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Overview/Summary: 
This memo documents the methodology, assumptions, and criteria used to establish the 
new zoning districts as part of Missoula’s Code Reform effort. The process integrates 
policy objectives, adopted land use guidance, amenity-based analysis, street typologies, 
and existing conditions to create a streamlined and equitable zoning map. 

Policy Guidance from Our Missoula 2045 Land Use Plan: 
Through the engagement and planning process of the Our Missoula 2045 Land Use Plan 
multiple policy objectives relate to how the City should be mapping new zoning districts. 
These are listed below 

• Update zoning districts to better match land use context and identified Place Types. 
(Implementation Action Item A7) 

• Ensure that zoning increases housing opportunities near multi-modal 
transportation infrastructure. (Policy Objective #1 in Our Missoula 2045 Land Use 
Plan) 

• Do not limit higher density to neighborhoods vulnerable to gentrification. 
(Implementation Action Item A23) 
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• Establish transitions between higher intensity development in commercial zones 
and adjacent residential neighborhoods. (Implementation Action Item A61) 

• Where possible, collapse overlays into equivalent base zones or develop unique 
base zones to capture the intent. (Implementation Action Item A9) 

• Zone for higher density housing near transit stations, places of employment, higher 
education facilities and other appropriate population centers. (Implementation 
Action Item A18) 

• Incorporate recommendations related to Street Types into the UDC and map. 
(Implementation Action Item A50) 

Along with these policy statements, City Council also adopted guiding principles for the 
City’s Code Reform effort. The 9th principle directly relates to the Zoning map and states, 
“Map zoning districts to support equity; sustainability and resilience; a vibrant public 
realm; and a walkable and healthy community”. 

Chapter 1: Amenity Mapping 
Amenity and proximity to services mapping is not new to the City of Missoula. The City has 
been measuring proximity to services and amenities in the Our Missoula Development 
Guide(OMDG) since 2018. In these documents proximity to infrastructure and services is 
called Residential Suitability. This model uses walking distance (1/4 mile) to public 
schools, developed parks, commuter trails, transit lines, commercial zoning, and grocery 
stores and 500ft buffers from existing sewer and water lines. The OMDG was used as a 
measurement tool to look at trends in residential development and determine how the City 
is performing against the previously repealed Our Missoula 2035 Growth Policy. 

The current Title 20 Zoning Map which was adopted and amended over the years has never 
been in full compliance with the repealed Future Land Use Map adopted as part of the 
2035 Growth Policy. Because of this, implementation of the community’s vision of growth 
has never come to full fruition. Under the Montana Land Use Planning Act (MCA 76.25) a 
jurisdiction’s zoning map must be in substantial compliance with the community’s vision 
for growth, known as the Place Type and Street Type maps in the Our Missoula 2045 Land 
Use Plan. Following State Law and the community’s vision for growth in the Our Missoula 
2045 Land Use Plan the City determined that the Zoning Map established in Title 20 needed 
a broad overhaul.   

In order to establish a new zoning district map in the most unbiased way possible staff 
looked to guidance from the Land Use Plan and Guiding Principles of Code Reform, listed 
in in the above section, as well as methodology derived from the Our Missoula 
Development Guide. 

https://www.ci.missoula.mt.us/3128/Our-Missoula-Development-Guide
https://www.ci.missoula.mt.us/3128/Our-Missoula-Development-Guide
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The first step in this model is the collection of geospatial data relating to the 
amenities/services that the Land Use Plan guides staff to use. To do this we used the 
following layers and sources: 

• Mountain Line Transit Routes (Source: Mountain Line) 
o Missoula Maps Web Service 

• Developed Parks  
o PDF Version of Parks 

• Commuter Trails (Source: Missoula Maps) 
o Missoula Maps Web Service 

• Public Schools (Source: Montana Cadastral paired with Federal Databases) 
o National Center for Education Statistics Public School Locations 

• Local Food Options (Source: Garden City Harvest and Abundant Montana) 
o Community Garden Locations 
o Abundant Montana Map 

• Grocery Stores that accept WIC (Source: Montana Cadastral paired with DPHHS) 
o Map Locations based on DPHHS 

 Straight line buffers are created on these datasets using GIS software. Walking distance in 
planning is typically measured by a 15-minute walk time, which corresponds to 
approximately ¼ mile distance of buffers that are created. The buffers then need to be 
‘cleaned’ or cut off at impenetrable areas using ground-truthing. For instance, the Kim 
Williams trail’s ¼ mile buffer extends across the Clark Fork River. But there are only 4 
bridges that cross the Clark Fork. Another instance of this is the CS Porter Middle School, 
the ¼ mile buffer extends across Reserve St however, for parents to let their kids walk 
across Reserve St is deemed too risky by most.   

