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1.0 Executive Summary 

1.1 Project Background 

There is an underutilized site on the banks of 
the Clark Fork River just north of the main or 
Mountain Campus of the University of Montana 
(UM) as shown in Figure 1. This site is prime 
real estate, as evidenced by Figure 2 in part 
due to its proximity to the main campus, 
Downtown Missoula, Interstate-90, the river, 
and a robust trail system.  

This site consists of nearly 10 acres, as shown 
in Figure 3, and is being referred to as the 
Gateway to the Montana Innovation Corridor 
(subject project). This site consists of two 
parcels, one that currently serves as the home 
of MonTEC, a high-growth, technology-
focused business incubator, and another that is 
home to the recently constructed Missoula 
College (140,000 SF). There is ample space on 
the site for higher density, mixed-use 
development that could provide lab, office, 
incubator, and support spaces as well as other 
complementary uses. 

1.2 Purpose of Study 

The purpose of this study, which has been 
sponsored by MonTEC in collaboration with 
UM, is to broadly support the efforts of the 
University and MonTEC to redevelop this site. 
More specifically, the purpose of this feasibility 
study includes:  

• Completing multiple assessments to 
assess opportunities and constraints 
for the redevelopment of this site; 

• Identifying specific steps that will further 
advance this project; and 

• Providing UM with some of the 
background information needed to 
develop an RFP to identify a private 
partner to implement the Gateway to 
the Montana Innovation Corridor. 

 
Figure 1: Missoula Innovation Corridor. 
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Figure 2: Northeastern Aerial View of Clark Fork River and Missoula College. 

 
Figure 3: Aerial view of current parcel boundaries for MonTEC and Missoula College.  
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3.0 Preliminary Utilities & Site Assessment  

This assessment was conducted to inform the 
build-out potential of both the Missoula College 
and MonTEC sites. An exhibit depicting 
approximate flood zone AE and utility locations 
is provided in Appendix 3-A Floodplain & 
Utilities Exhibit. 

3.1 Power 

Information pertaining to existing power 
infrastructure was obtained from site 
observations, NorthWestern Energy (NWE), 
and prior research provided in the 
StudioFORMA Report. Three-phase, above-
ground power is currently in place on East 
Broadway based on on-site observations. 
According to NorthWestern Energy, the 
MonTEC Building has #4 aluminum conductor 
steel-reinforced (ASCR) and #2 3-phase 
underground power running to the existing 
transformer service (Appendix 3-B NWE Map 
Extract). Based on conversations with 
representatives at NorthWestern Energy, if the 
proposed redevelopment of the MonTEC site 
causes an increase in power demand, 
upgrades to the existing electric infrastructure 
may be required. A possible solution for a high-
usage demand would be to re-conductor the 7 
spans of 3/0 to 400-amp AL and upgrade the 
4/0 serving the Missoula College campus. The 
cost of such an upgrade is expected to be 
around $100,000. An internal capacity study 
will need to be conducted by NorthWestern 
Energy once power demand is estimated to 
confirm that an upgrade would be required and 
to advise on available solutions. Contact 
information for CenturyLink has been provided 
in Appendix 1-A. 

3.2 Communications 

CenturyLink has 144-count buried fiber running 
parallel to East Broadway to the north based 
upon a review of a .kmz file provided by 
CenturyLink. Overhead communications lines, 

owned by Blackfoot Communications and 
Optimum, run along the overhead power lines 
parallel to East Broadway to the south and 
between the Missoula College and MonTEC 
sites. Proposed redevelopment can utilize any 
of these three companies for future service.  

3.3 Water 

Per Missoula Water’s main maps dated 2017, 
a 12-inch ductile iron water main runs along 
East Broadway with 8-inch water service lines 
serving both properties. Additionally, two fire 
hydrants are present within the vicinity of the 
project area. These two hydrants lie at the 
northwest and northeast property corners on 
the south side of East Broadway. Hydrant flows 
were provided by Ross Mollenhauer, Utility 
Project Manager with the City of Missoula, as 
shown in Appendix 3-C Water Flow 
Information. Contact information for Ross has 
been provided in Appendix 1-A. 
 
