Great Falls Planning Department on June 7, 2021.
11. The Subject Property is located in the Military Overlay District, MOD-F (Outer
Horizontal Surface), for Malmstrom Air Force Base. No structure in the MOD-F
zone can be greater than 500 feet in height based on the elevation of the helicopter
runway at Malmstrom (3,526 feet).

ZONING ANALYSIS
Pursuant to MCA § 76-2-203, the following criteria and guidelines must be considered in
conjunction with all rezoning proposals:
Criteria 1:

The rezoning is made in accordance with the five (5) listed goals in the
Growth Policy.

The 2014 Cascade County Growth Policy (CCGP) contains five (5) goals which
the policy defines as a direction of the Growth Policy. Each Goal also includes a
subset of Objectives which the Growth Policy defines as a more narrowly defined
and concrete expression of community intent. The five (5) goals and their related
objectives are:
Goal 1:

Sustain and strengthen the economic well-being of Cascade
County citizens.
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Objectives:
A. Stimulate the retention of existing businesses and expansion of existing
businesses, new businesses, value-added businesses, wholesale and retail
businesses,
and
industries
including
agriculture,
mining,
manufacturing/processing and forest products.
Applicant: The owner of the subject property is seeking to rezone his
property in order to allow him to be compliant with zoning regulations
and construct a shop and relocate an existing business to a new
location. The rezoning of this property, if granted, will be a benefit to
the existing business by allowing expansion. Other local businesses
are anticipated to benefit as well with the additional materials and
services required by the expanded business.
Staff: The Applicants intent for relocating his existing automotive business
to his property within this proposed rezone will stimulate the retention and
expansion of an existing business in Cascade County. Rezoning the
Subject Properties to the MU District will create more business opportunities
for this area.
B. Stabilize and diversify the county’s tax base by encouraging the sustainable use
of its natural resources.
Applicant: The nature of the existing business is primarily for
automotive cosmetics and accessories, so there are limited natural
resources that can be utilized. Currently, the taxable value of the
property is $1,593.82 per year. Comparing that to a business similar
in size and service located a block south is $4,732.41, so it is likely
the taxable value will increase if the zone change is granted and a
new shop constructed.
Staff: If the rezone is granted, the proposed new business and possible
future businesses would have a positive impact on the County’s tax base.
The application material does not propose the use of natural resources.
C. Identify and pursue primary business development that complements existing
business, which is compatible with communities, and utilizes available assets.
Identify and pursue targeted business development opportunities to include, but
not limited to, manufacturing/heavy industry, telecommunication, and youth/social
services.
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Applicant: The rezoning of this property will allow for the expansion
and growth of an already established local business that serves and
utilizes the services of other local businesses. The expansion and
operations of the business would result in the need of many different
services in the area supporting local business and potentially allowing
other local businesses to grow.
Staff: There is more business opportunity in the MU District than in the UR
District. Directly South of the Subject Properties is the City’s light industrial
(I-1) District which includes commercial uses and an existing vehicle repair
shop. No negative impact is anticipated to businesses in the
manufacturing/heavy industry, telecommunication, and youth/social
services as a result of this rezone proposal.
D. Promote the development of cultural resources and tourism to broaden
Cascade County’s economic base.
Applicant: If a rezone is granted, it would allow the property owner to
remove the old, dilapidated and unsightly structures that currently
exist on the property and construct a new facility for the automotive
business. There will likely be no direct impact on cultural resources
or tourism, but the improvements will aesthetically improve the area.
Staff: The Planning Department does not anticipate an effect on cultural
resources or tourism as a result of this proposed rezone.
E. Foster and stimulate well-planned entrepreneurship among the county’s
citizenry.
Applicant: The owner of the subject property in which a zone change
is being requested is an entrepreneur having started his business
(Mars of Great Falls) in December of 2012. Currently, the business
rents space to operate the business. Space is limited, thereby limiting
growth and expansion. The requested re-zone would allow the owner
to construct a new facility in which the business has the ability to
expand and employ more individuals. The business currently depends
on other local businesses for materials and services. The future
expansion of the business will only increase the reliance on other
local businesses and services.
Staff: The proposed business will foster and stimulate well-planned
entrepreneurship among the county’s citizenry. The opportunity for
business is also greater when zoned MU verses UR.
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F. Promote a strong local business environment. Encourage and strengthen
business support mechanisms such as chambers of commerce, development
organizations and business roundtable organizations.
Applicant: The rezoning of this property would allow for the
opportunity to further engage with local business organizations. The
property owner is a supporter of local business and the rezoning of
this property would allow for the relocation and expansion of a local
business.
Staff: The proposed rezone is anticipated to have a positive impact on the
local business environment.
G. Improve local trade capture for Cascade County businesses. Promote local
shopping as well as well-planned businesses and new businesses.
Applicant: The development of this property, which requires a zone
change to allow for a newly constructed shop, would allow for the
expansion of an existing local business to offer a variety of services
and products to customers across the County and throughout the
region.
Staff: The Applicant’s business and the proposed rezone would have a
positive impact on local shopping within Cascade County.
H. Network with and support other economic development efforts in the region
and statewide, in recognition of Cascade County’s interdependence with other
communities and to leverage available local resources.
Applicant: The property owners business requires the engagement
and demand of multiple businesses both locally and across the
region. Rezoning and allowing the further development of this
property would provide for the continuation of support for these
businesses as well as the potential to create new business
relationships in the region.
Staff: A vehicle repair shop is a value-added business to other surrounding
businesses by way of ordering parts or working on the vehicles of other
County businesses. Re-zoning the other properties within the subject area
will give other owners the opportunity to establish value-added businesses
within Cascade County.
I. Encourage the growth of the agricultural economy.
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Applicant: The subject property for rezone is in the County and near
the City of Great Falls with residential on the east side of 13 th Street
South and business/residential on the west side of 13 th Street South.
Athletic fields are to the west of the subject property, so the
construction and development of the business would not directly
promote agricultural business. The proposed development is not
anticipated to affect the agricultural economy positively or negatively.
Staff: This proposed rezone is not anticipated to have a negative impact
on the agricultural economy.
J. Stimulate the growth of the economy by encouraging the use of alternative
methods of energy production, including wind energy.
Applicant: The rezoning of the subject property would allow for the
construction of a new automotive cosmetic and accessory type shop.
The construction of the new shop is not anticipated to adversely
impact alternative energy production within the County.
Staff: The use of alternative methods of energy production, including wind
energy, was not included in the application material for this proposed
rezone. Therefore, no impact is anticipated.
Goal 2:

Protect and maintain Cascade County’s rural character and the
community’s historic relationship with natural resource development.