Once the buffers are created for existing services and amenities this methodology uses a 
point system to rank areas. Frequent Transit (15-minute turn-around times) are weighted 
higher, since with this type of transit service a rider can get to Downtown in a very short 
amount of time. All other amenities listed above including 30 minute and 1 hour transit are 
treated similarly. Once the individual buffers are combined into a layer by using the 
Unioning tool, the points are tallied to determine where the highest level of services exist 
within city limits. 

Other considerations to amenity/service mapping are planned infrastructure within the 
timeline of the Land Use Plan. Staff utilized the proposed route for the Bus Rapid Transit, 
which goes from the Central Transfer station along Stephens and then along the Brooks 
Corridor and back. Staff also used the Street Typologies, more specifically Regional Mixed-
Use, Regional Connector, Community Mixed-Use, and Neighborhood Mixed-Use street 

https://missoulamaps-cityofmissoula.hub.arcgis.com/maps/7eb23478684b4f6697247dcea710084c/about
https://www.ci.missoula.mt.us/DocumentCenter/View/76136/Figure-12-Missoula-Exist-Parklands-Map-w-Label
https://services.arcgis.com/HfwHS0BxZBQ1E5DY/ArcGIS/rest/services/Trails_and_Trailheads_mso/FeatureServer/1
https://nces.ed.gov/opengis/rest/services/K12_School_Locations/EDGE_GEOCODE_PUBLICSCH_2324/MapServer/0
https://www.gardencityharvest.org/community-garden-list
https://abundantmontana.com/search/?show-map=yes
https://dphhs.mt.gov/ecfsd/wic/retailers
https://pro.arcgis.com/en/pro-app/latest/tool-reference/analysis/union.htm
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types adopted in the Land Use Plan. These street types are designated and designed to 
provide multi-modal infrastructure for local residents and the wider community to access 
services and amenities ranging from small-scale neighborhood commercial services to 
intensive community-wide commercial centers. 

Chapter 2: Constraint Mapping 
Constraint mapping delves into environmental and built environment constraints that 
necessitate a closer evaluation of zoning district mapping and potentially lower the 
intensity of the zoning district. The constraints evaluated in the zoning district mapping are 
listed below with sources: 

• Floodway/Floodplain (Source: Clark Fork & Bitterroot Rivers from new DNRC 
mapping; Rattlesnake Creek, Grant Creek, and Pattee Creek from FEMA floodplain 
mapping) 

• Street Connectivity (Source: Street pattern analysis from Our Missoula 2045 Land 
Use Plan) 

• Street Width (Source: Missoula Maps and City of Missoula Fire Department) 
• Neighborhood Gentrification Typologies (Source: Our Missoula 2045 Land Use Plan 

Appendix B: Our Missoula Equity in Land Use Report) 
• Avalanche Prone Slopes (Source: Slope Maps and 2014 Mt Jumbo Avalanche 

Report) 

 

Chapter 3: Residential Districts 
The Residential Place Types in the Our Missoula 2045 Land Use Plan form the foundation 
of mapping the residential zoning districts throughout the City Limits. The following are 
Place Types and the proposed comparable zoning districts that are allowed in each: 

• Urban Residential High 
o U-R4 
o U-R3 
o U-R2 

• Urban Residential Low 
o U-R2 
o U-R1 

• Limited Urban Residential 
o LU-R2 
o LU-R1 

https://missoulaavalanche.org/wp-content/uploads/Mt-Jumbo-avalanche-final1.pdf
https://missoulaavalanche.org/wp-content/uploads/Mt-Jumbo-avalanche-final1.pdf
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• Rural Residential 
o R-R1 

To start the process of applying zoning districts each parcel in the city is assigned to their 
respective Place Type. Then each parcel is assigned the proximity to amenity/services 
score using the buffers described in the Amenity Mapping section of this memo. After the 
data is inside of each parcel the following steps are applied: 

If parcels are Urban Residential High: 

1. Assign all parcels to U-R3 zoning district. 
2. If parcel is within walking distance to High Frequency Transit and 2 or more 

amenities assign to U-R4. 
3. If parcel is along a Community Mixed-Use, Regional Mixed-Use, or Neighborhood 

Mixed-Use assign the adjacent block to U-R4. 
4. If parcel is within floodplain, has built constraints such as a low connectivity block 

pattern, small street width, or within a zone identified by the Equity in Land Use 
Report ‘step-down’ the zoning district at least one intensity level. 

