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March 21, 2019, Zoning & Planning Board meeting was called to order at 7:00PM in the City Council Chambers 
at 206 Main Street, Three Forks, MT 59752. 

 
PRESENT: Planning and Zoning Board members John Zuelke, Kelly Smith, Roger Nerlin, Matt Jones and 
Chairman George Chancellor, as well as City Planner Randy Carpenter.  Erin Schattauer was excused.  Board 
Member Doug Fairhurst was absent.  Public Present were: Tom Kanta, Mickie Imberi, Philip Kedrowski, and 
Matt & Kelly Bugland. 
 
PUBLIC COMMENT (items not on the agenda):  There was no public comment on items not on the agenda. 
 
CONSENT AGENDA: Approval of Meeting Minutes of 2/22/2019.  Doug Fairhurst moved to approve the 
minutes.  John Zuelke seconded the motion.  Motion Passed Unanimously. 
 
NEW BUSINESS: 
INFORMAL REVIEW OF THE CONCEPT PLAN ON A PROPOSED PUD 32-UNIT, MIXED USE (RESIDENTIAL OVER 
COMMERCIAL) CONDOMINIMUM DEVELOPMENT.  PROPERTY IS IN THE CITY OF THREE FORKS 1 MILE 
JURISDICTION AND IS ZONED NEIGHBORHOOD HIGHWAY BUSINESS.  PROPERTY IS DESCRIBED AS C.O.S. 942A, 
TRACT 3A-1 W2NW4, AKA THE 3.9 ACRES OF BARE GROUND AT THE CORNER OF W. IVY ST AND OLD 
YELLOWSTONE TRAIL (I.E. MAIN STREET) 
Applicant Presentation:  Philip Kedrowski said he did not really have a presentation, but he has read the staff 
report and also agrees there is no parking specific to commercial with residential defined in the ordinance so 
he would appreciate if the Board were to relax any parking space requirement standards.  If it was built as 
shown in the picture, people could park boats and trailers in the spaces. 
 
 
Board Discussion:  George Chancellor asked about handicap parking.  Philip said they have met the ADA 
requirements and identified five handicap spaces needed.  There is not one in front of every building, but that 
could be done if the Board wished.  George also asked how many parking spaces per unit on the main 
thoroughfares.  Philip said they did not assign spaces to each building, but went off 1.5 for per 1000 square 
feet.  Philip said, “I tend to agree with Randy Carpenter, that it is an excessive amount of parking required.  I 
have done similar projects in Big Sky (that don’t have the residential) and feel they have adequate parking and 
there are a lot of empty spaces.”  George commented on adequate space needed in the interior streets for fire 
trucks to be able to turn.  Philip said these drawings do have the 25-foot radius that are in the City’s standards.  
“Where this curb and gutter ends, if Main Street was ever improved to that same of the downtown it will align 
at our project,” Philip said.  He added Gallatin County only requires a drive aisle of 25 feet.  Regarding the 
internal streets Philip said these aren’t proposed as streets, but as a parking lot. 
 
Philip also commented on the designed storm water, this could also be landscaped.  Kelly Smith asked if the 
applicant has looked at how they intend to let the water all drain to only this one retention pond.  Kelly 
explained the Municipal Exemption Facilities form requirements and since Three Forks does not have its own 
storm water treatment system, we must review and agree to the requirements of DEQ.  There was discussion 
about how the grade would be on this property after dirt is brought in to meet floodplain requirements.  
There were comments regarding hydrants being hard to see on the concept plan, and that water lines are not 
designated.  Kelly Smith added the Public Works department would have more specific comments when/if an 
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application is submitted.  Phillip said they will have enough space for the 20-foot easement.  Phillip added the 
buildings are not designed yet and architecture or engineering in detail has not been done yet – that will occur 
if the applicant receives a support from the Board, then more money will be spent by the applicant on 
engineering for the floodplain and drainage, building design, etc. 
 