The required fire-flow will be determined by the 
Fire Marshall per Appendix 3-D Fire-Flow 
Requirements for Buildings (International Fire 
Code) based on the building type (per the 
International Building Code) and size. The 
required fire-flows can be reduced by 75% in 
buildings with NFPA 13 automatic sprinklers 
with a reduced fire-flow of 1000 GPM or 
greater. For the purpose of this study, it was 
assumed that the redevelopment will include 
two new buildings of similar size and function to 
Missoula College (138,230 SF). After 
correspondence with Adam Sebastian, 
Assistant Fire Marshal with the City of Missoula 
Fire Department, it is anticipated that the 
existing hydrant flows and infrastructure are 
sufficient to support redevelopment of the sites 
to include buildings with NFPA 13 automatic 
sprinklers. This email correspondence and 
contact information for Adam Sebastian has 
been included as Appendix 3-D Fire Flow 
Correspondence.  
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3.4 Natural Gas 

A 4-inch natural gas main, owned by NWE, is 
located along the north bank of the Clark Fork 
River on the Missoula College site and runs 
north-south between the two project sites. The 
natural gas line runs parallel to the existing 
sewer gravity main and force main described 
above. Although NWE will need to confirm the 
effect of the new demand on the system, it is 
expected that the existing system is sufficient to 
allow for redevelopment of the site. Email 
correspondence with NWE included as 
Appendix 3-E Gas Correspondence.  

3.5 Stormwater 

Stormwater from the Missoula College site is 
addressed using seven dry wells located in the 
parking lot. The impervious percentage of each 
site is not expected to increase from the current 
conditions due to the large amount of existing 
impervious area. Therefore, it is anticipated that 
stormwater measures similar to those existing 
will be reemployed for future redevelopment.  

3.6 Sewer 

According to City mapping data, there is a 16-
inch gravity sanitary sewer main on the south 
side of the Missoula College property (between 
the building and the river) and a lift station with 
force main splitting the properties and 
discharging into a 15-inch gravity sanitary 
sewer main in East Broadway. A review of 
building permits available from the Missoula 
BuildingEye Permits website indicates the lift 
station was replaced in 2014. Ross 
Mollenhauer indicated, through email 
correspondence, that the lift station should 
have plenty of capacity. Similarly, he indicated 
that there are no anticipated capacity issues 
with the two gravity mains. As such, the existing 
service on-site is expected to adequately meet 
future demands. Email correspondence with 
City of Missoula is included as Appendix 3-F 
Sewer Correspondence.  

3.7 Transit 

The University’s UDASH Green Line provides 
bus service from the Mountain Campus to the 
Missoula College River Campus every 15-20 
minutes from 7:00 AM until 7:00 PM Monday 
thru Friday. Jordan Hess, the current Director 
of ASUM Transportation, was asked how 
transit service to the River Campus would be 
affected in the event a bicycle/pedestrian 
bridge were constructed between Missoula 
College and the Mountain Campus. Jordan 
confirmed UDASH would likely eliminate bus 
service between the two campuses. Instead, 
he anticipated adding a bus stop near the 
southern end of the bridge. Estimated cost 
savings associated with this reduction in bus 
service would be between $150,000 and 
$180,000 per year in transit operations costs 
and capital equipment costs. Contact 
information for Jordan has been provided in 
Appendix 1-A. 
 
In addition, Mountain Line, the City’s primary 
public transit service, provides hourly service 
between the Downtown Transfer Center and 
Bonner, several miles east of the River 
Campus. This route is called “Route 4” and 
stops directly in front of the Missoula College on 
the eastbound route and approximately 700-
feet to the east on the westbound route. 
Mountain Line’s long-range plans call for 30-
min frequency along this corridor.  
 
Mountain Line is currently planning to establish 
a new stop directly across the road from 
Missoula College as part of a system-wide 
reconfiguration of bus stops that began in 2020 
and will be completed in 2021. Mountain Line is 
currently in discussion with the Montana 
Department of Transportation to approve this 
bus stop.  

3.8 Osprey Nest 

There is an osprey nest located near the 
southeastern corner of the River Campus. This 
nest is part of a long-term study of osprey 
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ecology and heavy metal contamination in 
Montana's upper Clark Fork River and its 
tributaries. Funding for this project is made 
possible by the University of Montana, the 
Cornell Lab of Ornithology, several small grants 
and donations. There may be challenges to 
construction posed by the presence of this 
osprey nest. However, the nature of these 
challenges was not evaluated as a part of this 
study. Erik Greene, Director of The UM Bird 
Ecology Lab, was contacted in relation to this 
report and provided insight on potential 
construction challenges. His contact 
information has been included in Appendix 1-A. 

3.9 Ownership of Site 

An opinion pertaining to real property 
ownership of the MonTEC parcel was provided 
by Kevin Jones of Jones & Associates, P.L.L.C 
following inconsistences in the stated 
ownership of the parcel. The deed, the 
mortgage, and other documents of public 
record indicate MonTEC as the owner. 
However, non-recorded documentation 
indicates that the intent was for the University 
to own the land with MonTEC owning 
improvements to the land. Jones & Associates’ 
opinion finds the intent of the property was for 
the University of Montana to “control the real 
property, if not legally own it.” Documentation 
pertaining to their review is provided in 
Appendix 3-G Jones Opinion.  