Objectives:
A. Foster the continuance of agriculture and forestry in recognition of their
economic contribution and the intrinsic natural beauty of grazing areas,
farmlands and forests.
Applicant: The proposed zone change and associated improvements
is not located in an agricultural or wooded area, therefore there are
not any negative impacts anticipated to affect forests or agricultural
lands.
Staff: The proposed rezone is not located near land used for agricultural
purposes. No impact on agriculture or forestry land is anticipated.
B. Preserve Cascade County’s scenic beauty and conserve its forests, rangelands
and streams, with their abundant wildlife and good fisheries.
Applicant: The subject property is in close proximity to residential as
well as business type zoned properties. There are other businesses in
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the area and the re-zone, if granted will allow the owner to remove
dilapidated buildings and construct a new shop. The rezone is not
near agricultural land, forests, or streams and therefore will not have
any adverse impacts to wildlife and fisheries.
Staff: The Subject Properties are surrounded by the City of Great Falls and
are not located near forests, rangelands or streams. A negative impact on
Cascade County’s scenic beauty is not anticipated.
C. Preserve Cascade County’s open space setting by encouraging new
development to locate near existing towns and rural settlements and by
discouraging poorly designed, land subdivisions and commercial development.
Applicant: The rezoning of this property would allow for the
construction of a new business in an area of mixed use, where there
are both business and residential type properties. The property is
located within the County and is adjacent to the City of Great Falls.
Staff: This proposal is located in an area adjacent to developed parcels
within Cascade County and the City of Great Falls. This proposal will
preserve Cascade County’s open space while encouraging new
development to locate near existing towns.
D. Assure clean air, clean water, a healthful environment and good community
appearance.
Applicant: The proposed development is anticipated to reduce
wastewater flows to the subsurface wastewater treatment system by
two thirds changing from a single family residence to a business. An
oil water separator and lined pond is planned to collect and retain any
water reaching floor drains within the shop to prevent any unintended
shop floor oils or waste to enter the groundwater. Also, the new facility
will be aesthetically pleasing with new construction and landscaping.
Staff: The Applicant will be required to work with the City-County Health
Department and other environmental agencies to comply with water and
wastewater requirements for the automotive business. Landscaping is a
requirement within the MU District to promote a good community
appearance.
E. Support the development of natural resources including but not limited to
timber, mining, oil, and gas production, and renewable energy production.
Applicant: The zone change and subsequent development will not
have any adverse impacts on natural resource development.
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Staff: This rezone proposal and the proposed automotive business is not
anticipated to have an impact on the development of natural resources.
F. Continue to work with federal and state agencies to redevelop properties within
Cascade County which are currently undergoing Superfund and Brownfields
processes.
Applicant: The subject property
superfund/brownfield area.

is

not

within

any

known

Staff: According to the Environmental Protection Agency’s website2 the
Subject Property is not a site that is undergoing Superfund and Brownfields
processes.
Goal 3:

Maintain agricultural economy

Objectives:
A. Protect the most productive soil types.
Applicant: According to
https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx
the area is not located within an area of prime or unique farmland.
Staff: According to the United States Department of Agriculture (USDA)
Natural Resources Conservation Services Web Soil Survey3 the soil located
on this property is not prime farmland.
B. Continue to protect soils against erosion.
Applicant: A grading and drainage plan has been developed.
Surfacing will consist of gravel, plant mix asphalt, and concrete.
Proper erosion control BMP’s will be implemented during
construction. Once the site is complete, erosion is not anticipated to
be an issue.
Staff: The Planning Department does not anticipate a negative effect on
erosion.
2

Cleanups in My Community | Cleaning Up Our Land, Water and Air | US EPA
Search for Superfund Sites Where You Live | Superfund | US EPA
https://www.epa.gov/cleanups/cleanups-my-community

3

Web Soil Survey (usda.gov) https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx
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C. Protect the floodplain from non-agricultural development.
Applicant: Per current flood insurance rate maps, the property is not
located within or near a regulatory floodway/floodplain.
Staff: The subject properties are not located in a regulated floodplain.
D. Support the development of value-added agricultural industry in Cascade
County utilizing the products from the regional area.
Applicant: The land in which a rezone is being sought is not located
in close proximity to any agricultural land. If the rezone is granted and
the new shop constructed, area products will be utilized to as much
extent as possible.
Staff: The intent of the proposed rezone is not for agricultural purposes
and will not directly impact the agricultural industry.
Goal 4:

Retain the presence of the U.S. Military in Cascade County

Objectives:
A. Encourage the federal congressional delegation to actively support maintaining
the current mission status at a minimum.
Applicant: The rezoning of the subject parcel is not anticipated to have
any impact on military activity. The business does and will continue
to provide services to military personnel.
B. Promote the location of additional military missions in Cascade County.
Applicant:
property.

Military missions are not applicable to the subject

C. Encourage the reactivation of the runway at Malmstrom Air Force Base for fixed
wing operations.
Applicant: The subject property is distant from MAFB runway,
therefore will not be counterproductive to the reactivation of the
runway at MAFB.
D. Refer to the Joint Land Use Study for resolving conflicts and promoting mission
compatible development.
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Applicant: The subject property is distant from MAFB, therefore will
not interfere of affect anything in the joint use land use study.
1. Staff: The proposed rezone is located in the Military Overlay District,
MOD-F (Outer Horizontal Surface), for Malmstrom Air Force Base.
No impact on the presence of the U.S. Military in Cascade County is
anticipated from this proposed rezone.
Goal 5:

Preserve and enhance the rural, friendly and independent lifestyle
currently enjoyed by Cascade County’s citizens.

