
                  

 

 YELLOWSTONE COUNTY ZONING COMMISSION 
 YELLOWSTONE COUNTY, MONTANA 

 MONDAY, JUNE 10, 2013 
 

 

SUBJECT:  Zone Change #642 – 5050 Jellison Road      

THROUGH:  Candi Beaudry, AICP, Planning Director  

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

 

REQUEST 

The applicant is requesting a zone change from Agriculture-Open Space (A-1) to Controlled 

Industrial (CI), a proposed 1.478 acre parcel of land generally located at 5050 Jellison Road. The 

proposed tract will be a parcel in a preliminary subdivision of Tract 2 of C/S 1788, a 13.292 acre 

parcel. The owner is Steven Clark and the agent is Dennis Soelter of Soelter Surveying.  

Planning staff is forwarding a recommendation of approval. 

 

APPLICATION DATA 
OWNER:   Steven Clark   

AGENT:   Dennis Soelter, Soelter Surveying    

LEGAL DESCRIPTION: C/S 1788, Tract 2 – a 1.478 acre portion 

ADDRESS:   5050 Jellison Road   

SIZE OF PARCEL:  13.292 total acres – zone change on 1.478 acres 

EXISTING LAND USE: Residential Dwelling at 4925 Bollinger Lane and vacant land 

PROPOSED LAND USE: same with possible sale of 1.478 acres for use in CI zone 

EXISTING ZONING:  A-1  

PROPOSED ZONING: CI  

 

APPLICABLE ZONING HISTORY 

Subject Property 

County Zone Change #307 - A zone change from A-1 to CI on Tract 1 of C/S 1788 (5056 

Jellison Road) was approved June 23, 1981.  

 

Surrounding Properties 

3 Surrounding Properties approved for zone changes from A-1 to CI from 1977 to 2002.  

 

SURROUNDING LAND USE & ZONING 
NORTH: Zoning: CI   

                   Land Use:   Truck maintenance businesses and small industrial shops   

SOUTH: Zoning: Public  

                   Land Use:   City of Billings Landfill  

EAST:  Zoning: A-1 & R-150  

                  Land Use:   Single family homes & auto wrecking yard (nonconforming use) 

WEST: Zoning: CI  

    Land Use: Small industrial shops   

 



 

REASONS 

The subject property is located on the south side of Jellison Road just east of the entrance to the 

City of Billings Landfill. Several small industrial shops are directly adjacent to the west and on 

the north side of Jellison Road. The owner has proposed to subdivide the parcel to create a 1.478 

acre parcel adjacent to these industrial uses and 1 parcel of at least 10 acres for an existing home 

that has access off Bollinger Lane. The property has a significant slope that essentially divides 

the home site from the parcel accessible from Jellison Road. The parcel to be created on Jellison 

Road will likely be sold to adjacent owners for expansion of the existing industrial businesses.  

 

Jellison Road is a minor arterial street. Traffic counts from 2013 indicate approximately 2,800 

vehicle trips per day. The posted speed limit of this section of the road is 35 mph. This is the 

only vehicle access to the City of Billings Landfill so the traffic in this area is a mixture of heavy 

truck traffic, residential, and commercial vehicles. There is no proposed on-street or off-street 

bike path or pedestrian path proposed for this area. The subject property is bordered on the south 

by a significant up-slope and the property above this slope is only accessible from Bollinger 

Lane. The subject property is not within the limits of annexation for the City of Billings.  

 

A neighborhood meeting was conducted by the applicant on April 29, 2013, at 5056 Jellison 

Road. The minutes of the meeting are included as Attachment B. The applicant indicates there 

were no concerns with the proposed zone change. The Planning Division did not receive any 

telephone or written comments concerning the application.  

 

Planning staff has reviewed this application and is forwarding a recommendation of approval for 

the proposed zone change based on the 11 criteria for zone changes. The property is adjacent to 

an arterial street and is in an area south of the city limits and is not anticipated to be annexed. All 

new drain fields and zoning compliance will be assured prior to any new construction on the site. 

There are adjacent commercial and industrial uses to the north and west. The proposed zoning 

will be identical to the adjacent zoning to the north and west.  

 

RECOMMENDATION 

Approval of Zone Change #642 and adoption of the 11 criteria for this zone change. 

 

PROPOSED ZONING COMMISSION DETERMINATIONS 
The Yellowstone County Zoning Commission, prior to any recommendation, shall consider the 

following: 

 

1. Is the new zoning designed in accordance with the Yellowstone County and City of Billings 

2008 Growth Policy? 

The proposed zoning complies with the following goals of the Yellowstone County and 

City of Billings 2008 Growth Policy and area plans: 

 

 Goal: Predictable land use decision that are consistent with neighborhood 

character and preferred land use patterns identified in neighborhood plans. (Land 

Use Element, page 6).  