3.10 Soil Conditions 

Prior to constructing the Missoula College 
building, the on-site soil conditions were 
assessed. The 2013 StudioFORMA feasibility 
report referenced two geotechnical 
investigations (2010 and 2011) that indicated 
the presence of non-engineered fill, to depths 
up to ten feet on the MonTEC and Silvertip 
Apartments sites. (The Silvertip Apartment site 
is located two parcels to the east of the 
Missoula College site.) The report 
recommended the removal of non-engineered 
fill and replacement with engineered and 
compacted fill for any site improvements. It is 
known that the removal and replacement of fill 
material was completed during the construction 
of Missoula College. Future development 
should anticipate this incidence and inform the 
need for detailed geotechnical investigations to 
determine the extent and locations of non-
engineered fill.  
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4.0 Preliminary Zoning, Planning & Permitting Assessment 

The purpose of this assessment is to provide 
guidance on the likely parameters that would 
affect the built environment of the Gateway to 
the Montana Innovation Corridor (subject 
project). The following standards/codes/plans 
may impact the subject project and were 
considered as described: 

• University Standards - The University of
Montana’s Design & Construction
Campus Policies & Procedures
Consultant’s Manual was last updated in
2006. A link to this document is provided
however an assessment of this
document was outside the scope of this
study.

• Title 20 of the Missoula Municipal Code
(the “zoning code”) – Although
University/State projects are exempt from 
City of Missoula zoning requirements1,
there are some plausible scenarios
where this project could be subject to the
City zoning code. One such scenario
could be a project for which the City
provides significant funding and insists
upon compliance with some or all of the
City’s requirements. Even if the subject
project were not required to adhere to the
Title 20 requirements, it would be
required to go through a public process to
identify all variances from the Title 20
requirements. This assessment includes
a review of Title 20.

• Design Excellence – Given the subject
project’s location along the East

1 The University of Montana is a state entity and is 
therefore eligible to vary from the City of Missoula’s 
zoning ordinance, Title 20 of the Missoula Municipal 
Code. Per Title 20, Section 20.85.095, “The Board of 
Adjustment shall hold the public hearing as a public 
forum and shall have no power to deny or condition the 
proposed use, but shall act only to allow a public forum 
for comment on the proposed use.” In no case will the 

Broadway corridor, this project may be 
subject to the Missoula Design 
Excellence requirements, which were 
established in 2019, for the same reason 
that it may be subject to the City’s zoning 
requirements. This assessment includes 
a review of the Design Excellence 
requirements.  

• Permitting – The following applicable
permits were reviewed as a part of this
assessment:

Zoning Compliance and Design 
Excellence Review 
Commercial Permits Building 
Permit and Plan Review 
ADA Permit 
Right-of-Way Permit 
MT DEQ Storm Water Pollution 
Prevention Plan (SWPPP)/Notice 
of Intent (MPDES) 
Excavation Permit 
Riparian Resource Management 
Plan (City of Missoula) 
MDT System Impact Action 
Process 
Environmental 
Assessment/MEPA Compliance 

• Relevant Planning Documents – Good
planning indicates the importance of
considering previous planning efforts that

University be able to vary from Zoning Code 
compliance without going to public forum and must 
identify all applicable variances. It is worth noting that 
the City Attorney’s Office confirmed that “public forum 
is an option if the building is constructed and leased by 
a private entity as long as the land is under ownership 
of the University” as per email sent by Cassie Tripard, 
Associate Planner with Development Services, on 
10/22/2020.  

https://www.umt.edu/media/facilities/documents/pandc/Campus_Standards_Manual.5.2006.pdf
https://library.municode.com/mt/missoula/codes/code_of_ordinances?nodeId=TIT20ZO_CH20.01INPR
https://www.ci.missoula.mt.us/2189/Design-Excellence
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inform plans for the subject site. Relevant 
previous and on-going planning efforts 
include: 

Missoula Downtown Master Plan 
– Although the subject project lies
outside of the primary
geographical area of focus for this
plan, which was completed in
2019, two pages of the Master
Plan do focus on the “East
Broadway Gateway,” which is
closely aligned with the subject
project area. This assessment
includes a review of this Master
Plan.

o Highway 200 Corridor Study – This
study is on-going and will provide a
conceptual plan for the future of
East Broadway, which fronts the
subject project. This assessment
includes an update on this Study,
which is expected to be finalized by
early 2021.

o 2017 Bicycle Facilities Master Plan
– This plan captures the City’s
latest collective thinking related to
bicycle routes in the vicinity of the
subject project. This assessment
includes a review of this Master
Plan and an update on the planned
bicycle network in the vicinity of the
subject project.

o City Growth Policy – This policy
was adopted in November, 2015
and has helped to inform
subsequent and more focused
planning efforts including the
Missoula Design Excellence
program and the Downtown Master 
Plan. Therefore, no assessment of
the City’s Growth Policy was
completed.

o Hellgate Urban Renewal District
Plan – The subject project lies 
within the Hellgate Urban Renewal 
District (URD), which is one of six 
such districts across the City. The 
Hellgate URD Plan provides 
guidance for the development 
within this district. This plan was 
adopted by the Missoula City 
Council in 2014. In addition to 
establishing purpose and need, the 
plan also identifies goals for the 
district. This assessment evaluates 
the subject project in the context of 
the six goals. 