Objectives:
A. Maintain Cascade County’s citizen’s independent lifestyle and minimize local
governmental intervention, to the extent possible, consistent with the requirements
of a continually evolving economy and constantly changing population.
Applicant: The rezoning of this property would allow for the landowner
to further develop his established business to better serve our local
community and other businesses.
Staff: The proposed rezone will not impact Cascade County’s citizen’s
independent lifestyle and would give the property owners within this rezone
more opportunities for development.
B. Preserve and promote Cascade County’s rich cultural heritage, rooted in natural
resource development and reflected in its numerous cultural/historic sites and
archaeological areas.
Applicant: The business owner is committed to construct his shop to
be in harmony with the area. There are no known historical sites in the
area, so the zone change and subsequent development will have no
adverse impacts on natural or cultural resources or archaeological
sites.
Staff: The Applicant is committed to maintaining their property. The Subject
Property is not known to be a cultural/historic or archaeological site.
C. Promote fire prevention measures throughout the county, giving special
emphasis to the extreme fire hazards present at the wild land/urban interface.
Applicant: The subject property is within an already developed area.
There are athletic fields to the west, 13th Street South to the east and
residences to the north and south, so there is no wild land/urban
11

interface. Development in the area is not dense so fire hazards are
anticipated to be minimal.
Staff: Based on the Community Fire Plan Wildland-Urban Interface
Cascade County and Dearborn FSA Map the subject property is located in
the Wildland Urban Interface area and is categorized as a low-risk area.
This property is within the City of Great Falls Fire Rescue Station 1 District.
D. Encourage the continued development of educational programs and facilities,
recreational opportunities and spaces and health services for all county residents.
Applicant: The rezone, if granted, and subsequent development is not
anticipated to have any impacts (positive or negative) on the
continuation of the development of educational programs,
recreational opportunities, and/or health services.
Staff: A negative impact on educational development, health services, or
recreational opportunities from the proposed rezone is not anticipated.
Criteria #2: Whether the zoning regulations have been designed to secure safety
from fire and other dangers.
Applicant: The rezoning of this property will not pose any risk to fire safety
or other dangers. If anything, the construction of new structure and the
removal of old run down structures will mitigate existing potential fire
dangers.
Staff: The zoning change from UR to MU should not have a negative impact on
safety from fire or other dangers. Any new construction will require a
Location/Conformance Permit to ensure yard setbacks, landscaping and parking
requirements are satisfied.
Criteria #3: Whether the zoning regulations have been designed to promote public
health, public safety, and general welfare.
Applicant: The rezoning of the property and subject development is not
anticipated to have any negative affect on public health, safety or the general
welfare. All necessary inspections will be performed and all safety and
building codes met. There will be various types of security systems in place,
such as security fences and cameras, that would help protect neighboring
properties as well.
Staff: Rezoning the Subject Properties to MU will not positively or negatively
impact public health, safety, or general welfare.
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Criteria #4: Whether the zoning regulations have been designed to facilitate the
adequate provision of transportation, water, sewage, schools, parks, and other
public requirements.
Applicant: The rezoning of the subject property and development will have
adequate facilities for transportation as the property is served by 13th Street
South and has existing curb cuts. A septic permit has already been obtained
from the Cascade County Health Department for the changed use from
residential to a business. The overall development is not anticipated to have
any adverse impacts on schools, parks, or other public facilities.
Staff: The proposed rezone will not positively or negatively affect public
requirements. Any development that occurs or will occur in this area will need to
obtain any required water or wastewater permits.
Criteria #5: Whether the zoning regulations have been designed to provide
adequate light and air.
Applicant: The rezoning of this property would not have a negative impact
on these provisions as the business to occupy the property is not of the
nature to pollute the air nor does it affect light.
Staff: The proposed rezone will not have a negative impact on adequate light
and air. The only change to yard setbacks for the MU District is from the front
property line which will be decreased by five (5) feet compared to the front yard
setbacks in the UR District.
Criteria #6: Whether the zoning regulations have been designed to address effects
on motorized and non-motorized transportation systems.
Applicant: The rezoning of this property would have a very minimal impact
on motorized transportation systems. The property already has established
roadways and sidewalks. A slight increase in traffic in the area could result
from the addition of a business on the property.
Staff: If the proposed rezone is granted, an increase in traffic is anticipated for the
proposed business and any future commercial businesses permitted in the MU
District. Physical access for the Subject Properties is located from 13th Street
South, a Montana Department of Transportation (MDT) Urban route4.
Criteria #7: Whether the zoning regulations have been designed to be compatible
with urban growth in the vicinity of cities and towns that at a minimum must include
the areas around municipalities.
4

MDT Spatial Data Map:
https://mdt.maps.arcgis.com/home/webmap/viewer.html?webmap=1eab4f286f61456b87fa28dc42e49e8f
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Applicant: The rezoning of this property would be in harmony with the
surrounding area as there are other local businesses nearby (1 block to the
south) in the area that this rezone is being requested.
Staff: Located to the South of the Subject Properties are parcels zoned as I-1
(City), to the East are parcels zoned as R-3 (City), and to the North and West are
parcels zoned as POS (City). Having this area rezoned to MU would be
complementary to the surrounding residential, commercial, and public uses and
would be compatible urban growth.
Criteria #8: Whether the zoning regulations have been made with reasonable
consideration to the district’s peculiar suitability for particular uses.
Applicant: The property to be rezoned is in just beyond the City of Great Falls
limits and is in an area that includes both residential and commercial type
uses. The rezoning of this property would not be out of place, inconsiderate,
or inappropriate for this area of town.
Staff: This would not be considered “spot zoning” and is adjacent to City Zoning
Districts that contain residential, commercial, and public uses. When considering
the Little vs. Board of County Commissioners test, the first factor to consider is if
“the proposed use is significantly different from the prevailing use in the area”. If
the proposed rezone is granted, the MU District will not be significantly different
from the prevailing residential, commercial, and public uses that surround it. The
MU District permits uses that are allowed in the County’s Rural Residential (RR-5)
District, and Suburban Residential 1 (SR-1) & 2 (SR-2) Districts as well as limited
commercial uses.
The second consideration is “the area in which the requested use is to apply is
rather small from the perspective of concern with the number of separate
landowners benefited from the proposed change”. The proposed rezone area is a
total of 3.694 acres and there are 10 landowners that could possibly benefit form
this proposed zone change.
Finally, while the impetus of the rezone is to benefit one landowner, the rezone will
affect other properties subject to the rezone. The rezone will also benefit all
landowners within the Subject Properties by giving them more development
options other than residential uses. Since the adjacent properties that surround the
proposed rezone area are all within the City of Great Falls and several properties
will be rezoned, this is not a spot zone scenario.
Criteria #9: Whether the zoning regulations have been made with a view to
conserving the value of buildings and land.
Applicant: Rezoning the property would only add value to the area, and
potentially promote growth. The construction of a new shop and the removal
14

