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Section 1 - Project Overview 
 
The subdivision applicants are Kim Smith Properties, LLC, and Steed Rentals LLC, represented by 
Morrison-Maierle, Inc., as hired engineers. They have requested three things: annexation into the City 
of Helena, pre-zoning to B-2 (general commercial) and R-O (residential-office), and preliminary plat 
approval for the Crystal Springs Village Major Subdivision. The property is Tract A-1-A-2 and Tract 
B-1-A of Certificate of Survey No. 3370303 and Lot G1-A-2 of the Amended Plat of Tract G1-A, 
McHugh Subdivision No. 2 (Document No. 3284465). It lies on the west side of McHugh Lane in the 
West Half of Section 18, Township 10 North, Range 3 West. The land has been used for gravel mining 
and for Steed's office and contractor yard. The plat's described boundary contains 23.25 acres, 
including a proposed the parkland tract, within a parent ownership of about 41.68 acres (see Section 
5, Survey Requirements). The balance will remain in two unsubdivided remainder tracts, which are 
not proposed for annexation and would remain in unincorporated Lewis and Clark County. 
 
Due to the fact that the application for this preliminary plat was submitted to City staff prior to the 
adoption of Montana Land Use Planning Act (MLUPA)-compliant subdivision regulations that came 
into effect on May 5, 2026, the preliminary plat and all related applications are to be reviewed under 
Title 76, Chapter 3, Montana Code Annotated, known as the Montana Subdivision and Platting Act.  
The City Subdivision Regulations to be referenced are contained in Helena City Code Title 12  and 
predate adoption of Ordinance 3330 on April 6, 2026 (see Appendix C and the attached referenced 
code sections).  
The preliminary plat proposes creating 40 lots in a single phase: 22 multi-family lots, 16 commercial 
lots, one utility lot, and one park lot. The plat dedicates public streets — Adams Street, Steed Lane, 
Smith Avenue, the Wolf Road extension, and the Lander Road approach — that connect to McHugh 
Lane at three approaches. The application proposes 130 multi-family dwelling units and eight  
additional multi-family dwelling units within a mixed-use lot. Four of the commercial lots (Block 1, 
Lots 1 through 4) hold the existing Steed operation, and the future development of the remaining 16 
commercial lots will be determined at site plan review. All lots will be served by City water and 
wastewater, and stormwater will be managed and retained on-site. 
 
Under §76-3-621, MCA, parkland dedication is required for this proposed subdivision, either in the 
form of dedication of parkland, a cash donation made in-lieu of land donation, or a combination of 
the two. The plat shows a proposed 1.63-acre park tract. At its September 2, 2026 meeting, the City-
County Consolidated Parks Board recommended against acceptance of the proposed land dedication. 
The Board did not reach a recommendation on a cash donation in-lieu of dedication. At the same 
meeting, the owner stated a preference for a cash donation in-lieu of dedication. Staff recommends 
that the requirement be satisfied through a cash donation in-lieu of dedication equal to the appraised 
fair market value of the unsubdivided, unimproved land. The City Commission determines the form 
of the dedication that will ultimately be formally accepted at the time of final plat. 
 
The applicant's Traffic Impact Study estimates 4,020 average weekday trips (277 AM peak-hour and 
332 PM peak-hour trips). However, this figure is for an earlier, larger development concept the study 
analyzed, which is no longer proposed; this 40-lot plat is the full extent of the project, and the study 
was not re-run for it alone (see Section 5, Transportation, Finding C).  
 
In addition to the preliminary plat request and action, the applicant is also requesting separate but 
simultaneous actions: 
 

• Annexation into the City of Helena – ANNX2602-0004 
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• Pre-Zoning for Crystal Springs Village – ZONE2602-0002 

Section 2 - Staff Recommendation 
 
Conditional approval of the preliminary plat for the Crystal Springs Village Major Subdivision, 
creating 40 lots and street rights-of-way from about 23.25 acres, and adoption of the Findings of Fact 
and the conditions contained therein for the property described in the Findings of Fact. 

Section 3 - General Information 
 

Case Nos.:    ZONE2602-0002 (Pre-Zoning)  
   PRELIM2602-0001 (Preliminary Plat)  
   ANNX2602-0004 (Annexation) 

 
Application Date:  February 18, 2026 
 
Meeting Dates:  Planning Commission – September 15, 2026 
 City Commission – October 19, 2026  
 City Commission – November 9, 2026  
 
Applicant/Representative: Kolter Kukes, P.E. 

Morrison-Maierle, Inc. 
1 Engineering Place 
Helena, MT 59602 
 

Property Owners:  Kim Smith Properties LLC 
Attn: Kim Smith 
7510 Applegate Drive 
Helena, MT 59602 
 
Steed Rentals LLC 
Attn: Josh Steed 
P.O. Box 6019 
Helena, MT 59604 
 

Legal Description:   Tract A-1-A-2 and Tract B-1-A of Certificate of Survey No. 3370303, 
and Lot G1-A-2 of the Amended Plat of Tract G1-A — McHugh 
Subdivision No. 2, Document No. 3284465, located within the West 
One-Half of Section 18, Township 10 North, Range 3 West, P.M.M., 
Lewis and Clark County, Montana 

 
General location:  Between McHugh Lane and future extensions of Cooney Drive, 

running north from the current “Helena City Limits” sign to the edge 
of the Steed property legally described as Tract B-1-A on COS 
3370303. 
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Present Land Use:  Contractor yard and office/gravel pit 
 
Adjacent Land Uses:  North: Residential 

East: Single dwelling-unit residential 
South: Multiple dwelling-unit residential 
West: Vacant  
 

Adjacent zoning: North: West Valley #2 (County) 
East: R-3 and R-2 (City of Helena) 
South: B-2 (City of Helena) 
West: R-1, R-2, and R-3 (County) 
(R-O in proximity to the southeast) 

 
Current zoning:  West Valley #2 (County) 

Tract/Property Size: Described exterior boundary of 23.25 acres, proposed for annexation. 
Two remainder tracts totaling 16.64 acres are not proposed for 
annexation and remain in unincorporated Lewis and Clark County. 

 
Future Land Use Designation:  Urban Residential 

Within Urban  
Standards Boundary:  Yes 

Section 4 - Public Process 

Public hearings and the solicitation of public comment are an integral part of the review 
process. Notice of the September 15, 2026, Planning Commission hearing was published on 
August 29, 2026, mailed by certified mail postmarked September 3, 2026, and posted on the 
property on September 3, 2026. As of September 4, 2026, no public comments had been 
received. Comments received after that date, including at or after the Planning Commission 
hearing, will be added to the record and forwarded to the City Commission. 