4.1 Zoning Code and Design 
Excellence Assessment 

Property Overview 

• Address: 1121 E Broadway & 1205 E
Broadway

• Zoning: C1-4 Design Excellence
Corridor Typology 3

• Design Excellence Review required
prior to building permit for structures
over 15,000 square feet

• Setbacks: None

• Maximum Height: 125 feet

Assessment Overview 
The City’s zoning standards are established per 
Title 20 of the City of Missoula Municipal Code, 
which are referred to as “Title 20.” Specific 
zoning standards referenced in this report are 
provided in parentheses (i.e. 20.25.080). In 
2019, a new section, referred to as the “Design 
Excellence Overlay,” was added to Title 20. This 
Design Excellence (DE) Overlay is applicable to 
the downtown core (shown in Figure 4) and 
numerous prominent corridors, including the 
East Broadway corridor, as shown in Figure 4. 
As defined by the DE program, and as shown in 
Figure 4, the subject project is subject to the 
Type 3 overlay (or “Typology 3”) because it is 

http://www.doverkohl.info/reports/mdmp/MDMP_2019-11-4_FINAL_SR_SM.pdf
https://www.missoulampo.com/east-missoula-highway-200-corridor-
https://www.ci.missoula.mt.us/DocumentCenter/View/39172/2016-Bicycle-Facilities-Master-Plan?bidId=
https://www.ci.missoula.mt.us/DocumentCenter/View/34746/OurMissoulaGP_full?bidId=
http://mt-missoula3.civicplus.com/DocumentCenter/View/27693/Hellgate-Urban-Renewal-Plan--Final-Final?bidId=
http://mt-missoula3.civicplus.com/DocumentCenter/View/27693/Hellgate-Urban-Renewal-Plan--Final-Final?bidId=
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adjacent to a Type 3 Corridor (East Broadway 
St). Zoning standards identified in the DE-C, 
Type 3 overlay supersede correlating standards 
in the underlying base zone and are identified in 
this report as “superseding DE requirements.” 

The current buildings on site (MonTEC and 
Missoula College) were constructed prior to the 
City’s establishment of the DE Overlay. Within 
the overlay, buildings exceeding 15,000 square 
feet will require Design Excellence Review. A 
description of the Design Excellence Review 
process is provided in the Permitting 
Assessment Section on page 24.  

General Site Design 
The aim of the Corridor Typology is to increase 
the walkability and road front aesthetics of future 
development along designated traffic corridors. 
To accomplish this goal, new buildings must be 
constructed within a certain distance of a street 
(build-to zone) and occupy a certain percentage 
of the parcel length adjacent to the street (build-
to width). Specific site design requirements for 
Corridor Type 3, pertaining to building and 
parking setbacks, are described in Figure 5 and 
Figure 6 (superseding DE requirement 
20.25.080.C.3.). 

Approximate 
Project Location 

Figure 4: Excerpt from Corridor Typologies Conceptual Map (Map 20.25.080-2) from Chapter 20.25 of Title 20. Approximate 
project location identified. 

Approximate 
Project Location 
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Building Maximum Height 
The maximum permissible building height per 
Title 20 is 125’ for C1-4 zoning (Table 20.10-2). 
Additional height restrictions for buildings 
constructed on the College parcel may be 
placed by Missoula College based on the 
College’s building design standards. Any 
additional height restrictions would not apply to 
buildings constructed on the MonTEC parcel. 

Floodplain Setbacks 
Title 20 provides for a 50-foot floodplain setback 
in which no building is permitted. The floodplain 
setback area may not be used for parking lots 
but may be used for walkways and pedestrian-
oriented facilities (20.10.040 B.).  

The southern boundaries of both the MonTEC 
and Missoula College parcels, immediately 
adjacent to the Clark Fork River, are within a 
FEMA mapped Regulatory Floodway, Zone AE 
(30063C1480E, effective 7/6/2015). The 
remainder of the parcel is classified as Zone X, 
unshaded. An exhibit depicting the floodplain is 
provided in Appendix 3-A Floodplain & Utilities 
Exhibit. In comparing the Base Flood Elevation 
(BFE) to the MonTEC site topography, it is 
probable that the mapped floodway extents on 
the MonTEC parcel area are more expansive 
than the actual floodway. A Letter of Map 
Revision (LOMR) could be conducted to more 
accurately depict the floodplain and may allow 
for more usable parking space on the MonTEC 
parcel. 