of old run down structures will improve the overall aesthetics of the area and
potentially increase are property values.
Staff: Based on the application material, this proposed zone change has been
made with a view to conserving the value of buildings and land.
Criteria #10: Must, as nearly as possible, be made compatible with the zoning
ordinances of nearby municipalities.
Applicant: The proposed rezone is in an area surrounded by the City of Great
Falls and is considered an unincorporated enclave. The adjacent properties
and the subject property are currently zoned Urban Residential – Cascade
County. City of Great Falls zoning in the surrounding areas has I-1 (Light
Industrial) to the south, POS (Parks/ Open Space) to the west, R-3 (Single
Family Residential) to the east and C-2 (General Commercial) to the north.
Staff: Rezoning the Subject Properties to the MU District is highly compatible with
the surrounding commercial, residential, and public uses. The MU Districts allows
uses that would fall in all three of those categories.
CONCLUSION
The Cascade County Zoning Regulations state that the MU District “is intended to provide
for higher-density residential development with residential services and limited
commercial uses operating at a small scale.”5 This zoning change request is for a
contiguous number of parcels located in Cascade County and surrounded by other
parcels located within the City of Great Falls. The Applicant’s request to rezone the
Subject Properties to the MU District is compatible and consistent with the surrounding
residential, commercial, and public uses in this area.
RECOMMENDATIONS
Two recommendations have been provided for your consideration:
Recommendation One:
“I move that the Planning Board recommend to the County Commission, after
consideration of the Staff Report, supporting materials, public testimony and written
comments, that the map amendment requested by Archie Lefurge to rezone the Subject
Properties known as:
Parcel No. 2071700 Geocode: 02-3015-13-4-33-01-0000
Parcel No. 2072600 Geocode: 02-3015-13-4-31-02-0000
5

CCZR § 7.5.1.
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Parcel No. 2072900 Geocode: 02-3015-13-4-31-01-0000
Parcel No. 2073000 Geocode: 02-3015-13-4-29-12-0000
Parcel No. 2073100 Geocode: 02-3015-13-4-29-08-0000
Parcel No. 2073202 Geocode: 02-3015-13-4-29-07-0000
Parcel No. 2073200 Geocode: 02-3015-13-4-29-01-0000
Parcel No. 2073400 Geocode: 02-3015-13-4-27-12-0000
located in Section 13, Township 20 North, Range 03 East, P.M.M., Cascade County,
Montana, Urban Residential District to the Mixed-Use District be denied.”
OR:
Recommendation Two:
“I move that the Planning Board recommend to the County Commission, after
consideration of the Staff Report, supporting materials, public testimony and written
comments, that the map amendment requested by Archie Lefurge to rezone the Subject
Properties known as:
Parcel No. 2071700 Geocode: 02-3015-13-4-33-01-0000
Parcel No. 2072600 Geocode: 02-3015-13-4-31-02-0000
Parcel No. 2072900 Geocode: 02-3015-13-4-31-01-0000
Parcel No. 2073000 Geocode: 02-3015-13-4-29-12-0000
Parcel No. 2073100 Geocode: 02-3015-13-4-29-08-0000
Parcel No. 2073202 Geocode: 02-3015-13-4-29-07-0000
Parcel No. 2073200 Geocode: 02-3015-13-4-29-01-0000
Parcel No. 2073400 Geocode: 02-3015-13-4-27-12-0000
located in Section 13, Township 20 North, Range 03 East, P.M.M., Cascade County,
Montana, Urban Residential District to the Mixed-Use District be approved.”

Attachments:
1)
2)
3)
4)

Rezone application
Map showing parcels to be rezoned
Revised Plat of Highland Park
Applicable CCZR Sections
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Cascade County Zoning Change Application
Cascade County Planning Department
1214th St No, STE 2H/I, Great Falls MT 59401
Phone: 406-454-6905 I Fax: 406-454-6919
Payment: Check(#) . • / 11

f,$750.00 Non Refundable Application Fee

Cash

FOR OFFICE USE ONLY

~c

zoz.1-0 1

Date Application Received: -~()~3'--+_ / ---=:z....
"'-o----'Z..
=+1' __
.t ~i _"S

File No: _ _ _ _ _ _ _ __

Planning Board Hearing Date: _ _ _ _ _ _ _ __

Action: _ _ _ _ _ _ _ _ __

County Commission Hearing Date: _ _ _ _ _ _ __

Action: _ _ _ _ _ _ _ _ __

,

APPLICANT/OWNER:
Name:

Archie LaFurge

Mailing Address :

Phone:

406-231-6766

1116 Adobe Drive

City/State/Zip Code:

Great Falls, MT 59404

Interest in property:

Owner
--------------------------

Check which applies:
■ Map Amendment

D Text Amendment, Zoning Regulations

lECHNlCAl/PROFESSIONI.Al PARTICIPANTS:
Name:

Mark Leo

Mailing Address:
City, State, Zip:
Email :

Phone:

406-727-2185

p ·0 · Box 3625
Great Falls, MT 59403

mleo@bigskyce.com

IF THE REQUEST PERTAINS TO AN AMENDMENT TO THE TEXT OF THE ZONING REGULATIONS, PLEASE
COMPLETE THE FOLLOWING:
A. What is the proposed zoning text/map amendment?

The proposed zoning map amendment is from Urban Residential to
Mixed Use.

IF THE REQUEST PERTAINS TO AN AMENDMENT TO THE ZONING MAP PLEASE COMPLETE THE FOLLOWING:
Updated January 30, 2017
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A.

Address of the property:

B.

Legal Description:

1224 19th Ave. So, Great Falls, MT 59405
Lots 1-6, Highland Park Addn & Vacated portion of alley and 19th Ave. So.

{Lot/Block of Subdivision, or Geocode/Parcel #}

c. _1_3_~/_2_0_N_~/_3_E__
Section Township

Range

D. Total acreage:

0.698

E.

Zoning district:

Urban Residential

F.

The present zoning of the above property is:

_U_r_b_a_n_R_e_s_i_d_e_n_t_ia_l__________

Mixed
Use
G. The proposed zoning of the above property is: _
____
_ _ _ _ _ _ _ _ _ _ _ _ _ __
APPLICATION REQUIREMENTS

An applicant must notify the Planning Department and request a pre-application meeting with planning staff. The preapplication meeting will be scheduled within thirty (30) days of the request. At this meeting, staff will indicate the
necessary information within the application, process, and timeline for the rezoning petition process. The application
for a rezoning petition must include the following and any additional materials requested by Planning Staff:

(

(1)

A letter signed by at least one landowner within the area to be rezoned explaining the requested rezoning.

(2)

A vicinity map of the parcels and surrounding area clearly identifying the location of the property.

(3)

A legal description of the boundaries of the proposed district.

(4)

A lot layout plan may be required indicating some or all of the following:

(5)

(a)

Identify any covenants, liens, easements or any other encumbrances upon the parcel. If a description will
not suffice, provide copies or exhibits when necessary.

