
 

1111 East Broadway, Missoula, MT 59802  I  OFFICE 406.728.4611  I  EMAIL wgm@wgmgroup.com 

 
February 18, 2022 
 
 
Cassie Tripard 
City of Missoula  
Development Services 
435 Ryman Street  
Missoula MT 59802 
 
Re: Conditional Use Application – Hellgate Village West Townhomes 
 
Dear Cassie: 
 
As you are aware, in 2020, we submitted two phases of Townhome Conditional Use (TED) requests 
to Community Planning, Innovation and Development, the first phase, TED East, and the second 
phase, TED West. TED East was deemed sufficient and was approved and is nearly built out. This 
application is to provide the necessary information to allow for the completion of review of the TED 
West. The application and copy of the review fee check are from the original application of TED East 
and TED West. The new exhibits are the site plan and building plans and elevations. Lastly, when 
the application was made in 2020, we were under the jurisdiction of the 2015 Our Missoula Growth 
Policy. This has been augmented with the adoption of the Mullan Road Area Master Plan 
(Sxwtpqyen).  
 
The goal of Hellgate Village West Townhomes is to provide market rate housing that is affordable for 
Missoula residents.  The actual price of the dwelling units will be a function of the cost of labor and 
materials at the time the dwelling units come on the market.  Affordability is also a function of design. 
The design for Hellgate Village accommodates a diverse range of housing types in a walkable 
neighborhood with connectivity to the adjoining neighborhoods.  The proposed density falls within 
the recommendation of the City Growth Policy 2035 (adopted November 23, 2015) and aligns with 
the concept of “Build Inward.” 
 
The project received preliminary plat approval on October 7, 2019, and the final plat was filed on on 
July 16, 2020.  
 
The conditional use complies with all applicable standards of the zoning ordinace B2-1 Community 
Business including the townhome development standards Ordinance 3609. The attached 
Conditional Use Application Packet serves to update and replace the placeholder application packet 
submitted previously, on July 31, 2020. Please contact us if you have any questions, 406-728-4611. 
 
Sincerely, 
WGM Group, Inc. 

Kate Dinsmore 
Landscape Architect  
 
 
Encl. 
 
 
W:\Projects\180515\Docs\Misc\TED Process\Ted - West\2021\Resubmittal\Conditional Use Cover Letter.docx 
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B. SUBJECT PROPERTY INFORMATION 
General location of subject property and address (if address has been assigned):  East of Flynn Lane, 
south of Pleasant View Homes #3 and west of Hellgate Meadows 
Legal Description - complete and unabbreviated:  Lot 5, Hellgate Village Subdivision, S18, T13 North, 
R19 West, P.M.M. 
Township, Range, Section(s):  Section 18, Township 13 North, Range 19 West 
Subdivision, Lot(s), Block(s):  Hellgate Village Subdivision, Lot 5 
Tract(s), COS#:  COS 4490 
Bearings & Distances Descriptions (if boundaries of proposed Conditional Use are not exactly the same 
as the boundaries of the property legally described above):       
Geocode:  04-2200-18-2-02-02-0000 
 
C. ZONING AND GROWTH POLICY INFORMATION 
1. Complete the following table (where applicable, indicate Unzoned): 

 
2. What is the current zoning of the property?  B2-1 Community Business 

   
3. What is the applicable comprehensive plan and land use designation for the property?  This 
property is within the Neighborhood Mixed Use designation of Our Missoula Growth Policy 
2035. This designation supports a mix of neighborhood-serving commerical uses and medium-
high density. Within Our Missoula Growth Policy, residential medium-high describes a density 
in the range of 12 dwelling units per acre to 23 dwelling units per acre. Current relatable zoning 
districts to B2-1 (Community Business) are B1-1(Community Business), and M1R-2(Limited 
Industrial-Residential),   

 
4. What is the conditional use requested?  A conditional use is requested for Hellgate Village West 
Townhomes because there are ten or more total dwelling units.  The property is currently zoned 
B2-1, Community Business. The City of Missoula Zoning Ordinance #3609, an amendment to the 
Municipal Zoning Code, Title 20, states that conditional use review and approval are required for 
Townhome Exemption Developments containing ten or more dwelling units in a 'B' District.  