Section 5 – Land Use Plan Analysis 
 
The Helena Forward Land Use Plan (LUP), adopted by the City Commission on November 17, 2025, 
is the applicable planning policy document for this review. The LUP guides the City's land use 
decisions and the adoption of its land use regulations, and zoning districts implement it. The subject 
property lies within the Urban Standards Boundary (USB), and the Plan's Future Land Use Map 
(FLUM) designates the property Urban Residential. The USB is identified in the LUP as the area 
where the City can most efficiently and cost-effectively provide essential urban services, including 
water, wastewater, stormwater management, and transportation. Properties within the boundary 
are prioritized for annexation and for extension of City services. The Plan directs growth to areas 
that City services can reach rather than to unserved land farther from the city. 
 
The subject property adjoins the City limits along McHugh Lane. The subdivision extends City water, 
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sewer, streets, and stormwater facilities to a former gravel pit and places 138 multi-family dwelling 
units and 16 commercial lots on those services. Serving growth with City services reduces the 
adverse effects of regional population growth in several ways. City water and sewer allow higher 
densities, so a given number of homes uses less land than the same homes on county-sized lots. 
Locating homes and businesses next to existing neighborhoods and along an established corridor 
shortens travel distances. Development on the City’s water and sewer systems, rather than on 
individual wells and septic systems, avoids the cumulative adverse groundwater effects of many on-
site systems and places treatment under a single regulated utility. Stormwater is managed to City 
standards on a site that today has none. 
 
Conclusion: 
 
The subdivision carries out the Land Use Plan’s direction to accommodate growth within the Urban 
Standards Boundary on City services, at urban densities, adjacent to existing development. It is 
consistent with the Plan for purposes of preliminary plat review. 

Section 6 – Evaluation 
 

Findings of Fact 

Under §76-3-608(2), MCA, the governing body issues written Findings of Fact that weigh potential 
subdivision impacts. Prior to this, the Helena Planning Commission will weigh the primary review 
criteria of §76-3-608(3), MCA. Under §76-3-605(4), MCA, the Planning Commission acts in an 
advisory capacity and provides a written recommendation to the City Commission on the preliminary 
plat. The City Commission, as the governing body, approves, conditionally approves, or denies the 
preliminary plat under Helena City Code §12-2-9(B), as in effect at the time of application. 

The change in state law between the Subdivision and Platting Act and the Montana Land Use Planning 
Act created a new methodology for the analysis of subdivision impacts. The Crystal Springs Village 
subdivision application was received February 18, 2026, before the MLUPA-compliant amendments 
to Helena City Code Title 12 took effect and within months of the adoption of the Helena Forward 
Land Use Plan (LUP). Staff were required to review the application under the subdivision regulations 
in effect on the application date, which point to and require conformance with the 2019 Growth 
Policy. The findings and conclusions presented below are based on analysis of impacts required of 
subdivision review prior to implementation of MLUPA and reflect impacts assessed for subdivisions 
in conformance with the 2019 City of Helena Growth Policy rather than the newer LUP. The 
superseded Title 12 provisions cited in this report are included with the packet as reference for 
analysis purposes (see Appendix C). 

The primary review criteria of §76-3-608(3)(a), MCA, are the specific, documentable, and clearly 
defined impacts on agriculture, agricultural water user facilities, local services, the natural 
environment, wildlife, wildlife habitat, and public health and safety, as were considered in the 2019 
Growth Policy. The statute excludes any consideration of whether the subdivision will result in a loss 
of agricultural soils. Section 76-3-608(3)(b) through (d), MCA, add three more criteria: compliance 
with survey requirements, the local subdivision regulations, and the local review procedure; 
easements for planned utilities; and legal and physical access to each parcel.  

1. Impacts to Agriculture 

Findings: 
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A. The subject property is not in agricultural use. The north portion is occupied by the Steed 
construction headquarters (contractor yard and associated office); the remainder is a former 
scratch gravel pit currently being backfilled with imported fill. According to the 
Environmental Assessment (EA), the property consists mainly of mine tailings and exposed 
subsurface gravels left by historic mining and gravel operations. That activity altered the 
natural landforms. 

B. The NRCS maps 94.6% of the property as a “Dumps, mine” unit, indicating native soils have 
been highly disturbed or removed, and the surface consists of transported tailings and rock. 
The balance is Thess loam (4.0%) and Musselshell-Crago complex (0.6%). NRCS classifies the 
property as primarily not prime farmland. Standard NRCS ratings for erosion hazard, 
erodibility, fire hazard, and soil puddling are not available because the site is so heavily 
disturbed. 

C. Historic aerial imagery indicates the site has not supported agricultural production for at 
least the past 30 years. Agricultural uses on adjacent properties, such as hay production, 
declined between 2006 and 2009 as the area shifted to residential and commercial 
development. Agricultural land remains more common to the north. The Lewis and Clark 
County Fairgrounds lie about one mile southwest of the subject property, and the proposed 
development would not impede its operations. 

D. The property is within the Urban Standards Boundary and is designated Urban Residential 
on the Future Land Use Map. That designation plans the area for urban development served 
by municipal services, not for agriculture. 

Conclusion: 

The proposed subdivision will not convert active farmland or interfere with ongoing agricultural 
operations. This major subdivision will not significantly impact agriculture. 

2. Impacts to Agricultural Water User Facilities 

Findings: 

A. The property contains no natural surface water. The EA identifies no on-site irrigation or 
agricultural water facilities: no reservoirs, ponds, ditches, headgates, pipes, or stock-watering 
facilities. The field investigation observed highly disturbed conditions with exposed 
subsurface gravels, little soil cover, and sparse vegetation. 

B. Nearby off-site waterways include Tenmile Creek, the Helena Valley Canal, and a ditch lateral 
that flows to the canal. None traverse or serve the subject property, and the subdivision 
proposes no alteration, relocation, or interruption of any of them. 

C. The subdivision will be served by City of Helena water and wastewater. It does not rely on, 
divert, or affect any agricultural water user facility. 

Conclusion: 

No agricultural water user facilities exist on or are served by the subject property. This major 
subdivision will not impact agricultural water user facilities. 

3. Impact to Local Services 

A. Local services provision with the proposed subdivision will be reviewed subject to the following 
evaluation guidelines: 
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1. Subdivision review should consider the recommendations of existing service and facility 
plans and compliance with other service needs assessments.  

2. Subdivision review could include the impact of the development on the levels of service, 
proximity of services, response times, and the subdivider’s responsibility in the extension 
of services. 

3. The capacity and capability of local services is limited, and all developments should 
equitably participate in providing adequate services for, including replacement of 
consumed reserve capacity, to meet levels of service and facility design standards. 

4. General design of local services within proposed subdivisions should be addressed during 
the preliminary plat review. 