(b)

The land area of the parcel (found on deed, subdivision plat or certificate of survey at the Office of the
County Clerk and Recorder or Planning Department).

(c)

Describe the existing land use of the parcel and neighboring areas.

(d)

Describe the anticipated impact upon neighboring property.

(e)

On a site plan, indicate the dimensions of the property under consideration, the size and placement of
existing structures, parking areas and landscaping areas.

(f)

On a site plan, indicate the location of existing curb cuts or access points.

(g)

On a site plan indicate the location of any existing utilities such as water, sewer, gas, electricity, storm
sewer, rivers, creeks, streams, irrigation ditches, easements, historical land marks, or any other items that
may affect the application.

Cite any previous request for a zone change or variance involving the parcel, as well as any action taken on

Updated January 30, 2017
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previous requests.

(6)

Application Fee: All applications for rezoning must include an application fee of seven hundred fifty dollars
($750.00).

THE FOLLOWING ARE THE CRITERIA BY WHICH ZONING AMENDMENTS ARE REVIEWED. PLEASE PROVIDE A RESPONSE
AND DETAILED EXPLANATION FOR EACH CRITERION FOR CONSIDERATION BY THE PLANNING STAFF, PLANNING
BOARD, AND COUNTY COMMISSIONERS.
Criteria 1: Is the proposed amendment in accordance with the Growth Policy's five primary goals and associated

SEE ATT ACHED

objectives?

Goal 1: Sustain and strengthen the economic well-being of Cascade County's citizens.
Objectives:

a.

b.
c.

(

d.
e.
f.
g.

h.
i.
j.

Stimulate the retention and expansion of existing businesses, new businesses, value-added businesses,
wholesale and retail businesses, and industries including agriculture, mining, manufacturing/processing, and
forest products.
Stabilize and diversify the county's tax base by encouraging the sustainable use of its natural resources.
Identify and pursue primary business development that complements existing business, which is compatible
with communities, and utilizes available assets. Identify and pursue targeted business development
opportunities to include, but not limited to, manufacturing/heavy industry, telecommunications, and
youth/social services.
Promote the development of cultural resources and tourism to broaden Cascade County's economic base.
Foster and stimulate well-planned entrepreneurship among the county's citizenry.
Promote a strong local business environment. Encourage and strengthen business support mechanisms such
as chambers of commerce, development organizations and business roundtable organizations.
Improve local trade capture for Cascade County businesses. Promote local shopping as well as well-planned
businesses and new businesses.
Network with and support other economic development efforts in the region and statewide, in recognition of
Cascade County's interdependence with other communities and to leverage available local resources.
Encourage the growth of the agricultural economy.
Stimulate the growth of the economy by encouraging the use of alternative methods of energy production,
including wind energy.

Upd ated Janu ary 30, 2017

Page 3

Goal 2: Promote and maintain Cascade County's rural character and the community's historic relationship
with natural resource development.
Objectives:

a. Foster the continuance of agriculture and forestry in recognition of their economic contribution and the
intrinsic natural beauty of grazing areas, farmlands, and forests.

b. Preserve Cascade County's scenic beauty and conserve its forests, rangelands and streams, with their
abundant wildlife and good fisheries.
c. Preserve Cascade County's open space setting by encouraging new development to locate near existing towns
and rural settlements and by discouraging poorly designed, land subdivisions and commercial development.
d. Assure clean air, clean water, a healthful environment and good community appearance.
e. Support the development of natural resources including but not limited to timber, mining, oil and gas
production, and renewable energy production.
f. Continue to work with federal and state agencies to redevelop properties within Cascade County which are
currently undergoing Superfund and Brownfield processes.
Goal 3: Maintain agricultural economy.
Objectives:

a.

Protect the most productive soil types.

b. Continue to protect soils against erosion.
c. Protect the floodplain from non-agricultural development.
d. Support the development of value-added agricultural industry in Cascade County utilizing the
products from the regional area.
Goal 4: Retain the presence of the US Military in Cascade County.
Objectives:

a.

b.
c.
d.

Encourage the federal congressional delegation to actively support maintaining the current
mission status at a minimum.
Promote the location of additional military missions in Cascade County.
Encourage the reactivation of the runway at Malmstrom Air Force Base for fixed wing
operations.
Refer to the Joint Land Use Study for resolving conflicts and promoting mission compatible
development.

Goal 5: Preserve and enhance the rural, friendly and independent lifestyle currently enjoyed by Cascade
County's citizens.
Objectives:

a.

b.
c.

d.
Updated January 30, 2017

Maintain Cascade County's citizens independent lifestyle and minimize local governmental
intervention, to the extent possible, consistent with the requirements of a continually evolving
economy and constantly changing population.
Preserve and promote Cascade County's rich cultural heritage, rooted in natural resource
development and reflected in its numerous cultural/historic sites and archaeological areas.
Promote fire prevention measures throughout the county, giving special emphasis to the
extreme fire hazards present at the wild land/urban interface.
Encourage the continued development of educational programs and facilities, recreational
opportunities and spaced and health services for all county residents.
Page4

Is the proposed amendment designed to:

(

Criteria 2:
Criteria 3:
Criteria 4:
Criteria 5:
Criteria 6:
Criteria 7:
Criteria 8:
Criteria 9:
Criteria 10:

Secure safety from fire and other dangers?
Promote public health, public safety, and the general welfare?
Facilitate the adequate provision of transportation, water, sewerage, schools, parks and other public
requirements?
The reasonable provision of adequate light and air?
The effect on motorized and non-motorized transportation systems?
Compatible urban growth in the vicinity of cities and towns that at a minimum must include the areas
around municipalities?
The character of the district and its peculiar suitability for particular uses?
Conserving the value of buildings and encouraging the most appropriate use of land throughout the
jurisdictional area?
Is the proposed amendment, as nearly as possible, compatible with the zoning ordinances of nearby
municipalities?

I hereby certify that the information on and attached to this application is true and correct. I understand the fees for this
application are not refundable. By signing of this application I agree that the Cascade County Planning Department staff
to be present on the property for routine monitoring and inspection during the application process.