If parcels are Urban Residential Low: 

1. Assign all parcels to U-R1 zoning district. 
2. If parcel is along a street designated as Regional Connector, Community 

Residential, Neighborhood Mixed-Use or Regional Mixed-Use assign to U-R2. 

If parcels are Limited Urban Residential: 

1. Assign all parcels to LU-R1 zoning district. 
2. If parcel has current zoning that is within the Title 20 RM district assign to LU-R2 

zoning district. 
3. If parcel is within walking distance at least 3 amenities (including any transit 

regardless of timing) assign to LU-R2 zoning district. 

If parcels are Rural Residential: 

1. Assign all parcels to R-R1 zoning district. 

The final step in mapping zoning districts throughout the city was to “smooth out” the 
edges of the districts. To improve neighborhood compatibility and provide greater 
predictability for residents, staff aimed to align zoning boundaries with full city blocks 
whenever possible. This step required a manual, block-by-block review in which staff 
examined the edges of each zoning district to determine which district should apply to the 
entire block. 

https://pro.arcgis.com/en/pro-app/latest/tool-reference/analysis/spatial-join.htm
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As a general rule, if more than half of a block was assigned to a particular zoning district, 
that district was extended to cover the full block. An exception was made when applying 
that district across the entire block would conflict with the character or zoning pattern of 
surrounding blocks. 

Because this step required staff to hand-draw zoning boundaries rather than rely solely on 
parcel-level data and attributes, it was the most involved stage of the Place Type–to–zoning 
mapping process. This step in the process required decisions to be based on intuition, 
experience, and judgement by the Project Team and planning staff. 

Chapter 4: Mixed Use Districts 
Mixed Use Place Types in the Land Use Plan also typically have a 1:2 Place Type to Zoning 
district relationship. The only caveat to this is the Urban Mixed-Use Low and Limited Urban 
Mixed-Use Place Types. These relationships are highlighted below: 

• Downtown 
o D-C 
o D-T 

• Urban Mixed-Use High 
o U-MU4 
o U-MU3 
o T-MU 

• Urban Mixed-Use Low 
o U-MU2 
o U-MU1 
o T-MU 

• Limited Urban Mixed-Use 
o LU-MU 

Following guidance received during community engagement during the Our Missoula 2045 
Land Use Plan project staff did not use proximity to amenities when mapping the highest 
intensity Zoning districts in the Mixed-Use Place Types. Rather, it was determined that 
using the Design Excellence Overlays as a proxy for determining where areas are suitable 
for higher intensity zoning districts should be. These areas have previously been studied 
during that planning project and determined to be suitable based on their corridor status 
and proximity to services/amenities. The following steps were applied to the Mixed-Use 
Place Types: 

If parcels are assigned the Downtown Place Type: 

1. Assign all parcels to the D-T zoning district. 
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2. If parcels are inside Design Excellence Sub-districts labeled Inner Core, Outer Core, 
and Hip Strip assign parcels to the D-C zoning district. 

If parcels are assigned the Urban Mixed-Use High Place Type: 

1. Assign all parcels to the U-MU3 zoning district. 
2. If parcels are inside Design Excellence Corridors labeled Typology 1, Typology 2, or 

any Design Excellence ‘Node’, assign parcels to the U-MU4 zoning district. 
3. If parcels’ block pattern is identified as Cul-de-Sac, Curvilinear, or Rural-Super 

Block assign to T-MU zoning district. 

If parcels are assigned the Urban Mixed-Use Low Place Type: 

1. Assign all parcels to the U-MU1 zoning district. 
2. If parcels are inside Design Excellence Corridors labeled Typology 2,  Sub-district 

Downtown North, or Downtown – Gateway, assign parcels to U-MU2 zoning district. 
3. If parcels’ block pattern is identified as Cul-de-Sac, Curvilinear, or Rural-Super 

Block assign to T-MU zoning district. 