5. Lack of adequate service capacity and capability within local services is adequate grounds 
for denial of subdivision approval when impacts of proposed subdivisions are not 
mitigated.  

6. Subdivision review shall include review of easements for the provision and maintenance 
of services. 

7. Subdivision review may require a percentage of improvements or specific types of 
improvements necessary to protect public health and safety to be completed before 
allowing bonding or other reasonable security for purposes of filing a final plat. An 
evaluation of the timing of infrastructure installation should be included in the 
subdivision review. 

B. Helena City Code §12-2-15 requires public improvements be installed in conformance with plans, 
specifications, and a construction schedule approved by the city. 

Transportation 

Findings: 

A. The applicant's Traffic Impact Study (Morrison-Maierle, February 2025) was included with the 
transportation submittal and reviewed by TSD. It estimates 4,020 average weekday trips (2,010 
entering and 2,010 exiting), with 277 AM peak-hour and 332 PM peak-hour trips. The estimate 
uses ITE Trip Generation Manual (11th Edition) rates. The TIS models full buildout in 2035 of an 
earlier, larger development concept: 21 single-family homes, 254 multi-family dwelling units, 
66,470 square feet of business-park use, and an industrial park with about 100 employees. That 
concept is no longer proposed. This 40-lot preliminary plat is the full extent of the project, and 
its program is smaller than the one the TIS analyzed. The TIS is the development-specific traffic 
forecast of record for this application. 

B. The City of Helena Transportation Systems Department (TSD) reviews the traffic impact analysis 
and transportation design for proposed subdivisions. The applicant’s Traffic Impact Study 
includes a supplemental memo on combined traffic from the adjacent Aero Vistas development 
and Crystal Springs Village, and on traffic control at the McHugh Lane/Road Runner Street 
intersection. The findings below reflect TSD's review. 

C. Access comes from three approaches on McHugh Lane. The Lander Road approach (north) is an 
existing segment serving the Steed property. The Wolf Road extension is in the middle. The new 
Smith Avenue approach (south) forms a new three-way intersection with McHugh Lane. Interior 
north-south local roads are Steed Lane and Adams Street. Interior roads are classified local with 
60-foot rights-of-way; the Lander Road approach carries a varying 80-foot right-of-way. The 
Lander Road/McHugh Lane approach has one right-turn-only exit lane and one entry lane. No left 
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turn onto McHugh Lane is allowed. This protects safety at the Yuhas Avenue approach 
immediately to the north. The Lander Road approach is an existing access, and its offset from 
Yuhas Avenue does not meet the City's intersection-spacing standard. TSD requires a formal 
deviation request, paired with the right-turn-only egress, to document that existing condition, 
and has advised staff that the deviation approval is the remaining step. 

D. Non-motorized facilities proposed with the subdivision include sidewalks and ADA pedestrian 
ramps at intersections along the interior roads, and boulevard sidewalks the full length of 
McHugh Lane. 

E. TSD's review comments on the subdivision's transportation design and off-site impacts are 
included in Appendix B. Staff has evaluated those comments. Where warranted, they are 
addressed through the conditions of preliminary plat approval in Section 8 and, separately, 
through the conditions of annexation. Remaining items are addressed during infrastructure and 
design review. 

Conclusion: 

Impacts to the transportation system have been identified. These impacts can be mitigated through 
the applicant's proposed improvements, subsequent infrastructure and design review, and the 
conditions of preliminary plat approval set out in this report. 

Water 

Findings: 

A. The subdivision will be served by the City of Helena Public Water System. The system is supplied 
by the Tenmile Water Treatment Plant (8.9 MGD peak capacity), the Missouri River Water 
Treatment Plant (9 MGD), and the Eureka groundwater well (about 1 MGD). The property is 
served by the existing Malben Low pressure zone; storage in the Malben High zone (15 MG) 
supplies the Low zone through pressure-reducing valves. 

B. Water will be distributed by extending the existing 8-inch mains in the McHugh Lane right-of-
way along the proposed streets. The new mains will loop back to the existing system at two points 
in McHugh Lane. End caps at the west subdivision boundary allow future extension. 

C. A WaterCAD hydraulic model was prepared with a node at each proposed lot and demands 
assigned under the City Engineering and Design Standards. It was run for average-day, peak-
hour, and maximum-day-plus-fire-flow conditions. The model found the existing City system 
flows and pressures adequate to serve the subdivision's demands (about 88 gpm average day, 
212 gpm maximum day, and 308 gpm peak hour). 

D. The City tested two hydrants on McHugh Lane. Fire flows were about 3,004 gpm (Hydrant #1416) 
and 4,938 gpm (Hydrant #1358), both above the required minimum of 1,750 gpm. The 
applicant's model indicates required fire flows will be met upon extension of the water mains; 
the new hydrants will be flow-tested by the City upon completion of construction. 

Conclusion: 

The subdivision can be adequately served by the City of Helena water system, with no off-site water 
improvements identified. 

Wastewater (Sewer) 

Findings: 
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A. Wastewater collection will be provided by gravity sewer mains and individual services to all lots. 
Mains are generally 8 inches, with a 10-inch main along Wolf Road; the system connects to an 
existing 48-inch manhole at the intersection of Wolf Road and McHugh Lane. 

B. The controlling segment inside the subdivision is the 10-inch outfall from Wolf Road to the 
existing sewer in McHugh Lane. It will run at about 29% of capacity at peak hour and under 8.5% 
at average daily flow, within the City's design standards. 

C. The Aero Vistas development to the south connects directly to the McHugh Lane sewer at the 
same existing 48-inch manhole. It adds no flow to the sewers proposed inside this subdivision. 
The remainder tracts are not expected to require future sanitary sewer service, and the Wolf 
Road right-of-way terminates at the west remainder tract, preventing connection by properties 
farther west. 

D. Sufficiency Review completed on March 18, 2026, required a downstream capacity analysis (PER 
Appendix E). That analysis found the existing 8-inch gravity main from McHugh Lane to Jade 
Street exceeds allowable capacity and surcharges at full buildout. Upsizing that segment to 10 
inches is estimated to produce a 57% capacity condition, and to 12 inches a 46% condition. The 
existing 12-inch main from Jade Street to Amber Court is estimated at 70% capacity at buildout. 
The Golden Estates lift station (recently upgraded to 946 gpm peak-hour capacity), its force main, 
and the downstream trunk sewer are estimated to have adequate capacity. 

E. The development's estimated average flow is about 0.074 MGD. That is about 2.2% of the Helena 
Wastewater Treatment Plant's current average flow (3.4 MGD) and 1.3% of its projected 2043 
flow (5.9 MGD). The Wastewater Master Plan indicates adequate treatment capacity for the 
development. 