-~

IDaite:_ 3_ -_/_5_-_Z_ / _ _ _ _ __

(

Updated January 30, 2017
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(

March 12, 2021

Charity Yonker
Planning Director, Cascade County
121 4th Street North
Great Falls, MT 59401
RE : Zone Change Request

Dear Ms. Yonker,
I am the current owner of 1224 19th Ave. So., which currently has two existing residence located on it.
The property is within the County and is bounded by the City of Great Falls. The overall size of the parcel
is 0.698 Acres and is currently zoned as Urban Residential. My intention is to relocate my existing
business (Mars of Great Falls) to the property. My business was established in 2012 and we have
continued to grow and expand. Currently, I am renting space with no room to grow. The services we
offer are generally automotive cosmetic repair and accessory installations. My request is to rezone the
property to Mixed Use, which would allow me to be in compliance with current County Zoning
regulations as I work toward relocating my business.
If a rezone is granted, we plan on moving quickly to remove the old dilapidated structures currently on
the property, obtain a location/conformance permit, and construct a new, modern structure with
landscape screening the residential areas from the business. The improvements will certainly be an
aesthetic improvement to the area. We have already obtained a septic permit for the changed use from
the Cascade County Health Department, and is attached at the end of this application .
Thank you for your consideration on this matter. If you have any questions or need any additional
information, please give me a call at 406-231-6766.
Sincerely,

Archie LaFurge
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The geographical representation of this map and/or
drawing is provided for in fonnational purposes only and
shou ld be used for Reference Only. Any information
represented here is not guaranteed to be accurate or
current. No reliance on angles, distances, area sizes or
other land survey data should be assumed without
verification by the user. Neither Cascade County nor the
Cascade County GIS Department accepts any
responsibility for errors or omissions. Thi s document may
not be reproduced, edited, or otherwise altered in any way
without advanced pem1ission of the Cascade County GIS
Department or Cascade County Commission.
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Zone Legend
R-1 Single-family Suburban

-

1-1 Light Industrial

C-2 General Commercial

-

1-2 Heavy Industrial

-

C-3 Highway Comme rcial

-

PLI Public Lands and Institutional

R-5 Multi-family Medium Densi ty

-

C-4 Central Business Core

-

POS Parks and Open Space

R-6 Multi-family High Density

-

C-1 Neighborhood Commercial

Zoning Map

-

R-2 Single-family Medium Density R-3 Single-family High Density

-

C-5 Central Business Periphery -

-

R-9 Mixed Residential

-

M-1 Mixed-use District

-

R-10 Mobile Home Park

-

M-2 Mixed.use Tra nsitional

lfil PUD

City of Great Falls, Montana

AJ Airport Industr ial

D U Unincorporated Enclave

D

Southside Business Overlay District

Planned Unit Development
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Goal 1: Sustain and strengthen the economic well-being of Cascade County's citizens.

Objectives:

A.

Stimulate the retention and expansion of existing businesses, new businesses,
value-added businesses, wholesale and retail businesses, and industries including
agriculture, mining, manufacturing/processing, and forest products.

The owner of the subject property is seeking to rezone his property in order to allow him
to be compliant with zoning regulations and construct a shop and relocate an existing
business to a new location. The rezoning of this property, if granted, will be a benefit to
the existing business by allowing expansion. Other local businesses are anticipated to
benefit as well with the additional materials and services required by the expanded
business.
B.

Stabilize and diversify the county's tax base by encouraging the sustainable use of
its natural resources.

The nature of the existing business is primarily for automotive cosmetics and accessories,
so there are limited natural resources that can be utilized. Currently, the taxable value
of the property is $1,593.82 per year. Comparing that to a business similar in size and
service located a block south is $4,732.41, so it is likely the taxable value will increase if
the zone change is granted and a new shop constructed.

c.

Identify and pursue primary business development that complements existing
businesses, which is compatible with communities, and utilizes available assets.
Identify and pursue targeted business development opportunities to include, but not
limited to, manufacturing/heavy industry, telecommunications, and youth/social
services.

The rezoning of this property will allow for the expansion and growth of an already
established local business that serves and utilizes the services of other local businesses.
The expansion and operations of the business would result in the need of many
different services in the area supporting local business and potentially allowing other
local businesses to grow.
D.

Promote the development of cultural resources and tourism to broaden Cascade
County's economic based.

If a rezone is granted, it would allow the property owner to remove the old, dilapidated
and unsightly structures that currently exist on the property and construct a new facility
for the automotive business. There will likely be no direct impact on cultural resources
or tourism, but the improvements will aesthetjcally improve the area.

E.

Foster and stimulate well-planned entrepreneurship among the County's citizenry.

The owner of the subject property in which a zone change is being requested is an
entrepreneur having started his business (Mars of Great Falls) in December of 2012.
Currently, the business rents space to operate the business. Space is limited, thereby
limiting growth and expansion. The requested re-zone would allow the owner to
construct a new facility in which the business has the ability to expand and employ more
individuals. The business currently depends on other local businesses for materials and
services. The future expansion of the business will only increase the reliance on other
local businesses and services.

F.

Promote a strong local business environment. Encourage and strengthen business
support mechanisms such as chambers of commerce, development organizations, and
business round table organizations.

The rezoning of this property would allow for the opportunity to further engage with
local business organizations. The property owner is a supporter of local business and the
rezoning of this property would allow for the relocation and expansion of a local
business.
G. Improve local trade capture for Cascade County businesses. Promote local shopping as
well as well-planned businesses and new businesses.

The development of this property, which requires a zone change to allow for a newly
constructed shop, would allow for the expansion of an existing local business to offer a
variety of services and products to customers across the County and throughout the
region.

H. Network with and support other economic development efforts in the
region and statewide, in recognition of Cascade County's interdependence with
other communities and to leverage available local resources.

The property owners business requires the engagement and demand of multiple
businesses both locally and across the region. Rezoning and allowing the further
development of this property would provide for the continuation of support for these
businesses as well as the potential to create new business relationships in the region.
I.

Encourage the growth of the agricultural economy.

The subject property for rezone is in the County and near the City of Great Falls with
th
residential on the east side of 13 Street South and business/residential on the west side
th
of 13 Street South. Athletic fields are to the west of the subject property, so the
construction and development of the business would not directly promote agricultural
business. The proposed development is not anticipated to affect the agricultural
economy positively or negatively.

J. Stimulate the growth of the economy by encouraging the use of alternative methods
of energy production, including wind energy.

The rezoning of the subject property would allow for the construction of a new
automotive cosmetic and accessory type shop. The construction of the new shop is not
anticipated to adversely impact alternative energy production within the County.

Goal 2: Protect and maintain Cascade County's rural character and the community's historic
relationship with natural resource development.

Objectives
A.

Foster the continuance of agriculture and forestry in recognition of their economic contribution
and the intrinsic natural beauty of grazing areas, farmlands, and forests.