 
D. RESPONSES TO TITLE 20 ZONING ORDINANCE CONDITIONAL USE REVIEW CRITERIA  
 
1. Review Criteria.  Describe how the proposal meets the following review criteria.  (Not all review 

criteria will apply in every case.  Only the applicable review criteria need to be met.) 
 

a.   Whether the conditional use complies with all applicable standards of the zoning ordinance. 
The conditional use is proposed to comply with all applicable standards of the zoning 

ordinance including the townhome development standards. The maximum number of dwelling 
units permitted within a B2-1 Community Business district is one dwelling unit per 1,000 square 
feet. A Development Agreement has been formalized with the City of Missoula which limits the 
residential development to a maximum of 14 dwelling units per acre with a maximum building 
height of 35 feet. There are 33 units proposed with Townhome Exemption Development #2. 

 Zoning Current Land Use 

Adjacent (North) 
RT10 - Residential 10 
(two-unit townhouse) 

Residential 

Adjacent (South) 
B2-1 - Community 
Business 

Undeveloped 

Adjacent (East) 
B2-1 Community 
Business 

Residential 

Adjacent (West) C-RR3 - Residential Residential 
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which per the Development Agreement, would allow for 41 units. Each townhome unit is 
proposed to comply with the parcel and building standards and the more restrictive building 
height per the Development Agreement. As part of the overall site design, the development is 
proposed to be compliant with the road, pedestrian connections, and parkland area established 
with the Development Agreement.  

A conceptual design has been provided as an attachment.  
 

b. Whether the conditional use is in the interest of the public convenience and will not have a 
significant adverse impact on the general welfare of the neighborhood or community. 
The proposed development promotes urban growth with a variety of housing types, 

including small lot single-family homes, carriage houses, and row houses, very similar to the 
neighboring developments. The Mullan Road area is one of the many active growth areas for 
housing and services in Missoula. The proposed density will be similar to that of the 
surrrounding neighborhoods. With a "build inward" focus, this development intends on 
providing affordable housing, with the option for owner occupied units.  

 
Hellgate Elementary School serves as the social, educational, and activity focal point of 

the neighborhood. Several commercial businesses are located on or near Mullan Road. Both the 
school and the commercial businesses can be accessed via, walking, biking, or driving. A bus 
route is also accessible with the closest stops on Connery Way, in the Hellgate Meadows 
Subdivision.  

 
The proposed development will extend Mary Jane Boulevard. Mary Jane Boulevard has 

been planned as an Urban Collector roadway, appropriate to serve the dense compact 
development supported by the Neighborhood Mixed Use land use designation in the the Our 
Missoula City Growth Policy 2035 and the B2-1 Community Business zoning district. This 
development will have a minimal impact on the Flynn Lane, Mary Jane Boulevard, England 
Boulevard, O'Leary Street and American Way corridors. With the road system in a grid pattern, 
traffic will be distributed onto multiple streets.  

 
Sidewalks and common areas will also be provided within the development. The dwelling 

units will be oriented toward the street where applicable and when not fronting a street, the 
units will be oriented toward the common area. 

 
 

c. Whether the conditional use is compatible with the character of the surrounding area in terms of 
site planning, building scale, and project design. 
The proposed development will be compatibable with the character of the surrounding 

area. Pleasant View, to the north, exhibits a traditional neighborhood design with grid system 
roads, small parks and a large central neighborhood park. Pleasant View has both front loaded 
and alley loaded lots and consists of single-family dwellings, two-family and multi-family 
dwellings. Hellgate Meadows to the east is a traditional neighborhood with a range of uses, from 
single-family home to high-density multiple family homes, and commercial uses. The Hellgate 
Elementary School Area is located west, across Flynn Lane. New developments are currently 
being built south of the school which allow for higher density single-family housing. The 
development pattern proposed with this TED will be similar to that of the existing neighborhood 
by including single-family and two-family housing units, centralized common areas, on-street 
parking, boulevards with street trees, and sidewalks.  Unit design will be similar to that found 
within Hellgate Meadows and Pleasant View. Lots adjacent to the common area will face the 
common area to provide a community connection.  
 

d. Whether the conditional use has operating characteristics that are compatible with the 
surrounding area in terms of hours of operation, outdoor lighting, noise, and traffic generation. 
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The development proposed is residential. Surrounding developments are residential with 
commercial uses beyond those developments. All outdoor lighting will comply with the 
Missoula Outdoor Lighting Ordinance and be compatable with the Pleasant View and Hellgate 
Meadows developments. 