Parking Requirements 
Missoula College has expressed a desire to 
maintain the existing number of parking spaces 
that are currently available to the College. 
Parking for the College totals 439 spaces, which 
includes 10 ADA spaces and 40 shared-parking 
spaces on the MonTEC parcel. Additionally, 
there are 128 bicycle parking spaces on the 
Missoula College site (Appendix 3-B As-Built 
Plans). Virtually all of the developable land 
outside of the floodplain and building footprints 
on both parcels is occupied with parking. In 
order to maintain the existing number of parking 

spaces and provide the required additional 
parking spaces for the new buildings, above- 
and/or below-ground parking is required. In 
addition to providing parking onsite and offsite 
option includes land across the river that would 
need to be connected by a pedestrian bridge. 
Although there is a limited amount of land across 
East Broadway, parking on this land is unlikely 

Figure 5: Excerpt from Corridor Typology 3 Site Design 
Schematic (20.25-102) from Chapter 20.25 of Title 20. 
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for two primary reasons: 1) would pose safety 
concerns that would need to be mitigated and 2) 
is owned by Montana Rail Link who would be 
hesitant to obligate this land for any long-term 
use.  

A summary of pertinent parking regulations 
includes: 

• Required number of parking spots for 
Administrative, Professional or 
General Office - 1 space per 480 SF 
(Table 20.60-1) 

• Required number of parking spots for 
Research Services - 1 space per 360 
SF (Table 20.60-1)  

• Maximum allowable number of 
parking spots: 4.3 spaces per 1,000 
SF of gross leasable floor 
area (20.60.020.B) 

The DE Overlay provides for a reduction of 
required parking spaces, up to a maximum of 
50%, using the following parking incentives. 

• Off-street parking required by 20.60 
can be reduced by 10% for projects 
located within 1250 feet of a transit 
stop (20.25.080.D.4.c). East-bound 
transit stops are located on East 
Broadway in front of both MonTEC 
and Missoula College. The closest 
west-bound transit stop is located 
approximately 800 feet east of the 
Missoula College east-bound transit 
stop, in front of the Silvertip 
Apartments. 

• Off-street parking required by 20.60 
can be reduced by 15% for projects 
adjacent to a designated bicycle lane 
(20.25.080.D.4.d). All three options for 
the future redevelopment of East 
Broadway, as planned for in the 
Highway 200 Corridor Study, call for 
designated bicycle lanes. Therefore, 
this reduction will be applicable.  

• Off-street parking required by 20.60 
can be reduced by 1 space for every 4 
bicycle parking spaces (short or long-
term) up to a maximum reduction of 
25% (20.25.080.D.4.e).  

Figure 6: Excerpt from Corridor Typology 3 Vertical Scale 
Schematic (20.25-102) from Chapter 20.25 of Title 20. 

 

https://library.municode.com/mt/missoula/codes/code_of_ordinances?nodeId=TIT20ZO_CH20.100TE_20.100.010GETE_FLOOR_AREA_GROSS_LEASABLE
https://library.municode.com/mt/missoula/codes/code_of_ordinances?nodeId=TIT20ZO_CH20.100TE_20.100.010GETE_FLOOR_AREA_GROSS_LEASABLE
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Bicycle Parking Requirements 
Both long- and short-term bicycle parking 
requirements are provided below.  

• Short-Term – 1 per 10 motor vehicle 
spaces; 2 spaces min. (Table 20.60-2) 

• Long-Term – 1 space per 5 
employees; 1 space min. (Table 
20.60-2) 

• Provide design of bike racks for 
building permit. See Title 20 for 
specific design requirements. 

• Spaces must be 2 x 6 feet each. Draw 
the spaces on the plans. 

• 50% of spaces must be within 50 feet 
of a customer entrance. The 
remainder must be within 100 feet. 

• Long term bike parking must be 
protected from unauthorized persons. 
See Title 20 for methods. 

Driveway Requirements 
The DE Overlay has superseding driveway 
requirements (Superseding DE requirement, 
20.25.080.C.2.e.3). 

• 12’ Driveway width for one-way drives, 
separated by 40’ 

• 24’ Driveway width for 2-way drives 

Landscape Requirements 
Landscaping requirements will have the 
potential to influence parking lot design and 
directly affect the maximum number of surface 

parking spaces achievable. As such, a summary 
of the required landscaping features is provided 
below.  