The proposed zone change and associated improvements is not located in an agricultural or wooded
area, therefore there are not any negative impacts anticipated to affect forests or agricultural lands.
B.

Preserve Cascade County's scenic beauty and conserve its forests, rangelands, and streams;
with their abundant wildlife and good fisheries.

The subject property is in close proximity to residential as well as business type zoned properties.
There are other businesses in the area and the re-zone, if granted will allow the owner to remove
dilapidated buildings and construct a new shop. The rezone is not near agricultural land, forests, or
streams and therefore will not have any adverse impacts to wildlife and fisheries .

c.

Preserve Cascade County's open space setting by encouraging new development to locate near
existing towns and rural settlements and by discouraging poorly designed, land subdivisions and
commercial development.

The rezoning of this property would allow for the construction of a new business in an area of
mixed use, where there are both business and residential type properties. The property is located
within the County and is adjacent to the City of Great Falls.

D.

Assure clean air, clean water, a healthful environment and good community appearance.

The proposed development is anticipated to reduce wastewater flows to the subsurface waste water
treatment system by two thirds changing from a single family residence to a business. An oil water
separator and lined pond is planned to collect and retain any water reaching floor drains within the
shop to prevent any unintended shop floor oils or waste to enter the groundwater. Also, the new
facility will be aesthetically pleasing with new construction and landscaping.
E.

Support the development of natural resources including but not limited to timber, mining, oil, and
gas production, and renewable energy production.

The zone change and subsequent development will not have any adverse impacts on natural
resource development.
F.

Continue to work with federal and state agencies to redevelop properties within Cascade
County which are currently undergoing Superfund and Brownfield processes.

The subject property is not within any known superfund/brownfield area.

Goal 3: Maintain agricultural economy.

Objectives:
A.

Protect the most productive soil types.

According to https://websoilsurvey.sc.egov.usda .gov/App/WebSoilSurvey.aspx the area is not
located within an area of prime or unique farmland.

B.

Continue to protect soils against erosion.

A grading and drainage plan has been developed. Surfacing will consist of gravel, plant mix asphalt,
and concrete. Proper erosion control BM P's will be implemented during construction . Once the site
is complete, erosion is not anticipated to be an issue.

c.

Protect the floodplain from non-agricultural development.

Per current flood insurance rate maps, the property is not located within or near a regulatory
floodway/floodplain .
D.

Support the development of value-added agricultural industry in Cascade County utilizing the
products from the regional area.

The land in which a rezone is being sought is not located in close proximity to any agricultural
land . If the rezone is granted and the new shop constructed, area products will be utilized to as
much extent as possible .

Goal 4: Retain the presence of the US Military in Cascade County. Objectives:

A. Encourage the federal congressional delegation to actively support maintaining the current
mission status at a minimum.

The rezoning of the subject parcel is not anticipated to have any impact on military activity. The
business does and will continue to provide services to military personnel.
B.

Promote the location of additional military missions in Cascade County.

Military missions are not applicable to the subject property.
C. Encourage the reactivation of the runway at Malmstrom Air Force are for fixed wing operations.

The subject property is distant from MAFB runway, therefore will not be
counterproductive to the reactivation of the runway at MAFB.
D. Refer to the Joint Land Use Study for resolving conflicts and promoting mission compatible
development.

The subject property is distant from MAFB, therefore will not interfere of affect anything in the joint
use land use study.

Goal 5: Preserve and enhance the rural, friendly and independent lifestyle currently enjoyed by Cascade
County's citizens.
Objectives:
A.

Maintain Cascade County's citizen's lifestyle and minimize local governmental intervention, to
the extent possible, consistent with the requirements of a continually evolving economy and
constantly changing population.

The rezoning of this property would allow for the landowner to further develop his established
business to better serve our local community and other businesses.
B.

Preserve and promote Cascade County's rich cultural heritage, rooted in natural resource
development and reflected in its numerous cultural/historic sites and archaeological areas.

The business owner is committed to construct his shop to be in harmony with the area. There are
no known historical sites in the area, so the zone change and subsequent development will have
no adverse impacts on natural or cultural resources or archaeological sites.
C.

Promote fire prevention measures throughout the county, giving special emphasis
to the extreme fire hazards present at the wild land/urban interface.

The subject property is within an already developed area . There are athletic fields to the west,
th

13 Street South to the east and residences to the north and south, so there is no wild
land/urban interface. Development in the area is not dense so fire hazards are anticipated to be
minimal.
D. Encourage the continued development of educational programs and facilities, recreational
opportunities and spaced and health services for all county residents.

The rezone, if granted, and subsequent development is not anticipated to have any impacts
(positive or negative) on the continuation of the development of educational programs,
recreational opportunities, and/or health services.

(

Is the proposed amendment designed to:
Criteria 2: Secure safety from fire and other dangers.

The rezoning of this property will not pose any risk to fire safety or other dangers. If anything,
the construction of new structure and the removal of old run down structures will mitigate
existing potential fire dangers.
Criteria 3: Promote public health, public safety, and the general welfare.

The rezoning of the property and subject development is not anticipated to have any negative
affect on public health, safety or the general welfare. All necessary inspections will be performed
and all safety and building codes met. There will be various types of security systems in place,
such as security fences and cameras, that would help protect neighboring properties as well.

Criteria 4: Facilitate the adequate provisions of transportation, water, sewage, schools,
parks, and other public requirements.

The rezoning of the subject property and development will have adequate facilities for
th
transportation as the property is served by 13 Street South and has existing curb cuts. A
septic permit has already been obtained from the Cascade County Health Department for the
changed use from residential to a business. The overall development is not anticipated to have
any adverse impacts on schools, parks, or other public facilities.
Criteria 5: The reasonable provision of adequate light and air.

The rezoning of this property would not have a negative impact on these provisions as the
business to occupy the property is not of the nature to pollute the air nor does it affect light.
Criteria 6: The effect on motorized and non-motorized transportation systems.

The rezoning of this property would have a very minimal impact on motorized and nonmotorized transportation systems. The property already has established roadways and
sidewalks. A slight increase in traffic in the area could result from the addition of a business on
the property.
Criteria 7: Compatible urban growth in the vicinity of cities and towns that at a minimum
must include the areas around municipalities.

The rezoning of this property would be in harmony with the surrounding area as there are other
local businesses nearby (1 block to the south) in the area that this rezone is being requested.

(
Criteria 8: The character of the district and its peculiar suitability for particular uses?