If parcels are assigned the Limited Urban Mixed-Use Place Type: 

1. Assign all parcels to the LU-MU zoning district. 

Much like the residential zoning districts, the final step in mapping the mixed-use districts 
is to ‘smooth-out’ the boundaries of the districts. See above Residential Districts section 
to see staff methodology on finalizing mixed-use district mapping. 

Chapter 5: Special Use Districts 
The various Special Use zoning districts do not share a typical zoning methodology 
between the different Place Types. However, there still is the relationship of comparable 
zoning districts in each Place Type. This section will outline the ways that the zoning 
districts are determined within each of the Special Use Place Types. The relationships 
between Place Types and zoning districts are listed below: 

• Industrial and Employment 
o I-1 
o I-2 

• Civic 
o A 
o CD-1 
o CD-2 

• Open and Resource Lands 

https://pro.arcgis.com/en/pro-app/latest/tool-reference/data-management/select-layer-by-location.htm
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o OP-2 
• Parks and Conservation Lands 

o OP-1 

Depending on the Place Type designation different methodologies were undertaken to 
assign the comparable zoning district. These methods are listed below each Place Type 
below: 

If parcels are assigned Industrial and Employment Place Type: 

1. Assign all parcels to the I-1 zoning district. 
2. Staff has determined that there are no places within City limits that necessitate an 

I-2 zoning district. This zoning district is reserved for future annexation and/or when 
it becomes necessary for specific heavier industrial uses. 

If parcels are assigned Civic Place Type: 

1. Assign all lands owned by the Airport Authority to the A zoning district. 
2. Assign all other parcels to the CD-1 zoning district. 
3. If parcel has current land uses that are supportive of residential development such 

as higher education facilities or walking distance to multiple amenities, including 
frequent transit, assign to CD-2 zoning district. 

4. Walk through parcels with Historic Preservation office to determine if additional 
development may occur or is context sensitive to surrounding area. 

If parcels are assigned the Open and Resource Lands Place Type: 

1. Assign parcels OP-2 zoning district. 

If parcels are assigned Parks and Conservation Land’s place type: 

1. Assign parcels to the OP-1 zoning district. 
2. Assign all floodway as OP-1 zoning district, even if it splits the parcel into multiple 

zoning districts. 

OP-1 zoning district special consideration (due to large number of public comments): 

1. If PROST planning document designates a park as a Neighborhood Park, 
Neighborhood Natural Area, or Special Use and the land is owned by the City, 
assign parcel to OP-1, regardless of Place Type designation. 
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Chapter 8: Examples of Zoning District Mapping 
This chapter provides some examples of parcels/ blocks within each Place Type and 
reasoning for why the parcel and/or block was assigned to that zoning district. This section 
was completed before Planning Board recommendations were taken into consideration so 
the zoning districts may differ after these decisions. 

Urban Residential High Place Type 

1435 Defoe Street: U-R4 zoning district 

• Within walking distance to: Frequent Transit Service, Public School, and a 
Developed Park 

• No environmental constraints present 

1732 Defoe Street: U-R3 zoning district 

• Within walking distance to: Frequent Transit Service 
• Equity in Land Use identified western third of the block as an area that is “Affordable 

and vulnerable to gentrification and displacement.” 

1428 Harrison Street: U-R2 zoning district 

• Within walking distance to a Developed Park and a Commuter Trail 
• Parcel is below steep slope that has the potential to cause residents harm due to 

avalanche risks. 

Urban Residential Low Place Type 

631 Pattee Creek Drive: U-R2 zoning district 

• Parcel is located along a Community Residential Street Type. 
• No environmental constraints present. 

533 Pattee Creek Drive: U-R1 zoning district 

• Parcel is located along a Neighborhood Greenway Street Type. 
• No environmental constraints present. 