Public Comment:  Kim Kanta Fink sent a letter of concern regarding residential in a noisy area, residential 
traffic issues possibly fighting semi-truck traffic from the industrial neighbors, access onto Main Street (asking 
if that is necessary), and the effect on our volunteer emergency services.  Regarding water and sewer services, 
George commented that both can handle growth of this size. 
 
Board Comments/Questions:  The Board asked Kelly Bugland to comment on the concerns regarding the 
volunteer emergency services.  Kelly Bugland said this is always a concern – the Ambulance District has had 94 
calls to date in 2019 already, and had helicopters have to land on Main Street and in the rodeo grounds.  
These services cannot stay volunteer for much longer.  “Growth is inevitable, but can be controlled and 
cautioned – law enforcement and ambulance are already overloaded,” Kelly Bugland said.  Kelly Smith 
rebutted that additional homes could bring additional volunteers as well.  Matt Bugland commented that 
turning a fire truck around in the parking lot does appear to be tight, but he understands the owner wanting 
to maximize profitability. 
 
Phillip agreed that 32 units seems like a lot, but the density required is 5,250 square-feet/unit so this is the 
same density as required.  Kelly Smith explained if these were single-family units the City would require 10,500 
square-feet/lot, but with this being multi-use and mixed residential and commercial the conceptual plan 
meets the multi-family density requirements. 
 
Randy Carpenter asked if he could review his staff report with the Board.  George Chancellor said yes, and 
Randy read it into the record.  Because of the nature of a planned unit development, types of use, lot sizes, 
density, setbacks, landscaping – all that can deviate from existing zoning but should be done appropriate to 
the site.  However, in return for that flexibility the community can require more.  The community can ask for 
more landscaping, more parking, etc.  “Let’s get something that is innovative, something the community can 
get behind and support, but let’s be flexible.”  Because of the size of the land, if you divided it for multi-family 
use the land would allow for roughly 5,300 square-feet per unit.  How many units, how much parking, storm 
water, landscaping and buffering all needs to be decided upon by the Board/Council.  It is adjacent to 
industrial so it would seem like it need fencing/screening and landscaping.  Randy stated he and Kelly Smith 
spoke previous to this hearing and Kelly had said the State [Department of Transportation] may not grant two 
encroachment permits onto Main Street (MT Hwy 2).  Kelly Smith asked, since the Board is only 
recommending to the Council, should this go before the Council in case they do not support any of the Board’s 
recommendation?  Randy Carpenter agreed with that suggestion, and the developer is anxious to get started if 
the community/City supports them moving forward. 
 
Roger Nerlin asked if the Board should give the developer the uses allowed.  Randy answered they could give 
some sideboards to him to draft direction of the Board.  George Chancellor suggested starting with the 
Neighborhood Highway uses. 
Antique shops, art/music supply store, barber shops/beauty shops, would be allowed.  Retail may be a 
problem due to parking limitation.  Randy believes more service-type and light-industrial would be 
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appropriate.  Retail may bring in a lot of customers depending on the store. (Multiple conversations occurring 
at once and hard to take notes on whether or not something was agreed upon.) 
 