• General Site Landscaping – Will need 
to be a minimum of 15% of the site 
area as applied to the expanded or 
modified area (not the entire lawfully 
existing site area). 

• Street-Front Landscaping – Does not 
apply in Design Excellence Overlay  

• Interior Parking Lot Landscaping – At 
least 10% of paved vehicular use area 
must be devoted to interior parking 
landscaping, including landscape 
islands (Figure 7) (20.65.040.C.) 

• Landscape Islands – Must be a 
minimum of 9’ wide with a maximum of 
135’ between islands (Superseding 
DE requirement, 20.25.080.C.3.g) as 
shown in Figure 7.  

 10% of vehicular use area must 
be devoted to interior parking lot 
landscaping. 

 1 tree required per 180 square 
feet of landscape area with a 
minimum of 1 tree per island. 

 If the requirements cannot be met 
with islands, landscape areas 
around the parking lot can be 
counted. The areas must be a 
minimum of 6 feet in depth and a 
maximum of 15 feet. 

Figure 7: Diagram of interior parking lot landscaping and landscaped islands (Figure 20.65-2 of Title 20). 
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 The additional interior parking lot 
landscaping standards in Design 
Excellence apply for parking lots 
with 3 or more parallel drive 
lanes. If applicable: 

 Provide a landscaped area at 
least nine feet wide between rows 
of parking. This is different than 
landscape islands. See diagram 
in Title 20. 

 Spaced a maximum of 125 feet 
from a perimeter parking lot 
screening landscaped area or 
another interior parking lot 
landscaping area. 

 Landscaped area must be 
continuous for the length of the 
adjacent rows of parking. 

 Planted in with two trees and 12 
shrubs per 1,000 square feet of 
landscaped area and 
groundcover in accordance with 
20.65.040. 

• Perimeter Parking Lot Landscaping  
 Perimeter parking lot landscaping 

provisions of 20.65.050 do not 
apply in the DE Overlay 
(20.25.080.3.b.6.b.ii). 

• Perimeter Parking Lot Screening 
(Superseding DE requirement) 

 For parking lots adjacent to a 
public street, perimeter parking 
lot screening is required for 
vehicular use areas located 
within 60’ of the street property 
line using one of the options in 
Figure 8. (20.25.080.3.b.6.h) 

• Buffer Requirements (20.65.060) 
 A buffer will be required on the 

east property boundary adjacent 
to the Riverside Health Care 
Center, given that this facility 
does provide long-term care.  

 May use a landscape buffer, 
fence, wall, or berm. Chain link 
fences do not count. 

• Screening Requirements (20.65.070) 
 Will be required for ground-

mounted and roof-mounted 
mechanical equipment. 

 Will be required for trash 
receptacles, utility cabinets and 
stored materials. 

 Design Excellence will require 
screening in addition to this 
section per the Design 
Excellence Manual. 

• Landscape Material and Design – 
20.65.080 

 See section for plant selection 
standards and mulch 
requirements. 

 Deciduous trees must be 1.5-inch 
caliper size and be at least 8 feet 
tall at time of planting. 

 Evergreen trees must have a 
minimum height of 6 feet at the 
time of planting. 

 Shrubs must be at least 5-gallon 
size and have a minimum 12 inch 
spread at time of planting.  

 Include this information in the 
plant schedule for building permit. 

• Installation and Maintenance – 
20.65.090 

 Must provide an installation and 
maintenance plan for building 
permit. Address each standard in 
this section. 

 



Gateway to the Montana Innovation Corridor 
Feasibility Study 

 

Page 24 
 

4.2 Preliminary Permitting 
Assessment  

A preliminary permitting assessment was 
completed to determine required permits for 
future redevelopment. A summary of each 
permit is provided below. Hyperlinks pertaining 
to each permit type can be found following the 
final permit summary. 

Zoning Compliance and Design 
Excellence Review 
A zoning compliance review is required by the 
City of Missoula to ensure the proposed 
buildings adhere to the zoning requirements 
described above. This review will occur during  

the building permit review. Additionally, the 
development will have to undergo Design 
Excellence Review (required for any building 
over 15,000 SF) to ensure the Overlay 
standards are met. It is strongly recommended 
that the Design Excellence Review occurs prior 
to submission of a building permit. 

Commercial Permits Building Permit and 
Plan Review 
A commercial building permit is required for any 
commercial building project. The building permit 
application is to be submitted online through the 
City’s Citizen Portal in PDF format. A complete 
list of required documentation can be found 
below following the final permit summary.  

Figure 8: Excerpt from Corridor Typology 3 Perimeter Parking Lot Screening (20.25-58) from 
Chapter 20.25 of Title 20. 



