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 YELLOWSTONE COUNTY ZONING COMMISSION 
 YELLOWSTONE COUNTY, MONTANA 

 Monday, June 10, 2013 
 

 

SUBJECT: Special Review #327 – Technical Training School – Home Site Tactical 

Academy – 1030 S 48
th

 St West  

THROUGH: Candi Beaudry, AICP, Planning Director  

FROM:  Nicole Cromwell, AICP, Zoning Coordinator, Planner II 

 

REQUEST 
This is a special review application to allow the operation of a technical training school on a 5 

acre site located in an Agriculture Suburban (A-S) zone located generally at 1030 S 48
th

 St West. 

The property currently has a vacant dwelling and several out buildings on the property. The legal 

description is Tract 1 of C/S 2452. The property owners are Brad Ohlin and Laura Sanderson, 

and the agent is Randy Minkoff. Planning Staff is forwarding a recommendation of conditional 

approval. 

 

APPLICATION DATA 
OWNERS:    Brad Ohlin and Laura Sanderson  

AGENT:    Randy Minkoff 

LEGAL DESCRIPTION:  Tract 1, C/S 2452   

ADDRESS:    1030 S 48
th

 St West  

CURRENT ZONING:  A-S  

EXISTING LAND USE:  Vacant dwelling and out buildings     

PROPOSED LAND USE:  Home Site Tactical Academy  

SIZE OF PARCEL:   5 acres 

 

CONCURRENT APPLICATIONS 

None  

 

APPLICABLE ZONING HISTORY 

Subject Property 

Zone Change #452 – A zone change from A-1 to A-S was approved on July 19, 1994.  

 

Surrounding Property 

Two recent special review requests for equestrian training facilities have been approved in the 

area.  

 

SURROUNDING LAND USE & ZONING 

NORTH: Zoning: A-1 

  Land Use: Agricultural cropland  

SOUTH: Zoning: R-150 

  Land Use: Single family homes   
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EAST:  Zoning: R-70 (City) 

  Land Use: Vacant undeveloped land   

WEST: Zoning: A-1 

  Land Use: Agricultural cropland  

 

REASONS 

The applicant is requesting a special review to allow the operation of a technical training school 

in a vacant single family dwelling and on the grounds of the property that include several 

accessory buildings. The intent of the school – Home Site Tactical Academy – is to familiarize 

residents with home defense techniques and give them hands on training using simulated 

scenarios in the house and on the grounds. The current plan is to offer the academy 2 days each 

month for up to 20 students. The instructors and owners may offer a second training during the 

month if there is demand. The applicant has indicated the site will be improved by clearing off 

all of the waste materials, debris, and junk vehicles and remodeling the interior of the home to 

allow safe use by the academy. The applicants intend to provide hand-to-hand defense 

techniques and paint ball techniques. No firearms or ammunition will be used during the training. 

The property has 2 existing access drives off S 48
th

 Street West and these will be used for the 

training academy. The applicants propose to establish a parking area to the west of the tool shed. 

A full description of the proposed academy is included in Attachment D. 

 

South 48
th

 St West is a principal arterial street with a 45 mph speed limit and carries 

approximately 1,000 vehicles per day. Academy students would use the north drive approach to 

enter and park in the new parking area to the west of the tool shed. The applicants intend to place 

a temporary sign on the property during the 2-day academy each month. The site plan shows a 

new parking lot to the west and existing landscaping. It appears the basic layout of the existing 

buildings and proposed parking lot meets the zoning requirements.  

 

Planning staff reviewed this application and is recommending conditional approval. The re-use 

of the site will allow this vacant residential structure and 5-acre property to be used on an 

occasional basis. The Planning staff is recommending several conditions that may mitigate 

potential impacts from the proposed use.  

 

Special review uses must meet three primary criteria; 1) the application complies with all parts of 

the Unified Zoning Regulations, 2) the application is consistent with the objectives and purposes 

of the Unified Zoning Regulations and the 2008 Growth Policy, and 3) the application is 

compatible with surrounding land uses and is otherwise screened and separated from adjacent 

land to minimize adverse impacts. This application conforms to the first criteria in so far that it is 

within a zoning district where technical training schools can be allowed by special review 

approval.  

 

The application also conforms to the second and third criteria. The zoning regulations adopted by 

the Board of County Commissioners have designated all residential zones as districts where 

private schools including technical training schools can be located by special review approval. 

The 2008 Growth Policy encourages new development that is compatible and similar to 

neighboring properties in form and use. The applicants proposed to clean up the property by 

removing the waste and debris, remodeling the vacant single family home and holding a training 



Page 3 of 23 

academy for at least 2-days each month. The current vacant home detracts from the surrounding 

neighborhood to the south. Vacant and un-used buildings tend to attract vandalism and 

trespassing. A clean up and re-use of the property will improve the appearance of the property 

and increase its value. The existing home and grounds are compatible with most uses in the area 

and other surrounding uses if conditions are imposed to mitigate impacts. The residential 

neighborhood south of Austrian Pine Drive has a significant evergreen tree screen along the 

north property lines that will mitigate any line-of-sight impacts from the proposed academy. The 

applicants intend to maintain the residential character of the property except when the 2-day 

training sessions are running. Conditions of approval can ensure the mitigation of any potential 

negative effects on surrounding property.  