Conclusion: 

The subdivision can be served by the City wastewater system. A downstream improvement — 
upsizing of the existing 8-inch McHugh Lane main between Wolf Road and Jade Street — has been 
identified to accommodate buildout flows. 

Stormwater 

Findings: 

A. Stormwater has been analyzed under the 2013 City of Helena Engineering and Design Standards. 
Street runoff is collected in curb and gutter, enters curb inlets and storm sewer, and flows to an 
on-site retention and infiltration pond. The pond sits in a utility lot on the west boundary of the 
subdivision. 

B. Runoff was modeled using the SCS Curve Number method across ten sub-basins for the 2-, 10-, 
25-, and 100-year, 24-hour design storms. Storm inlets and pipes are sized for the 25-year storm. 
The retention pond is sized for the 100-year storm. The 0.5-inch water-quality storm (about 
25,170 cubic feet) is retained and infiltrated on site. 

C. A geotechnical percolation test at the proposed pond location returned an infiltration rate of 7.3 
inches per hour, reduced by half (3.65 in/hr) for design. The pond is designed to retain and 
infiltrate runoff on site, with no off-site stormwater discharge. 

Conclusion: 

Stormwater from the subdivision is designed to be collected, retained, and infiltrated on site under 
the 2013 City of Helena Engineering and Design Standards. 

Other Services 
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Findings: 

A. The applicant's emergency services narrative identifies the following providers, distances, and 
estimated response times: fire protection from the West Valley Fire Rescue District (Station 1 
Headquarters, about 2.5 miles, estimated 5-minute response), using fire hydrants proposed 
within the subdivision; law enforcement from the Lewis and Clark County Sheriff's Office (about 
3.0 miles, estimated 9-minute response); ambulance service from the St. Peter's EMS North 
Station (about 1.3 miles, estimated 3-minute response); and medical services from St. Peter's 
Health (about 4.4 miles, estimated 12-minute response). 

B. The narrative identifies no on-site constraints impeding emergency service delivery. It notes that 
law enforcement and medical responders would cross active BNSF Railway tracks en route to the 
site, which may impede response. 

C. The applicant has submitted a solid waste collection plan identifying solid waste collection 
locations serving the commercial and multi-dwelling lots. Solid waste collection will be provided 
consistent with City of Helena requirements. 

D. The subdivision lies within the Helena School District. The applicant applies a multiplier of 0.24 
school-age children per multi-family dwelling unit (Econsult Solutions, “Who Moves Into 
Montana Housing? 2015 Residential Demographic Multipliers”). On that basis, the applicant 
estimates about 35 school-age children at full build-out, counting the multi-family lots and the 
eight multi-family dwelling units in the mixed-use commercial lot. Students would attend Four 
Georgians Elementary School (about 1.0 mile), C.R. Anderson Middle School (about 3.1 miles), 
and Capital High School (about 1.7 miles). No school bus stops are proposed. 

E. NorthWestern Energy (NWE) will extend its natural gas and electric facilities to serve the 
subdivision. The new gas and electric lines will be installed in the public right-of-way and 
designed to NWE standards. Existing NWE power and gas currently serve the existing buildings 
on the property from a 20-foot utility easement along the northeast boundary and from the 
McHugh Lane right-of-way. 

F. A recorded 40-foot NWE gas-line easement crosses the central part of the subdivision. It holds 
two 8-inch HDPE gas lines (30–50 psi) and a 10-inch welded-steel gas line operating at about 
1,000 psi. The applicant is coordinating protective design provisions with NWE, as discussed at a 
February 5, 2026, meeting. The provisions include maximum ground cover of 8 to 9 feet at road 
crossings, a 2-foot vertical clearance for utilities crossing the gas lines, placement of buildings 
away from the easement, and NWE personnel on site during construction. (See also Easements 
and Public Health & Safety.) 

G. CenturyLink provides buried communication service to the existing buildings and is expected to 
serve the subdivision. Backbone communication lines will be installed in the public right-of-way 
in coordination with CenturyLink and NWE. 

H. Upon annexation, fire protection and law enforcement will be provided by the Helena Fire 
Department and the Helena Police Department. Both departments reviewed the application, and 
their comments are included in Appendix B. 

Parkland Dedication 

Section 76-3-621, MCA, requires parkland dedication for this subdivision and establishes the amount 
and permitted forms of dedication. The calculated requirement for parkland dedication with this 
subdivision is 1.63 acres. The preliminary plat shows a 1.63-acre park tract. At its September 2, 2026, 
meeting, the City-County Consolidated Parks Board recommended against accepting the proposed 
land dedication and did not make a recommendation on a cash donation in-lieu of dedication. The 
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owner stated a preference for satisfying the requirement through a cash donation in-lieu of 
dedication. 

Findings: 

A. Under §76-3-621(1), MCA, the subdivider dedicates a cash or land donation equal to the statutory 
schedule. A cash donation is to be the fair market value of the unsubdivided, unimproved land 
[§76-3-621(10)(a), MCA]. If the subdivider does not choose a cash donation only, the governing 
body determines whether the dedication will be land or a combination of land and cash, in 
consultation with the subdivider and the park board and giving due weight to the subdivider's 
preference [§76-3-621(4), MCA]. 

B. The applicant applied the §76-3-621(1), MCA, parkland dedication schedule to the 18.90-acre 
subdivision area, counting all utility, commercial, and residential lots. The result is a required 
dedication of about 1.63 acres, calculated as follows: 

Lot Size Range Total Area Percent Required Park Dedication 

Requirement 

0.5 acres or smaller 10.07 acres 11.00% 1.11 acres 

Larger than 0.5 to 1 acre 3.04 acres 7.50% 0.23 acres 

Larger than 1 to 3 acres 5.79 acres 5.00% 0.29 acres 

Total 18.90 acres — 1.63 acres 

 

C. At the time of application submission, the applicant proposed a cash donation in-lieu at $5,000 
per acre ($8,150 total), although this valuation was not based on the statutorily required fair 
market value of the unsubdivided, unimproved land, as stated in §76-3-621(10)(a), MCA as no 
such supporting documentation was provided by the applicant. The applicant withdrew the cash 
proposal and substituted the land dedication during Sufficiency Review. The applicant then 
proposed to satisfy the requirement through a 1.63-acre land dedication, shown as the park tract 
on the plat. 

D. At the September 2, 2026, City-County Consolidated Parks Board meeting, the Board voted to 
recommend against accepting the applicant's proposed 1.63-acre land dedication. A separate 
motion to recommend a cash donation in-lieu of dedication did not carry. The Board's 
recommendation is appended to this report. 