Gateway to the Montana Innovation Corridor 
Feasibility Study 

Page 25 

ADA Permit 
An ADA permit is required by the City for paving 
construction work improvements to ensure 
compliance with the Americans with Disabilities 
Act (ADA). The ADA permit application and ADA 
checklist is submitted by the developer to the 
City. 

Right-of-Way Permit 
A right-of-way permit is required by the City to 
work on sidewalks or occupy streets or 
sidewalks. The application is to be submitted by 
the developer. 

MT DEQ Storm Water Pollution Prevention 
Plan (SWPPP)/Notice of Intent (MPDES) 
A stormwater pollution prevention plan 
(SWPPP) is required by the Montana 
Department of Environmental Quality (MT DEQ) 
for construction activities where both stormwater 
discharge to state surface waters can occur and 
where the construction activity disturbances are 
equal to or greater than one (1) acre. An 
approved SWPPP administrator and preparer is 
required. The SWPPP and MPDES can be filed 
online using the Fees, Applications, and 
Compliance Tracking System (FACTS). 

Excavation Permit 
An excavation permit is required by the City for 
the installation of utilities infrastructure and must 
be issued to a licensed and bonded excavation 
contractor.  

Riparian Resource Management Plan (City 
of Missoula) 
Riparian resources exist adjacent to the Clark 
Fork River on the southern boundary of both the 
Missoula College and MonTEC properties. The 
riparian resource area is designated as the 
lower lying flat area immediately adjacent to the 
river while the buffer is considered the inclined 
slope of the river banks up to the flat, higher 
ground on which current development exists. 
Development proposed for sites that 
encompass portions of riparian resource must 
occur outside of the resource area and provide 
for protection of the resource in the form of a 

Riparian Resource Management Plan per 
section 20.50.030 of Title 20. 

MDT System Impact Action Process 
For projects that have the potential to impact the 
State’s transportation system, the project must 
be presented to MDT to undergo their System 
Impact Action Process. Applicable projects 
include those requesting access to and from the 
state highway system. Since East Broadway 
(MT-200) is a state road, new driveway locations 
associated with future redevelopment will likely 
trigger this process. The process requires the 
developer to submit an approach, 
encroachment, or utility permit application (as 
applicable), in addition to an Environmental 
Checklist to the MDT Missoula District Office. A 
“Guide to the System Impact Action Process” is 
available in PDF format at the hyperlink included 
below. Included in the Guide are subsequent 
hyperlinks to the above-mentioned permits and 
the Environmental Checklist. 

Environmental Assessment/MEPA 
Compliance 
MEPA compliance is initiated for one of three 
reasons: 1) a project/activity is undertaken 
directly by a state entity; 2) a project/action is 
supported by an agency through funding 
assistance; or 3) if the project/action involves 
“the issuance of a lease, permit, license, 
certificate, or other entitlement for use or 
permission to act by the agency.” If any of these 
conditions are met, Environmental Review will 
be required. The level of MEPA review will be 
determined based on the significance of the 
potential impacts but will likely involve an 
environmental assessment (EA) with 
opportunities for public input. A Guide to the 
Montana Environmental Policy Act can be found 
below.  

310 Permit/124 Permit 
If the project is implemented by the 
State/University, it would be required to submit 
an SPA 124 Permit in compliance with the 
Montana Stream Protection Act. Alternatively, 
as per Bryan Vogt, a Program Specialist with the 
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Missoula Conservation District, “if the project is 
to be implemented by a private individual, 
business, or NGO, then a 310 permit from the 
[Missoula] Conservation District would be 
required regardless of the land ownership.” Ladd 
Knotek of MT Fish Wildlife and Parks agreed 
noting that the “permit process is determined 
by whomever applies".  

Hyperlinks to Referenced Permit 
Applications and Documentation 

• Zoning Compliance Permit Application

• Documentation for Commercial
Building Permit 

• ADA Permit Application
• ADA Checklist
• Right-of-Way Permit Application
• Excavation Permit Application
• SWPPP

• MT DEQ NOI

• MDT System Impact Process
Documentation 

• Environmental Assessment/MEPA
Compliance 

4.3 Relevant Planning Documents 
Assessment 

Missoula Downtown Master Plan  
This Master Plan identifies nine (9) 
neighborhoods that collectively comprise 
downtown. One of these neighborhoods, as 
shown in Figure 9 is the East Broadway 
Gateway, which is anchored by the current 
Missoula College and MonTEC locations.  