Matt Jones interrupted and said he had a couple questions before we define allowed uses.  “The road access 
on 1st Avenue West makes the most sense – that’s where people are going to use to get to the grocery store.  I 
would be for an entrance or exit-only at this location,” Matt said.  Matt asked if the business downstairs is 
separated out from the resident above.  Can it be rented out, or does it have to be operated by the owner?  
Randy answered the Board could decide that.  Phillip Kedrowski said the way he thinks about it, one owner 
owns the unit but rents out the commercial to one tenant and the residential to another tenant.  Access may 
be shared into the building, then separated inside the building (again multiple conversations and could no 
longer hear Matt and Phillip’s conversation).  Matt asked if there are all commercial businesses below and 
residential rentals upstairs – where does all the garbage go?  A commercial business may require a dumpster, 
and then we do not really want to see a bunch of garbage cans for the residential side or a bunch of 
dumpsters out for each business.  Matt suggested a location for garbage at each main building.  Residential 
will end up utilizing parking spaces with their boats, campers, trailers, etc.  He encourage defining it more and 
any parking spaces removed should become green space.  (Discussion with some people in the audience about 
parking spaces being used to sell the vehicles and not being available to residential or customers of the 
commercial.)  John Zuelke said it appears to have more parking on this drawing than Main Street has.  Kelly 
Smith agreed but said zoning today requires more off street parking than Main Street originally provided to 
businesses along Main Street.  When you build new, you must provide off-street parking.  Matt Jones said he 
does not want to see a bunch of commercial portion being converted and used as residential, so that over 
time becomes one huge residential complex.  (Conversations in the audience made it difficult to hear anything 
further on this topic.)  There was discussion regarding posting “No Parking” signs on commercial doors and 
losing some of the “designated” parking spaces.  Randy Carpenter suggested they could still create a parking 
lot area that would allow for 3 parking spaces per unit – they could include language in their covenants too.  
Doug Fairhurst suggested having a residential parking area and a commercial parking area.  Group discussion 
regarding parking areas and drive-through garages (for uses like a detail shop or something needing an actual 
garage door).  (Multiple conversations occurring again so secretary cannot determine if anything was agreed 
upon.)  Kelly Smith was asked by Randy Carpenter to come to the front and show him and the applicant her 
suggestion of moving buildings down and designating drive-through / pull-through garages. 
 
Phillip Kedrowski said the Board should be coming up with requirements, but maybe Randy could define 
better – what are the standards would the [concept] plan be judged.  Randy replied we need to know the 
circulation (secretary assumes driving/parking circulation).  There was discussion regarding addressing safety 
issues first, and then allowing the covenants to address the day-to-day use issues like drive-through units.  
However desirable these types of units are, Phillip is unsure if there is enough space to create them.  Kelly 
Smith attempted to guide the conversation back to allowed or disallowed uses, and noise buffers from the 
three industrial neighboring sides.  Mickie Imberi asked if landscaping must be in the 10- or 15-foot setback 
space?  Kelly Smith said no.  Phillip commented he had not thought about where the residents would be doing 
their shopping, so he agreed to Matt Jones’ earlier comments that an access along Ivy Street, near an 
alignment to 1st Avenue West would be good.  Roger Nerlin asked about landscaping and compared 
development to a Walmart parking lot which makes it hard to plow snow when you have to maneuver around 
trees.  Roger warned, “Be careful what you ask for.”  Kelly Smith said landscaping is important to her for noise 
buffering.  The City already receives numerous complaints about Imerys being noisy, and yet here is a 
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potential development closer to Imerys.  Having landscaping, such a leafy trees and fencing, will act as a buffer 
for the residents in the residential portion.  Matt Jones believes that fencing to the south (Legacy Enterprises 
side) would be necessary for safety so children do not cut through the property, and for sound.  John Zuelke 
said you could just make the applicant put trees in later.  Matt Jones also suggested trees planted along the 
front, across from Kanta Products.  (Multiple conversations occurring making it difficult to hear the 
recording.)  The more discussion that occurred regarding parking, Matt Jones was more inclined to have the 
HOA define the parking requirements – perhaps the City requires 3 spaces per unit, but the HOA work on 
where the residents can park and when.  Matt also said he believe if the Board/City says “no retail” we would 
be killing the project.  Randy Carpenter said it would be easier for the Board/City to provide a list of prohibited 
uses, rather than a list of allowed uses.  Phillip Kedrowski agreed.  Kelly Smith suggested listing the prohibited 
uses easily based on large number of parking required – like say no to bars, bowling alleys and movie theatres.  
Those would be easy to limit.  Retail, barber shops and beauty shops she was not inclined to prohibiting as 
long as it is not noisy or cause high traffic.  John Zuelke asked, “Isn’t it these guys job to decide their stuff?  It’s 
their buildings.  It’s their job to define their homeowner’s rules, not ours.”  Kelly Smith and Randy Carpenter 
argued it was the City’s job to provide direction of those rules, like any zoning ordinance you say here are the 
uses prohibited and here are the uses that are allowed – and they put that in their covenants.  John argued 
the City could read their covenants before it is approved.  Kelly said we need to give them guidelines to draft 
those covenants.  There was discussion regarding AirBnB style businesses – the Council has said they have to 
be owner-occupied.  So maybe the Council will not want to allow AirBnB style in these units.  Matt Jones said 
maybe this is the perfect location for AirBnB though.  Matt Bugland said live/work style businesses are the 
artsy-crafty folks who maybe design guitars and build them at their home office, or a salon for instance.  Roger 
Nerlin said maybe medical marijuana would want to go in there, like they do in Four Corners.  Matt and Kelly 
Bugland both argued that would not work since they are within 1000 feet of a church. 
 