 

This zone change would allow for additional area for small commercial and 

industrial uses along Jellison Road adjacent to the City of Billings Landfill on an 

arterial street. This will be similar to the surrounding development in the area. 

 

 Goal: New development that is sensitive to and compatible with the character of 

adjacent development. (Land Use Element Goal, page 6).  

This property is adjacent to similar industrial uses on lots of about 1 acre.   

 

2. Is the new zoning designed to secure from fire and other danger?  

The subject property is currently served by BUFSA and the Yellowstone County Sherriff. 

The nearest fire station is Fire Station #4 at Terry Park or Station #5 on 24
th

 St West. 

Both stations are approximately 4 miles north of the subject property. Development of the 

property for a new structure will be reviewed by County agencies.    

 

3. Will the new zoning facilitate the provision of transportation, water, sewerage, schools, 

parks and other public requirements?  

Transportation: The new zoning could increase traffic on Jellison Road, a minor 

arterial street. The current average daily traffic is 2,800 vehicle trips per day. The 

site could allow 1 or 2 additional commercial or industrial buildings. The added 

traffic from the businesses would not warrant a traffic study.  

Water and Sewerage: The property will be served by on site water and waste 

water systems. RiverStone Health and the MT DEQ will ensure all new systems 

are installed and constructed to protect the public health and local ground water.     

Schools and Parks: The property is within the Blue Creek School District. Blue 

Creek School is a K-6 school district. The new zoning should have no effect on 

the school enrollment.  

Fire and Police: The subject property is serviced by the Billings Urban Fire 

Service Area (BUFSA).  Fire protection will be evaluated at the time of 

development. The3 property is already served by the Yellowstone County 

Sheriff’s Department. 

 

4. Will the new zoning promote health and general welfare? 

The new zoning will allow added commercial development in the area dominated by 

similar development. Property improvements will require approval of all new water and 

waste water systems that will ensure public health.  

 

5. Will the new zoning provide adequate light and air? 

The proposed zoning would require minimum setbacks, maximum building heights, and 

maximum lot coverage.  These requirements should allow adequate light and air to reach 

the subject property and adjacent properties. 

 

6. Will the new zoning effect motorized and non-motorized transportation? 

The proposed zoning itself will not generate more traffic on Jellison Road. The posted 

speed limit is 35 mph and traffic entering or stopped to turn on to adjacent property can 



 

cause traffic congestion. The street does not have sidewalks and there are no plans to 

develop any pedestrian paths or bike paths on this arterial street.  

7. Will the new zoning be compatible with urban growth in the vicinity? 

 The proposed zoning is compatible with nearby developments. The closest urban 

development is ½ mile to east on Blue Creek Road. The proposed zoning is compatible 

with the urban growth in the vicinity.    

 

8. Does the new zoning consider the character of the district and the suitability of the 

property for particular uses?  

The subject property is in an area that has an older manufactured home park and several 

acres of small to medium sized commercial and industrial businesses. The property is 

suitable for commercial and industrial uses.       

 

9. Will the new zoning conserve the value of buildings?  

 The new zoning allows commercial and industrial uses similar to adjacent uses. There are 

no buildings on the property but the zoning should conserve the value of adjacent 

buildings with similar zoning and development.    

 

10. Will the new zoning encourage the most appropriate use of land in Yellowstone County? 

The property is suitable for commercial and industrial development.  

 

11. Will the new zoning be as compatible as possible with adjacent zoning in the City of 

Billings?  

The proposed zoning is not adjacent to the City of Billings.    

 

Attachment A:  Zoning Map 

Attachment B:  Applicant Letter & Pre-application neighborhood meeting minutes  

Attachment C:  Site Photographs 



Attachment A - Zone Change #642 

Zoning Map 
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Attachment B - Zone Change #642 

Applicant Letter & Pre-application neighborhood meeting minutes 

 
 

 

 



 

 
 



 

 
 

 



 

 
 

 



 

Attachment C – Zone Change #642 

Site Photographs 
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Attachment C – Zone Change #642, continued 

Site Photographs 

 
Subject Property – view south (upslope from Jellison Road)  

 
View south and west at existing business on adjacent lots 

  



 

Attachment C – Zone Change #642, continued 

Site Photographs 

 
View west on Jellison Road 

 
View north across Jellison Road 