E. City staff recommends against accepting the proposed 1.63-acre land dedication and 
recommends a cash donation in-lieu of dedication equal to the fair market value of the 
unsubdivided, unimproved land. That recommendation matches the preference the owner 
expressed in the course of the September 2, 2026 Consolidated City-County Parks Board meeting. 
A market-based appraisal to establish that value, at the applicant's expense, is anticipated on or 
around September 18, 2026. This valuation will be presented to the City Commission in the 
course of their consideration of the preliminary plat.  

F. The Transportation Systems Division has identified that, if the park tract is dedicated as platted, 
Cooney Drive must be extended along the western boundary and right-of-way dedicated to the 
City. The owner is responsible for the costs of survey, installation to City standards, and 
dedication. The park tract is the only portion of the platted subdivision that extends to Cooney 
Drive. If the requirement is instead met with a cash donation in-lieu and the park tract is removed 
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from the plat, no part of the subdivision would reach Cooney Drivel; therefore, no Cooney Drive 
extension would be required with this plat. 

Conclusion: 

Staff recommends that the parkland requirement be satisfied through a cash donation in-lieu of 
dedication equal to the appraised fair market value of the unsubdivided, unimproved land. The City 
Commission ultimately determines the form of the dedication under §76-3-621(4), MCA. 

Local Services — Overall Conclusion: 

Impacts to Local Services have been identified. They include traffic on McHugh Lane and at the 
intersections in the Traffic Impact Study, added demand on the City's water and wastewater systems, 
stormwater management on a former gravel-mining site, the extension of fire, law enforcement, and 
other services upon annexation, and the parkland dedication requirement. These impacts can be 
mitigated through the applicant's proposed improvements, infrastructure and design review, the 
conditions of preliminary plat approval, and satisfaction of the parkland requirement in the form the 
City Commission determines. 

4. Impact to the Natural Environment 

Findings: 

A. The site is long-disturbed industrial land. Historic tailings storage and ongoing gravel-mining 
operations have altered the natural landforms and greatly diminished the property's natural 
environmental functions. Soils are almost entirely (94%) classified as “Dumps, mine,” per the 
NRCS soil report provided by the applicant. Vegetation is sparse and fragmented and is mostly 
comprised of weedy grasses and a few young trees, with no unique species and little habitat or 
forage value. 

B. The property contains no natural surface water features, and no water-body setbacks are 
required. Nearby off-site waterways include Tenmile Creek, the Helena Valley Canal, and a ditch 
lateral to the canal. The National Wetland Inventory (NWI) and Montana Natural Heritage 
Program (MNHP) mapped one small man-made pond in the northeast corner, which field 
investigation and aerial imagery confirm no longer exists (a mapping artifact of past mining 
conditions). Surface drainage generally flows north. 

C. The site lacks hydrophytic vegetation, hydric soils, and indicators of wetland hydrology. On that 
basis, no formal wetland delineation was warranted as no wetlands are present. 

D. Groundwater static levels near the property are generally 10 to 40 feet below ground surface 
(averaging about 28 feet, with 80% of nearby readings deeper than 15 feet). No on-site wells or 
wastewater disposal are proposed. The subdivision will use City water and sewer. Gravity mains 
will be buried about 4 to 8 feet and built watertight to DEQ and City standards. No measurable 
impacts to groundwater levels or quality are anticipated. 

E. The State Historic Preservation Office determined the project is not likely to affect cultural or 
historic properties, provided no structure over 50 years old is disturbed. No such disturbance is 
proposed. 

F. FEMA maps the property outside the regulatory floodway and flood fringe (FIRM panels 
30049C2143E and 30049C2306E). The nearest mapped flood hazard boundary is about 1,600 
feet north, along Tenmile Creek. Flooding at the property is not expected. (See also Public Health 
& Safety.) 

G. Stormwater will be managed through an on-site collection and retention system compliant with 
City standards that maintains post-development runoff at or below pre-development rates and 
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prevents off-site impacts. Construction will create temporary noise, dust, and soil disturbance, 
mitigated through standard best management practices. FWP-recommended measures are 
proposed by the applicant to be incorporated through subdivision covenants (ex: pet-control 
provisions, native landscaping, and discouraging wildlife attraction). 

Conclusion: 

This major subdivision will have limited impact on the natural environment. The site is already 
heavily disturbed and has no wetlands, surface water, intact native vegetation, or sensitive resources. 
The identified impacts can be mitigated through the applicant's proposed measures and applicable 
design standards, as supplemented by the conditions of approval. 

5. Impacts to Wildlife and Wildlife Habitat 

Findings: 

A. MNHP land-cover records classify the parcel as primarily developed. The site is a former open-
pit gravel mine and tailings storage area. It lacks the vegetation and structure needed for foraging, 
nesting, or shelter. Similar land surrounds it to the east, west, and south; agricultural land is more 
common to the north. 

B. A USFWS Information for Planning and Consulting (IPaC) query identified four ESA-listed or 
proposed species whose ranges overlap the site: Canada lynx and grizzly bear (Threatened), 
monarch butterfly (Proposed Threatened), and Suckley's cuckoo bumble bee (Proposed 
Endangered). Each is unlikely to be present because the site lacks suitable habitat. No designated 
critical habitat occurs on the property. 

C. MNHP records document 20 species occurrences within an approximately one-mile radius 
(primarily bats, birds, and two invertebrates). Most are unlikely to occur on the property due to 
the absence of suitable habitat. No sage-grouse habitat is present, and no known critical or key 
wildlife areas occur within the project boundary. 

D. The applicant's consultant conducted a site visit on January 9, 2026, reported in the 
Environmental Assessment, and observed only common, disturbance-tolerant species 
(chipmunk, raccoon, striped skunk, red fox, and widespread migratory birds). Ungulates such as 
deer, elk, and moose may move through the area intermittently but are unlikely to use the site 
for foraging, breeding, or shelter. None of the IPaC- or MNHP-listed species were observed. 

E. Montana Fish, Wildlife & Parks commented on January 29, 2026. FWP noted the subdivision lies 
in a wildlife-rich part of the Helena Valley where white-tailed and mule deer are common. FWP 
recommended design and covenant measures to reduce impacts: open space and movement 
corridors, wildlife-friendly fencing, pet control, no wildlife feeding or attractants, and wildlife-
conscious landscaping. The applicant proposes to respond through compliance with City open-
space and zoning fencing standards and through subdivision covenants addressing pet control, 
wildlife attraction, and native landscaping. 

Conclusion: 

Although the development will permanently convert the disturbed industrial parcel to residential 
and commercial use, it will not remove important intact native habitat or disrupt major wildlife 
movement corridors. Impacts to wildlife and wildlife habitat will be minimal. 

6. Impacts to Public Health and Safety 

Findings: 
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A. The subdivision will be served entirely by City of Helena water and wastewater systems, with no 
individual wells or on-site wastewater disposal proposed. Gravity sewer mains will be built 
watertight to DEQ and City standards. Stormwater will be collected and retained on-site in a 
system designed to City standards (25-year conveyance; 100-year retention), with no off-site 
discharge. Public health risks associated with private water supplies, septic systems, and 
uncontrolled runoff are thereby avoided. 