Limited Urban Residential Place Type 

2706 Gilbert Avenue: LU-R2 zoning district 

• Within walking distance to a Public School, Local Food Option, and Developed Park. 
• No environmental constraints present. 

https://www.google.com/maps/place/1435+Defoe+St,+Missoula,+MT+59802/@46.8829881,-114.0123468,3a,75y,140.96h,91.86t/data=!3m7!1e1!3m5!1som0e0-XefhSRyhowBkbZRw!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D-1.8574164355924268%26panoid%3Dom0e0-XefhSRyhowBkbZRw%26yaw%3D140.96008057156126!7i16384!8i8192!4m6!3m5!1s0x535dce62fe21ba9b:0xda4c9595e9d4b3a3!8m2!3d46.8827318!4d-114.0121531!16s%2Fg%2F11c1kt_fpd?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.google.com/maps/place/1732+Defoe+St,+Missoula,+MT+59802/@46.8829883,-114.0167313,3a,89y,2.8h,93.87t/data=!3m7!1e1!3m5!1szESOSNCt-6j95WH_5wsaWQ!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D-3.8720990081373827%26panoid%3DzESOSNCt-6j95WH_5wsaWQ%26yaw%3D2.7960611548354932!7i16384!8i8192!4m6!3m5!1s0x535dce63f557c7a3:0x5566e14df5c797c6!8m2!3d46.8832742!4d-114.0166673!16s%2Fg%2F11c5kfrw3l?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.google.com/maps/place/1428+Harrison+St,+Missoula,+MT+59802/@46.8758541,-113.9722897,3a,75y,122.64h,93.45t/data=!3m7!1e1!3m5!1sEKAb0M_ZkTrL5zAYHkQJkg!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D-3.4451803145261835%26panoid%3DEKAb0M_ZkTrL5zAYHkQJkg%26yaw%3D122.63970523897311!7i16384!8i8192!4m6!3m5!1s0x535dcc21b80e5feb:0xf47d567ffb51088e!8m2!3d46.8757487!4d-113.9720997!16s%2Fg%2F11c2d5_ncm?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.google.com/maps/place/631+Pattee+Creek+Dr,+Missoula,+MT+59801/@46.8414231,-114.0078891,3a,75y,83.75h,78.88t/data=!3m7!1e1!3m5!1sZu6pDzDFQ32b-FTf1UOt1g!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D11.121274035686525%26panoid%3DZu6pDzDFQ32b-FTf1UOt1g%26yaw%3D83.74842350864658!7i16384!8i8192!4m6!3m5!1s0x535dcd977406feb1:0x4c963d1aaa2a4a33!8m2!3d46.8413193!4d-114.0075999!16s%2Fg%2F11c211z90k?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.google.com/maps/place/533+Pattee+Creek+Dr,+Missoula,+MT+59801/@46.841568,-114.0057349,3a,75y,175.8h,81.77t/data=!3m7!1e1!3m5!1sN5LKd1wIp-7LdX_y1AtYAw!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D8.226235404741928%26panoid%3DN5LKd1wIp-7LdX_y1AtYAw%26yaw%3D175.79732288248923!7i16384!8i8192!4m6!3m5!1s0x535dcd978e082efd:0x30dca3a47a3f839f!8m2!3d46.8413716!4d-114.0056736!16s%2Fg%2F11c1dt2p3k?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
https://www.google.com/maps/place/2706+Gilbert+Ave,+Missoula,+MT+59802/@46.8898404,-113.9674467,3a,75y,30.92h,88.59t/data=!3m7!1e1!3m5!1s6jBOlSkS-UaKImiLLsFjvA!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D1.406693499253933%26panoid%3D6jBOlSkS-UaKImiLLsFjvA%26yaw%3D30.921545605917398!7i16384!8i8192!4m6!3m5!1s0x535dcea55723e47b:0x6886d59d0c2a3785!8m2!3d46.8899052!4d-113.9671024!16s%2Fg%2F11c1fly9_g?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
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2606 Gilbert Avenue: LU-R1 zoning district 

• Within walking distance to a Public School and a Developed Park. 
• No environmental constraints present. 

https://www.google.com/maps/place/2606+Gilbert+Ave,+Missoula,+MT+59802/@46.8890045,-113.967412,3a,75y,84h,80.11t/data=!3m7!1e1!3m5!1s_gZfNy6tGdjUwJ-6-EbICg!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%2Fthumbnail%3Fcb_client%3Dmaps_sv.tactile%26w%3D900%26h%3D600%26pitch%3D9.888661660762992%26panoid%3D_gZfNy6tGdjUwJ-6-EbICg%26yaw%3D83.99537442481116!7i16384!8i8192!4m6!3m5!1s0x535dcea5682ca2e7:0xbb5dde19ab632c14!8m2!3d46.8890671!4d-113.9671968!16s%2Fg%2F11c2g1qw5z?entry=ttu&g_ep=EgoyMDI1MTEyMy4xIKXMDSoASAFQAw%3D%3D
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