Noise generated by the TED is expected to be within a normal residential character. With 
this TED located at the end of Mary Jane Boulevard, increased traffic is only expected to be 
from the residents or their invited guests. Residents in the surrounding neighborhoods may 
experience decreased traffic generated by this development once Mary Jane Boulevard 
connects to Mullan Road.  The continuance and availabilty of the non-motorized system will 
also help alleviate traffic generated with this development.  
 

e. Whether the conditional use will not have a significant adverse impact on traffic safety or 
comfort, including all modes of transport (non-motorized and motorized). 
The TED development is not expected to have adverse impacts on traffic safety. Mary 

Jane Boulevard, a collector street will be extended with alley access to individual units. 
Sidewalk extensions will be provided on both sides of  Mary Jane Boulevard. Common areas 
have been provided within the development. Each common area is connected to a public right 
of way via a sidewalk.  The motorized and non-motorized improvements will connect to the 
neighboring developments and provide access to Hellgate Elementary and shopping and 
services along North Reserve. There is also bus service within a quarter of a mile. As mentioned 
above, adjacent developments may experience decreased traffic generated from this 
subdivision once Mary Jane Boulevard connects to Mullan Road.   
 
2. Factors to be Considered.   
 
Section 20.85.070(I) includes factors that City Council may consider in determining whether all 
applicable review criteria have been satisfied.  These are listed below for reference. 
 

a. That new buildings and structures are located to create a positive relationship with their 
environment, both urban and natural. 

b. That the site design properly addresses building orientation, open space, light, sun exposure, 
views, and protection of natural features. 

c. That buildings, structures, and uses are compatible with adjacent properties and uses in terms 
of physical design elements, such as volume and mass management, building materials, color, 
open space design, screening, and other design elements. 

d. That the overall project will be functional, attractive, and safe in terms of pedestrian, bicycle, and 
vehicular access, parking, loading, and servicing. 

 
E. ATTACHMENTS 

As separate attachments (8.5” x 11” or 11” x 17”), provide the following materials with the site 
clearly identified.  Where appropriate, required information may be combined as long as the 
information is clearly presented.  Please check the box if the material is included in the packet.  If 
the material is not included in the submittal packet, please note "N/A".   

 
   A cover letter describing the purpose of the proposed project, existing site conditions,  

and a brief description of the proposal.       
   A vicinity map showing the subject property and the area within 300 feet of the subject 

property.       
   A Zoning map of the subject property and vicinity (showing the existing zoning district), extending 

at least 300 feet from the property boundaries.       
   An aerial photo of the subject property and vicinity extending at least 300 feet from the property 

boundaries.       
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   A Growth Policy/Comprehensive Plan map of the subject property and vicinity extending at least 
300 feet from the property boundaries for the applicable comprehensive plan, clearly showing 
the land use designation of the subject property and surrounding properties.       

   The current plat of the subject property.       
   A site plan, including existing and proposed landscaping, parking, streets/access, sidewalks, bike 

lanes, and any other improvements to the property.       
   Building elevation drawings of all proposed structures and/or photos of existing structures.  

      
   Floor plans of all existing and proposed buildings.        
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PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.
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Total Facade Area = 1,176 SF
15% x 1,176 SF = 176 SF
Glazing Provided = 178 SF
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TOTAL LIVING AREA 1630 S.F.
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INDICATES FIRE SEPERATION WALL
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HELLGATE VILLAGE
WEST TOWNHOMES

Units 74, 73, 49, 48 



1-18-22

A-3

ELEVATIONS

H
el

lg
at

e 
VI

lla
ge

 W
es

t T
ow

nh
om

es
U

ni
ts

 7
4,

 7
3 

& 
49

, 4
8

FRONT ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

LEFT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"

VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.