Randy Carpenter asked Kelly Smith if she would go through her list.  Kelly had made notes on what she 
believed would be ok: 

• Antique shops 

• Art and music supply stores 

• Barbershops and beauty shops 

• Building materials sales and showerooms 

• Farm equipment sales and service 

• Food and drug stores (because the buildings are only going to be 1200 square-feet) 

• Hardware stores and home centers 

• Liquor stores 

• Mortuaries 

• Professional and business offices 

• Signs 

• Sporting goods stores 

• Vehicle and boat sales, showrooms, and service areas 
Kelly added she had “Maybe’s” on the following: 

• Laundries and dry-cleaning establishments 

• Restaurants, cafes, and drive-in eating establishments (again because they are only going to be 1200 
square-feet) 
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Kelly was unsure on allowing veterinary clinics, small animal hospitals, etc. 
 
Matt Jones asked if the Board really needs to decide this tonight.  Doesn’t the applicant have to come back 
and say what they want to see in their development, and the Board just says we prefer to see roads here, 
water retention here, etc.?  (Multiple conversations occurring making it difficult to hear the recording.) 
 
There were comments regarding this type of development already existing in areas like Four Corners.  Phillip 
said he believed they are in the 1-mile zoning jurisdiction of Bozeman, so maybe this Board could use that 
application as a guideline.  Phillip would like to have a letter from Randy Carpenter of the things the Board 
wishes to see in this type of development like: where will trash be, where the roads should be, parking, storm 
water addressed, and uses could be provided down the road to the applicant.  He does not believe the 
developer is opposed to landscape buffering.  We are really looking for guidance on and traffic (parking), 
landscaping and uses. 
 
There was discussion regarding encroachment permits onto Main Street.  Kelly Smith explained the 
Ambulance Barn was not granted one since the Library already has one within that same block.  Accesses 
typically have to be across from other existing accesses to slow traffic in the same areas.  Randy Carpenter said 
aside from the State’s approval process, how would the Board prefer seeing the traffic flow?  Kelly Smith 
replied she would rather see one on Main Street and one aligned with 1st Avenue West.  If the State grants 
two, that would be great.   
 
(Kelly Bugland asked about emergency access at the end of Linda Lane and what the Board had recommended 
regarding an exit at the end.  This had nothing to do with the discussion before the Board tonight so other 
conversations started happening simultaneously until a few Board members halted all side conversations.  
Matt Jones was speaking during this time – but the secretary could not follow the discussion.)  The recording is 
clear regarding Matt wanting access on 1st Avenue West and Main Street again. 
 
Phillip Kedrowski said the applicant could try to two or three accesses and hope that the Department of 
Transportation grants them two along Main Street.  He said the conceptual design is not drawn like city streets 
as it is designed as a parking lot – not a subdivision with aligning roads.  He agreed to suggested landscaping 
ideas.  He repeated that this is the first step: asking the Zoning & Planning Board for some guidance before 
they move forward with other entity’s approval.  Roger Nerlin asked for clarification that this meeting is really 
to see if the Board likes the project, and if not to provide them with changes they would prefer seeing.  Phillip 
said yes.  Kelly Smith said she believed the more information the Board can provide to the applicant now, the 
better for them to submit a good application. 
 