B. Fire-protection water supply is adequate. The water system will extend and loop the existing 8-
inch mains in McHugh Lane. Flow tests on the existing hydrants produced 3,004 gpm (hydrant 
#1416) and 4,938 gpm (hydrant #1358), both above the required minimum of 1,750 gpm. New 
hydrants within the subdivision will be flow-tested by the City following construction. 

C. The Helena Fire Department reviewed the application and identified the fire-code requirements 
that apply. Fire department access and fire service features must meet the currently adopted fire 
code (2021 International Fire Code, Chapter 5 and Appendix C). Fire-protection water supply 
must meet 2021 IFC Chapter 5, Section 507 and Appendices B, C, and D. Buildings will be 
reviewed under the currently adopted fire code, with third-party review of fire and life-safety 
systems. All other adopted codes apply, in coordination with the HFD Fire Marshal. These 
requirements are applied through the building-permit and fire-plan-review processes. 

D. FEMA maps the property outside the regulatory floodway and flood fringe. The nearest mapped 
flood hazard boundary is about 1,600 feet north, along Tenmile Creek. Flood hazard at the site is 
minimal. (See Impact to the Natural Environment, Finding F.) 

E. A recorded 40-foot NWE gas-line easement crosses the central part of the site. It holds a 10-inch 
welded-steel gas transmission line operating at about 1,000 psi and two 8-inch HDPE distribution 
lines (30–50 psi). The applicant has coordinated protective design provisions with NorthWestern 
Energy, as discussed at a February 5, 2026, meeting. They include limits on ground cover at road 
crossings, vertical clearance for crossing utilities, placement of buildings away from the 
easement, and NWE personnel on site during construction over the easement. (See Other Services 
— Utilities, and Easements.) 

F. The site is a former scratch gravel pit that is being backfilled with imported fill material rather 
than topsoil. Building foundations and structures will be reviewed for compliance with the 
currently adopted building codes at the building-permit stage. 

G. Fire, law enforcement, ambulance, and hospital services are available to the property, as 
described under Impact to Local Services, Other Services. Upon annexation, fire protection and 
law enforcement are provided by the Helena Fire Department and the Helena Police Department. 

Conclusion: 

The subdivision is not expected to create significant adverse impacts to public health and safety. City 
water, sewer, and stormwater service avoids the risks of on-site systems. Fire flows exceed the 
required minimum, and fire-code compliance will be verified through building-permit and fire-plan 
review. Flood hazards are minimal. The high-pressure gas line is addressed through protective 
design provisions coordinated with NorthWestern Energy. Remaining items are addressed through 
applicable design standards and code review, as supplemented by the conditions of approval. 

7. Survey Requirements 

Findings: 

A. Under § 76-3-608(3)(b)(i), MCA, the basis for the decision on the preliminary plat includes 
compliance with the survey requirements of Title 76, chapter 3, part 4, MCA. The preliminary plat 
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was prepared under the responsible charge of a Montana professional land surveyor (Nicholas C. 
Fish, PLS Registration No. 33886LS, Morrison-Maierle; survey date March 2025) and carries the 
certificates of the professional land surveyor and the examining land surveyor. The surveyor 
certifies that monuments disturbed by the installation of improvements will be reset within 240 
days of filing under ARM 24.183.1101(d). Full verification of survey compliance, including 
monumentation and required certificates, occurs at final plat review under § 76-3-611, MCA. 

B. The plat's exterior-boundary description contains 23.25 acres, made up of the 38 lots (17.67 acres), 
the utility lot (1.22 acres), the park tract (1.63 acres), and about 2.73 acres of internal street right-
of-way. The plat's Area Table lists 4.52 acres of right-of-way, so about 1.79 acres of tabulated 
right-of-way lies outside the described boundary. The Area Table's 41.68-acre total is the full 
parent ownership, including the two remainder tracts (16.64 acres). 

C. The final plat must reconcile the Area Table with the exterior-boundary description and identify 
what makes up the right-of-way acreage shown outside the described boundary. Staff proposes 
annexation of the described 23.25-acre boundary, which includes the park tract. If the parkland 
requirement is satisfied in cash and the park tract is removed, the final plat and the annexation 
description are revised accordingly. 

Conclusion: 

The preliminary plat demonstrates compliance with applicable survey requirements for purposes of 
preliminary plat review. Final verification of survey compliance occurs at final plat review under § 
76-3-611, MCA. 

8. Helena Subdivision Regulations 

Findings: 

A. Helena City Code §12-1-5, as enforced at the time of application (see Appendix C), requires that 
newly subdivided lands conform to the requirements and provisions of the underlying zoning 
district under Title 11 of the City Code. The applicant proposes pre-zoning to B-2 (general 
commercial) and R-O (residential-office) before annexation. In the companion pre-zoning report, 
staff recommends CLM (commercial light manufacturing) for Block 1, Lots 1 through 4, which 
hold the existing Steed operation. That district allows the existing use by right upon annexation. 
Lots must conform to the districts the City Commission adopts. Conformance of individual lots 
with district standards — setbacks, lot coverage, parking, landscaping, and signage — is verified 
through site plan review and building permits. 

B. The plat creates 40 lots and dedicated street rights-of-way. The lots are 22 multi-family lots, 16 
commercial lots, one utility lot (Block 1, Lot 12), and one park lot. Four of the commercial lots 
(Block 1, Lots 1 through 4) hold the existing Steed operation. Lot sizes range from approximately 
0.22 acre to 2.92 acres. 

C. Helena City Code §12-4-2(C) provides that blocks may not exceed 600 feet in length except where 
a longer length is needed to meet grade limitations, the existing built environment, water bodies 
or railroad crossings, or industrial uses. The south side of Smith Avenue (Block 3) is a single block 
face of 693 feet. A cross-street cannot break it on that side, because the land to the south is an 
unsubdivided parcel outside the subdivision. The north side of Smith Avenue is broken by the 
Adams Street and Steed Lane intersections about every 340 feet. Those intersections provide 
street crossings, corner hydrant locations, and block-based addressing along this segment. Staff 
has evaluated the configuration and finds it consistent with the purpose of the block-length 
standard; no exception is requested. 
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D. Helena City Code §12-4-2(D)(1) requires a minimum of two public accesses for ingress and 
egress connecting to existing streets for any subdivision with projected trip generation exceeding 
200 vehicle trips per day. The subdivision provides three approaches to McHugh Lane — the 
Lander Road approach, the Wolf Road extension, and the new Smith Avenue approach — 
satisfying the requirement. (See Impact to Local Services — Transportation.) 