The property to be rezoned is in just beyond the City of Great Falls limits and is in an area that
includes both residential and commercial type uses. The rezoning of this property would not be out of
place, inconsiderate, or inappropriate for this area of town.
Criteria 9: Conserving the value of buildings and encouraging the most appropriate use of land
throughout the jurisdictional area?

Rezoning the property would only add value to the area, and potentially promote growth. The
construction of a new shop and the removal of old run down structures will improve the overall
aesthetics of the area and potentially increase area property values.
Criteria 10: Is the proposed amendment, as nearly as possible, compatible with the zoning ordinances
of nearby municipalities?
The proposed rezone is in an area surrounded by the City of Great Falls and is considered an
unincorporated enclave . The adjacent properties and the subject property are currently zoned Urban
Residential - Cascade County. City of Great Falls zoning in the surrounding areas has 1-1 (Light
Industrial) to the south, POS (Parks/Open Space) to the west, R-3 (Single Family Residential) to the east
and C-2 (General Commercial) to the north.

Cascade Citv-Countv Health Deoartment

Permit# : 037-21

115 4th Street South
Great Falls, MT 59401
406-454-6950

CITY-COUNTY HEALTH DEPARTMENT

Subsurface Wastewater Treatment System Permit
The sewage disposal system is to be constructed as specified in this permit, in accordance with the Cascade County Regulations, and the Approved Plot Plan (attached).

ONSITE OWNER INFORMATION

-----------------------------LA FUR GE, ARCHIE

1224 19TH AVES

Address

ONSITE INFORMATION
LAFURGE, ARCHIE
Address

GREAT FALLS, MT 59405Mailing Address

Mailing Address
406-231-6766

Phone

1224 19TH AVES
GREAT FALLS, MT 59405--

Phone

None Specified

INSTALLER INFORMATION

Parcel ID#

0002073100

173 - TERRY LIGGETT

GEO Code#

02-3015-13-4-29-08-0000

Permit Type

TANK - REPLACEMENT

System Type

406-452-3622

Phone

Permit Issue Date

2/25/2021

Dwelling Type

COMMERCIAL

# of Bedrooms

Designed Gallons/Day

CM

Application Rate
Subdivision Approval #
# of People

7
Water Supply : CISTERN

Septic System Requirement:

Dwelling Type: COMMERCIAL

'linimum Septic Tank Size: 1,000

Conditions for Approval/Installation Comments
PLANNING FOR 7 EMPLOYEES MAXIMUM -WILL REMOVE EXISTING STRUCTURES AND CONSTRUCT NEW SHOP - UTILIZE EXISTING
DF (023-95) FOR RESIDENTIAL WASTE ONLY -ABANDON WELL & INSTALL CISTERN - FLOOR DRAINS GO TO LINED POND

SYSTEM REQUIREMENTS :
The Subsurface Wastewater Treatment System must be installed per the approved System Installation Requirements.
This permit is revocable if all stated requirements are not met.
The Health Authority shall assume no responsibility in case of failure of the Wastewater Treatment System. This permit is issued with the understanding that
the minimum requirements of Cascade County Regulations for Subsurface Wastewater Treatment Systems will be met.
Issuance of septic permit does not constitute approval of other possible requirements including but not limited to: building/zoning permits, flood plain permits,
discharge permits , or EPA requirements.
Please call (406) 454-6950 for final Inspection at least 24 hours In advance.
NOTE: Installer Report Forms representing the approved system and layout are due within 10 days of installation and are attached to this permit as part of the
final record.

This sewage disposal system permit to install is null and void if: (a) conditions are changed from those shown on the Application; (b) conditions are changed
from those shown on the Approved Plot/Construction Plan , (c) conditions of this permit are not followed. No installation shall be covered or used until
inspected, corrections are made if necessary, and approved or expressly authorized by the local health department. Any part of any installation which has been
covered prior to approval shall be uncovered , if necessary, upon direction of the local health department.

2/25/2021
Bruce Treis
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Archie LaF urge
Mars of Great Falls
615 3rd Ave SW
Great Falls, MT 59404
406-231-6766

October 30th 2018

Dear neighbors,
My name is Archie LaFurge, and I am the owner of the property located 1224 19th
Avenue South. The property's legal description is lots 1-6 block 15 Highland Park
addition and portion of vacated alley. The property's total acreage is .539.
As the property owner, I am in the process of a rezoning application to change this
property's zoning from urban residential to mixed use. This will allow me to not only
construct a new residence on the property, but also a commercial shop.
I am a small business owner. Established in 2012, Mars of Great Falls, is an LLC
operating locally in Great Falls. Our business offers a wide variety of automotive services.
Our business hours are Monday thru Friday from 8 am to 5pm. Our goal is to build a
brand new updated shop and residence that will be aesthetically pleasing and to be rid of
the unsightly structures on the property. We would like to stress that our facility would be
a clean and organized up to code and well planned business that has already been
established in Great Falls. Our business strives to operate with all aspects of community in
mind from the services we offer, to the local businesses we support, and striving to be
courteous to our neighbors and neighboring businesses.

If you are not aware, the current zoning of these lots prohibits any small business from
operating. Our initial plan was just to rezone our property lot, however, in the process we
have been informed that it could be beneficial if we could get all 7 of these lots to be
rezoned for mixed use as well. These lots will still be considered County, and the only
change tl1at would occur is that this rezone could allow for a business to be established on
a lot if the property owner wishes. As the property owner, any rezoning fees that would
occur in this process, we would cover. As a lifelong resident of Great Falls, and supporter
of small and local business, I care deeply for the economic well-being of our area and
strongly support well-planned business and entrepreneurship.
With any new construction or business operation, we understand that there could be the
possibility of a higher volume of traffic on 13th street, however, our business is mobile
and we do a lot of work off site, and this shop is for the space and work that needs to be
performed in a controlled environment. With that being said, we would like to point out

the various positive outcomes of this rezoning. The disposition of old unsightly structures
on this property and the addition of a newly constructed residence and shop would be
beneficial to the neighborhood and areas visual appeal. Rezoning these properties for
mixed use at no cost to you would allow for the startup or operation of a commercial or
home based business, ultimately supporting our local economy. More so, the rezone of
these properties would result in a higher resale value, should an owner ever consider
selling their property.

I am writing this letter with the purpose of collecting signatures to support my rezoning
application. Included with this letter will be a proposed lot layout, as well as current and
future zoning options. I would like you to please feel free to ask me any questions you may
have, as well as stress any concerns you may have so that I can do what I can to put your
mind at ease. Thank you for your time.

Sincerely,
Archie LaFurge
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