Roger Nerlin said he likes the design so far, but has to have two accesses either on Yellowstone Trail (Main 
Street) or at 1st Avenue West.  Regarding trees he believes the applicant can take that wherever they prefer.  
Kelly Smith added she liked Matt Jones’ suggested regarding fencing along Legacy and Kanta Products’ sides to 
help buffer noise.  She does not think it would need as much buffering along Ivy Street since that is adjacent to 
residential.  John Zuelke said he would be ok with landscaping to be done later.  He also thinks two accesses 
would be good – he believe the State would allow two within 250-feet.  (Multiple conversations occurring 
making it difficult to hear the recording.)  Kelly Smith asked for all side conversations to cease as the Board 
could not hear the discussions that were defining how the applicant would come back with a full application.  
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Doug Fairhurst agreed with the landscaping and the fencing to help buffer noise.  Matt Jones believes the 
applicant should keep the parking spaces and not reduce it.  He believes residential traffic will use 1st Avenue 
West as an access most if one is provided there.  No one has said it yet, but Matt Jones does not believe this is 
too dense or have too many units.  He agrees with the comments that volunteer emergency services are 
stressed, but this development is not going to further hinder it than it may improve it so that is not a deciding 
factor for him.  He likes the design, and he likes the idea of live/work as many people who are driving to work 
a $12/hour job may be able to stay here in Three Forks.  He does not know how profitable it will pencil out for 
the applicant, but he believes this is a good idea.  Matt does not believe in wasting the applicant’s time any 
further with defining what uses would be allowed or prohibited.  He suggested moving this on to the City 
Council, who ultimately makes that type of decision, and see what they think before they put any more money 
into the design.  George Chancellor stated he likes the concept, but he does have an issue with the two 
separate renters occupying one unit. 
 
Mickie Imberi stated as an investor, she hears people all the time come to the city and ask, “how can we be 
part of this town?” and to keep asking this applicant to come back month after month is a disservice to bring 
people to town.  She is in favor of bringing more development to town but disagrees with making the investor 
wait yet another month to have a decision on what they would like to see at this location.  (Multiple 
conversations occurring making it difficult to hear the recording.)  Matt Jones argued that the Board does not 
know what the City Council thinks about this – so they are already wasting the applicant’s time by defining 
uses.  “This should go to the Council first.  We are part of the process as defined by the zoning ordinance, but 
if the Council says 20 units max we have a problem with our suggestions.  We already have a problem just in 
this room with holding a controlled meeting and being able to hear each person’s input as one time,” Matt 
said.  There was discussion regarding moving this to the City Council the following Tuesday.  Randy Carpenter 
cannot attend that meeting, however George Chancellor said he would provide a recap to the Council.  John 
Zuelke said all five board members have stated they are in favor of the idea of this development.  Randy 
Carpenter added the Board should each think about what uses, what density, traffic plans and landscaping. 
 
Phillip stated he appreciated the Board’s time, but his goal is to have clear steps so they can come up with a 
nice design which would include architecture and engineering traffic flows, etc.  He asked the Board not to 
rush it, but to really think about this and provide him with a letter saying what they really wish to see or not 
see.  Kelly Smith said she could place this discussion, for explanation really, to the City Council on the next 
Tuesday’s meeting.  That way it gives Randy Carpenter time to draft something up and then present this all to 
the City Council at their first meeting in April. 
 
REVIEW AND DISCUSSION ON THE GROWTH POLICY FOR NEEDED UPDATE 
George Chancellor reported the City Council has decided to submit a grant application in the amount of 
$30,000, with the City chipping in $10,000 to redo the Growth Policy.  We will utilize the Northern Rocky 
Mountain Development Council to help us with growth percentages.  The grant submittal date is not open yet, 
but Randy Carpenter and Kelly Smith will keep an eye out for the opening date to accept applications. 
 
Doug Fairhurst moved to adjourn.  John Zuelke seconded the motion.  Motion Passed Unanimously.  Meeting 
adjourned via consensus at 8:39 P.M. 