9'
-0

"
1'

-0
"

8'
-0

"

28
'-8

1 2"

3
12

3
12

3
12

3
12



1-18-22

A-3

ELEVATIONS

H
el

lg
at

e 
VI

lla
ge

 W
es

t T
ow

nh
om

es
U

ni
ts

 7
4,

 7
3 

& 
49

, 4
8

FRONT ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

LEFT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"

VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.
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35.78 sf

1,167.84 sf

Total Facade Area = 1,168 SF
15% x 1,168 SF = 175 SF
Glazing Provided = 194 SF

15.34 sf 16.82 sf15.43 sf
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AREA TABULATION PER UNIT
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TOTAL LIVING AREA 1515 S.F.
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HELLGATE VILLAGE
WEST TOWNHOMES

Unit 50







HELLGATE VILLAGE
WEST TOWNHOMES
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HELLGATE VILLAGE
WEST TOWNHOMES

Unit 52









HELLGATE VILLAGE
WEST TOWNHOMES

        Unit 53, 54, 55, 67, 69 
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FRONT ELEVATION
SCALE: 1/4" = 1'-0"

LEFT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

9'
-0

"
1'

-0
"

8'
-0

"
1'

-0
"

10
'-1

"

29
'-1

"

2.5
12

9'
-0

"
1'

-0
"

8'
-0

"
1'

-0
"

4'
-3

"

23
'-3

"

VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.



HELLGATE VILLAGE
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1-12-22

A-3

ELEVATIONS

H
el

lg
at

e 
Vi

lla
ge

 W
es

t T
ow

nh
om

es
C

ar
ria

ge
 P

la
n 

3 
R

ev
er

se
d

FRONT ELEVATION
SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"
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ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.
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HELLGATE VILLAGE
WEST TOWNHOMES

                                       Unit 61, 65, 70
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11-17-21

A-3

ELEVATIONS
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VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.



A-2

11-17-21
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HELLGATE VILLAGE
WEST TOWNHOMES

Unit 71



1-18-22

A-3

ELEVATIONS
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FRONT ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"
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SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"
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VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.
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A-2

1-18-22

FLOOR PLANS

1ST FLOOR PLAN 
SCALE: 1/4" = 1'-0"
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2ND FLOOR PLAN
SCALE: 1/4" = 1'-0"
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AREA TABULATION PER UNIT
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LIVING AREA 2nd FLOOR 1015 S.F.
TOTAL LIVING AREA 1,534 S.F.

INDICATES FIRE SEPERATION WALL
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HELLGATE VILLAGE
WEST TOWNHOMES

Units 76, 75 



10-20-22

A-3

ELEVATIONS
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FRONT ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

LEFT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"
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VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.



10-20-22
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ELEVATIONS
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FRONT ELEVATION
SCALE: 1/4" = 1'-0"

RIGHT ELEVATION
SCALE: 1/4" = 1'-0"

LEFT ELEVATION
SCALE: 1/4" = 1'-0"

REAR ELEVATION
SCALE: 1/4" = 1'-0"
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VERIFY TRIM AROUND WINDOWS AND DOORS W/CONTRACTOR.

PROVIDE ATTIC ROOF VENTING (S.F./150) AS REQUIRED PER I.R.C.

ALL EXPOSED FLASHING SHALL BE GALVANIZED AND SHALL BE

ELEVATION NOTES
ROOF TO BE ARCHITECTURAL STYLE ASPHALT SHINGLES.   

PAINTED TO MATCH ADJACENT SURFACES (TYPICAL).

2.

1.

3.

4.

EXTERIOR FINISH TO BE A COMBINATION OF BOARD & BATTEN & PLANK LAP SIDING SYSTEMS. 5.
VERIFY COLORS, PATTERNS & LOCATIONS W/CONTRACTOR.

6. VERIFY SOFFIT & EAVE FINISH W/CONTRACTOR.

28.11 sf 13.44 sf 13.44 sf 28.11 sf

35.78 sf
2.98 sf

2.89 sf

2.89 sf

2.98 sf

2.98 sf

2.89 sf

2.89 sf

2.98 sf

35.78 sf

1,171.86 sf

Total Facade Area = 1,172 SF
15% x 1,172 SF = 176 SF
Glazing Provided = 178 SF
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AREA TABULATION PER UNIT
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FRONT DECK 144 S.F.

LIVING AREA 2nd FLOOR 1076 S.F.
TOTAL LIVING AREA 1630 S.F.
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