Conclusion: 

The proposed subdivision complies with the Helena Subdivision Regulations. Detailed compliance 
with design standards is verified through the City's infrastructure review, site plan review, and 
building-permit processes. 

9. Local Subdivision Review Procedure 

Findings: 

A. The application was received February 18, 2026, and deemed complete February 25, 2026. The 
application was received before a change in subdivision law. For consistent handling, sufficiency 
review followed the now-superseded process of §76-3-604(2)(a)–(b), MCA. After resubmittals, 
the application was deemed sufficient on August 5, 2026, and entered General Review the same 
day. For a major subdivision creating fewer than 50 lots, §76-3-604, MCA, requires the City 
Commission to act on the preliminary plat within 60 working days of entering General Review. 

B. Notice of the Planning Commission's September 15, 2026, hearing on the pre-zoning (Case 
ZONE2602-0002) and the preliminary plat (Case PRELIM2602-0001) was published in the 
Helena Independent Record on August 29, 2026, mailed by certified mail postmarked September 
3, 2026, to the subdivider and to owners of record of surrounding property, as well as posted on 
the property on September 3, 2026. The City Commission will also hold a public hearing on the 
preliminary plat on October 19, 2026. Notice of that hearing will be published and mailed by 
certified mail postmarked not less than 15 business days before the hearing, and the property 
will be posted. 

C. The Helena Planning Commission will hold a public hearing on the preliminary plat at 6:00 p.m. 
on Tuesday, September 15, 2026, as a hybrid in-person and online meeting, in the Commission 
Chambers of the City/County Building, Room 330, 316 N. Park Avenue, and will make 
recommendation votes on both the pre-zoning and the preliminary plat. On October 19, 2026, the 
City Commission will hold a public hearing on the Resolution of Intention to Annex the property, 
a public hearing on the preliminary plat, and a public meeting on first passage of the pre-zoning. 
A public hearing on final passage of the pre-zoning is scheduled for November 9, 2026. The 
Consolidated City-County Parks Board considered the parkland proposal on September 2, 2026. 
Scheduled dates are subject to change. 

D. The City Commission is the governing body for subdivision review. The Planning Commission 
holds the public hearing as the agent the governing body designated. Under §76-3-605(4), MCA, 
it acts in an advisory capacity and submits a written recommendation of approval, conditional 
approval, or denial to the governing body within 10 working days after the hearing. The Planning 
Commission's recommendation on this preliminary plat will accordingly be forwarded to the City 
Commission for final action. 

Conclusion: 

The preliminary plat is proceeding through the public notice, hearing, and review procedure 
described above. The Planning Commission's recommendation will be forwarded to the City 
Commission, which, as the governing body, takes final action on the preliminary plat. 
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10. Easements 

Findings: 

A. Helena City Code requires City infrastructure to be in public right-of-way, on City property, or in 
easements granted to the City. Helena City Code §12-4-7 requires easements for utilities, 
drainage, and pedestrian access that are not in public right-of-way. All water, sewer, storm 
drainage, and street infrastructure the City will own and maintain will be in the street rights-of-
way dedicated by this plat or in easements or tracts conveyed to the City. Final easement 
locations are confirmed at infrastructure plan review. 

B. The plat carries forward the recorded easements on the parent tracts. They are: the 40-foot NWE 
gas-line easement (COS No. 3132177) across the central part of the site, which holds the high-
pressure gas transmission line and distribution lines addressed under Other Services and Public 
Health and Safety; a 38-foot public access easement (COS No. 3132177) along the west boundary; 
the 60-foot public access and utility easement and the 30-foot by 40-foot sewer and water 
easement created by COS No. 3370303; 10-foot and 20-foot utility easements and a 30-foot fire 
protection and utility easement along the McHugh Lane frontage (Document No. 3284465); and 
the mixing-zone easement benefiting Lot G1-A-1 (Document No. 3284465). Development within 
and adjacent to the NWE gas-line easement is subject to the protective design provisions 
coordinated with NorthWestern Energy. 

C. New utility easements shown on the plat, together with the dedicated street rights-of-way, 
provide for the extension of water, sewer, stormwater, gas, electric, and communication facilities 
to serve the subdivision. Backbone communication infrastructure will be installed within the 
public right-of-way in coordination with CenturyLink and NWE. (See Impact to Local Services — 
Other Services.) 

Conclusion: 

The proposed subdivision, with the conditions of approval, complies with §76-3-608(3)(c), MCA. 
That section requires easements within and to the subdivision for the location and installation of 
planned utilities. 

11. Legal and Physical Access 

Findings: 

A. Under §76-3-608(3)(d), MCA, the subdivision is reviewed for legal and physical access to each 
parcel. The statute also requires access to be noted on the plat and on any instrument of transfer 
for the parcel. 

B. The plat states that Adams Street, Lander Road, Smith Avenue, Steed Lane, and Wolf Road provide 
physical access to every lot and tract from McHugh Lane. McHugh Lane is a 100-foot public right-
of-way. The subdivision connects to McHugh Lane at three approaches — the Lander Road 
approach, the Wolf Road extension, and the new Smith Avenue approach. (See Impact to Local 
Services — Transportation.) Lots will be assigned addresses from the streets from which they 
take access following final plat approval. 

C. The unsubdivided remainder tracts (Tract A-1-A2-1 and Tract G1-A-2-A) keep legal and physical 
access through the adjoining public rights-of-way and the recorded public access easements 
shown on the plat. Those easements include the 60-foot public access and utility easement 
created by COS No. 3370303 and the 38-foot public access easement of COS No. 3132177. 

Conclusion: 
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The proposal provides legal and physical access to each lot and tract within the proposed subdivision, 
noted on the face of the plat as required. 

12. Post Preliminary Plat Approval 

Findings: 

Final plat approval may be granted if: 

A. The applicant develops the property under the preliminary plat application as approved, 
including any modifications required by the conditions of approval; 

B. The applicant satisfies the conditions of preliminary plat approval; 

C. Under §§ 76-3-507 and 18-2-122, MCA, the plans for the public improvements are complete and 
meet the standards of the City of Helena and the State of Montana. The plans bear the seal of a 
professional engineer for the engineering, a professional land surveyor for the surveying, and a 
licensed architect for any architectural work; and 

D. The improvements are built and accepted by the City before the final plat is approved. If they are 
not, §76-3-507, MCA gives the applicant two alternatives. The applicant may provide a bond or 
other security acceptable to the City Commission that guarantees construction of the 
improvements within 18 months of final plat approval. The Commission may extend that period 
if the security is extended with it, and it reduces the security amount as portions of the work are 
completed and accepted. Alternatively, the applicant may apply for, and the Commission may 
approve, an incremental payment or guarantee plan. 