RECOMMENDATION 

The Planning Division recommends conditional approval. 

 

CONDITIONS 

1. The approval shall be limited to Tract 1, C/S 2452 generally located at 1030 S 48
th

 Street 

West.  

2. This special review approval is for a technical training school as described in the 

applicant’s letter. No other type of training school is intended or implied by this approval. 

No other special review use is intended or implied by this approval.  

3. The development of the site will include: 1) clean-up and proper disposal of all debris, 

trash, junk vehicles, discarded household items, wood, tires, unusable machinery; 2) the 

installation and improvement (with compacted gravel or asphalt) of a student parking lot 

to the west of the equipment shed (site plan); 3) interior remodeling of the existing single 

family dwelling; 4) mowing and maintenance of the grounds on a regular and on-going 

basis and 5) installation of 2 sections of new fencing as shown on the site plan. The 

overall site development shall be in substantial conformance with the submitted site plan. 

4. Internal roads, driveways and parking areas shall be paved or have a compacted gravel 

surface. If the road, driveway or parking area is graveled, then dust suppression shall be 

employed as needed. 

5. Academy hours of operation shall be limited to the hours 7 am to 10 pm daily.  

6. The academy may place 1 (one) temporary sign on the property near the north driveway 

on days when training sessions occur. The temporary sign shall be no larger than 24 

square feet in area and no taller than 6 feet above finished grade. The sign must be placed 

outside of the clear vision area for the drive approach.  

7. These conditions of special review approval shall run with the land described in this 

authorization and shall apply to all current and subsequent owners, operators, managers, 

lease holders, heirs and assigns.   

8. Failure to comply with these conditions of approval of the special review use shall be 

deemed a violation of the zoning regulations. Enforcement of the regulations and 

conditions shall be as set forth in Section 27-1601 et seq. of the Unified Zoning 

Regulations.  

 

**NOTE** Approval of this Special Review does not constitute approval of a building 

permit, zoning compliance permit, sign permit, or fence permit. Compliance with all applicable 

local codes will be reviewed at the zoning compliance permit level.  
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ZONING COMMISSION ACTION 

The County Zoning Commission shall make a recommendation to the Board of County 

Commissioners to: 

 

1. Deny the application for a special review use. 

2. Grant the application for a special review use. 

3. Conditionally grant the application for a special review use. 

4. Delay action on the application for a period not to exceed thirty (30) days. 

5. Give reasons for the recommendation. 

 

Before approving a special review use, the Zoning Commission shall find that the contemplated 

use: 

 

1. Complies with all requirements of this Resolution; 

2. Is consistent with the objectives and purposes of the County Zoning Regulations and the 

Growth Policy; 

3. Is compatible with surrounding land uses or is otherwise screened and separated from 

adjacent land in such a way as to minimize adverse effects. 

 

Further the Zoning Commission shall consider and may impose modifications or conditions 

concerning, but not limited to the following: 

 

1. Street and road capacity; 

2. Ingress and egress to adjoining streets; 

3. Off-street parking; 

4. Fencing, screening and landscaping; 

5. Building bulk and location; 

6. Usable open space; 

7. Signs and lighting; 

8. Noise, vibration, air pollution and similar environmental influences. 

 

The proposed use fits with the existing industrial activity in the area. Residential uses may be 

impacted and conditions of approval are recommended to mitigate those impacts. The proposed 

land use complies with the following goals of the Yellowstone County and City of Billings 2008 

Growth Policy and the Lockwood Neighborhood Plan: 

 Goal: Predictable land use decisions that are consistent with neighborhood character and 

land use patterns.  

Approval of this special review is consistent with neighboring properties. Limitations on 

hours, signage and maintenance requirements will ensure the compatibility of the use. 

Compliance with the conditions of approval will ensure compatibility with the 

neighborhood.  

 

 Goal: New developments that are sensitive to and compatible with the character of 

existing neighborhoods.  

The proposed academy will allow a vacant and blighted property to be re-used and the 

school will be consistent with surrounding developments and consistent with the zoning.   
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ATTACHMENTS 
Attachment A: Zoning Map 

Attachment B: Site Plan  

Attachment C: Site Photos  

Attachment D: Applicant’s Letter  

 



Page 6 of 23 

Attachment A 

Zoning Map Special Review #327 – Home Site Tactical Academy   

 

Subject Property 

R-150 

A-S 

A-1 

R-70 

R-96 

R-50 
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Attachment B 

Site Plan Special Review #327– Home Site Tactical Academy   
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Attachment C 

Site Photographs Special Review #327 – Home Site Tactical Academy   

 
Subject property  

 
Existing driveway, garage and equipment sheds 
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 Attachment C, continued 

Site Photographs Special Review #327 – Home Site Tactical Academy   

 
View north of S 48

th
 Street West  

 
Aerial  
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Attachment C, continued 

Site Photographs Special Review #327 – Home Site Tactical Academy   

 
Subject property view west to garages, debris field and equipment sheds  

 
Existing home – view north west from S 48

th
 St West  

 



Page 11 of 23 

Attachment D 

Applicant Letter Special Review #327 – Home Site Tactical Academy   
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