Conclusion: 

After preliminary plat approval, the final plat may be approved once the property is developed under 
the approved preliminary plat, the conditions of approval are met, and the public improvements are 
completed or secured under §76-3-507, MCA. 

Section 7 – Requested Variances and Exceptions 
 
Subdivision Regulation Variances 

The applicant is not requesting any variances from the Helena Subdivision Regulations. A variance is 
relief from a regulatory standard granted through a public process upon required findings. All design 
standards of the Subdivision Regulations will be met without a variance from the City Commission. 

Exceptions 

The applicant is not requesting any exceptions under the Subdivision Regulations. The block-length 
standard of Helena City Code §12-4-2(C) is addressed in Section 5, Helena Subdivision Regulations, 
Finding C. Staff finds the Smith Avenue block configuration consistent with the purpose of the 
standard, without an exception. 

Design Deviation 

One design deviation under the City's Engineering Standards is associated with the subdivision. The 
Lander Road approach to McHugh Lane is an existing access whose offset from Yuhas Avenue does 
not meet the intersection-spacing standard. The Transportation Systems Division, which approves 
design deviations administratively, requires the applicant to submit a deviation request documenting 
the existing condition together with the right-turn-only egress at Lander Road (Section 5, 
Transportation, Finding B; Appendix B). Condition 2 in Section 8 requires the request to be submitted 
for approval with the infrastructure plans. 
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Conclusion: 

No variances or exceptions are requested. The Lander Road intersection-spacing deviation is 
addressed by the Transportation Systems Division as part of the subdivision's transportation design. 

Section 8 – Staff Recommendation 
 

Staff recommends conditional approval of the preliminary plat for the Crystal Springs Village Major 
Subdivision, creating 40 lots and street rights-of-way from about 23.25 acres, and adoption of the 
Findings of Fact and the conditions in this report for the property described in Section 3. 

The applicant may receive final plat approval upon completion of the applicant's proposal as set forth 
in the preliminary plat application as accepted and modified by these conditions. This approval is in 
force for three (3) calendar years, except when extended as provided by law, consistent with §76-3-
610, MCA. 

This preliminary plat approval by itself does not constitute approval and acceptance of the 
design and plans for construction and installation of any public infrastructure for the 
subdivision. The City's approval and acceptance of public infrastructure is subject to future 
review and approval of the detailed design, plans, and final construction of that infrastructure 
in accordance with city standards. 

Detailed public infrastructure design remains subject to City infrastructure review and approval 
under City standards. 

Conditions of Preliminary Plat Approval 

The following conditions apply to the preliminary plat approval and must be satisfied before the final 
plat may be approved: 

1.  All public infrastructure serving the subdivision must be designed and built to City of Helena 
Engineering Standards under approved infrastructure plans and must be completed and 
accepted by the City or secured under §76-3-507, MCA, before final plat approval. This includes 
streets with an all-weather surface, curb and gutter, boulevard sidewalks with ADA-compliant 
ramps, street signs, and street lighting; water mains, water services, and fire hydrants; sanitary 
sewer mains and services; and stormwater facilities that retain runoff on site as proposed. 
Boulevard sidewalks are required along the subdivision's full McHugh Lane frontage. 

2.  The Lander Road approach to McHugh Lane must be built as a right-turn-only egress with one 
entry lane, as shown in the application. The specific method of enforcing the right-turn-only 
movement is deferred to infrastructure review and must be approved by the Transportation 
Systems Division. Because the approach's offset from Yuhas Avenue does not meet the City's 
intersection-spacing standard, the applicant must submit a deviation request to the 
Transportation Systems Division, to be approved with the infrastructure plans. 

3.  The Smith Avenue approach must include a turnaround at its western end designed to 
Transportation Systems Division requirements. 

4.  Infrastructure plans and building plans must include the protective design provisions for the 40-
foot NorthWestern Energy gas-line easement coordinated with NorthWestern Energy. These 
include maximum ground cover at road crossings, vertical clearance for crossing utilities, no 
structures in the easement, and NorthWestern Energy personnel on site during construction in 
the easement. 
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5.  The parkland dedication requirement of § 76-3-621, MCA (about 1.63 acres) must be satisfied 
before final plat approval in one of two ways:  

1. If the City Commission determines that the requirement is satisfied through a cash 
donation in-lieu of parkland dedication, the applicant must pay the City a cash donation 
equal to the fair market value of 1.63 acres of the unsubdivided, unimproved land, as 
established by the appraisal the City accepts. The final plat must then be revised to 
remove the park tract and add that area to the adjoining remainder tract or lots. In such 
an event, no Cooney Drive extension is required with this plat.  

2. If the City Commission determines that the requirement is satisfied through the parkland 
dedication shown on the preliminary plat, the park tract must be dedicated to the City on 
the final plat. The Cooney Drive extension along the western boundary, with dedication 
of 50 feet of right-of-way to the City, must then be constructed or secured under §76-3-
507, MCA, at the owner's expense and to Transportation Systems Division requirements. 

6.  The final plat must reconcile the Area Table with the exterior-boundary description, identifying 
what makes up all right-of-way acreage shown, including any right-of-way outside the described 
boundary, to the satisfaction of the City Engineer. The final plat must bear all certificates required 
by §76-3-611, MCA and the Uniform Standards for Monumentation and Final Subdivision Plats. 

The applicant's proposals in the application, including the covenant measures responding to 
Montana Fish, Wildlife & Parks, are part of the approved preliminary plat. 
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Appendix A – Vicinity Maps 
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Appendix B – Comments 
 

Appendix B contains the agency review comments and public comments on the application: the Plan 
Corrections Report for PRELIM2602-0001 (June 26, 2026), including the Engineering and 
Transportation Systems Division comments and the Helena Fire Department and Transportation 
Systems Division conditions; the sufficiency letter of August 10, 2026; the Montana Fish, Wildlife & 
Parks comment of January 29, 2026; the NorthWestern Energy coordination record of February 5, 
2026; the City-County Consolidated Parks Board recommendation; and public comments received. 
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Appendix B – Superseded Helena City Code Provisions 
 

The Helena Subdivision Regulations cited in this report are those of Title 12, Helena City Code, as in 
effect on the application date of February 18, 2026. Those provisions were superseded by the City’s 
Montana Land Use Planning Act amendments to Titles 11 and 12 adopted April 6, 2026, and no longer 
appear in the published City Code. The following sections, as in effect February 18, 2026, are included 
with the packet: § 12-1-5 (relationship to zoning), § 12-2-9 (Planning Commission review), § 12-4-2 
(blocks and access), § 12-4-7 (easements), and § 12-4-12 (parkland). Montana Code Annotated 
provisions cited in this report are available at mca.legmt.gov. 
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