Two pages of the Master Plan are dedicated to 
the plan for the East Broadway Gateway 
neighborhood. These two pages are included as 
Appendix 4-C East Broadway Gateway. A 

Figure 9: A graphic from Missoula's Downtown Master Plan. 

https://www.ci.missoula.mt.us/DocumentCenter/View/22676/CityZCPSubmtl?bidId=
https://www.ci.missoula.mt.us/433/Building-Permit-Information-Applications
https://www.ci.missoula.mt.us/433/Building-Permit-Information-Applications
https://www.ci.missoula.mt.us/DocumentCenter/View/38605/ADA-Permit-Application-2017?bidId=
https://www.ci.missoula.mt.us/DocumentCenter/View/38606/ADA-Site-Plan-Checklist-2017?bidId=
https://www.ci.missoula.mt.us/DocumentCenter/View/52746/2018-ROW-Encroachment-Application_fillable1
https://www.ci.missoula.mt.us/916/Engineering-Excavation-Permits
http://deq.mt.gov/Portals/112/Water/Forms/2018_SWPPP_MTR100000.pdf
https://deq.mt.gov/Portals/112/Water/Forms/2018_NOI_MTR100000.pdf
https://www.mdt.mt.gov/other/webdata/external/planning/SIAP-DEVELOPERS-GUIDE/siap_guide.pdf
https://www.mdt.mt.gov/other/webdata/external/planning/SIAP-DEVELOPERS-GUIDE/siap_guide.pdf
https://leg.mt.gov/content/Committees/Interim/2019-2020/EQC/2019-mepa-handbook.pdf
https://leg.mt.gov/content/Committees/Interim/2019-2020/EQC/2019-mepa-handbook.pdf
http://www.doverkohl.info/reports/mdmp/MDMP_2019-11-4_FINAL_SR_SM.pdf
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graphical representation of the plan is shown in 
Figure 10.  

The plan calls for a mixed-use, high-density 
development that faces and embraces the Clark 
Fork River and East Broadway and that 
enhances connectivity to the surrounding areas 
in several ways including: a pedestrian bridge to

 the Main Campus; improved bicycle lanes; an 
extended riverfront trail network; and enhanced 
transit. Above- and below-ground parking is an 
essential component of this plan.  

Strategy 11 in the Implementation section of the 
Master Plan identifies eight (8) specific actions 
aimed at improving the East Broadway Street 
Gateway as shown in Figure 11.  

Figure 10: A vision for the Montana Innovation Corridor form the Missoula Downtown Master Plan. 
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Highway 200 Corridor Study 
The Missoula Metropolitan Planning 
Organization (MPO), in collaboration with the 
Montana Department of Transportation (MDT), 
has recently completed the East Missoula 
Highway 200  Corridor Plan. The Plan includes 
a conceptual plan for that stretch of East 
Broadway adjacent to the subject site. As can be 
seen on page 3 of the Plan, there will be a 10’ 
shared use path and 10’ boulevard separating 
East Broadway from the subject site.  Although 
the reconstruction of this stretch of highway is 
not expected to occur for another 5 – 10 years, 
any future development adjacent to East 
Broadway should be done in coordination with 
the adopted Plan. 

2017 Bicycle Facilities Master Plan  
As shown in Figure 12, the City’s long-range 
plans call for a bike trail along the northside of 
the river between the Madison bridge and East 
Missoula. In addition to the short stretch of trail 
shown to the east of Missoula College, a trail 
adjacent to the Missoula College site has since 
been constructed. There are certainly technical 
and funding challenges to completing the 
desired sections of trail between the Madison 
bridge and the Missoula College site. 
Nonetheless, the trail is part of the City’s 
proposed network and will, when completed, 
further enhance the desirability of the subject 
site.  

Figure 11: Strategies from the Missoula Downtown Master Plan that were identified for improving the East Broadway Gateway. 

https://www.missoulampo.com/east-missoula-highway-200-corridor-
https://d7ba6011-da51-4bae-a077-13473a100b22.filesusr.com/ugd/31250b_28158b33c7054174aaca3311cb946e97.pdf
https://d7ba6011-da51-4bae-a077-13473a100b22.filesusr.com/ugd/31250b_28158b33c7054174aaca3311cb946e97.pdf
https://d7ba6011-da51-4bae-a077-13473a100b22.filesusr.com/ugd/31250b_28158b33c7054174aaca3311cb946e97.pdf
https://www.ci.missoula.mt.us/DocumentCenter/View/39172/2016-Bicycle-Facilities-Master-Plan?bidId=
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Hellgate Urban Renewal District Plan 

• Goal #1 – Promote Economic
Development: The ability to attract private
investment, mixed-use development, and
job creation all align with this goal.

• Goal #2 – Improve Multi-Modal Access: A
non-motorized bridge could certainly be a
necessary component to make the
contemplated project attractive to
developers. Such a bridge would be
particularly valuable if it were to connect
to the trail system on both sides of the
river and/or demonstrate that the
connection has a large positive impact on
traffic.

• Goal #3 – Improve, Maintain and Upgrade
the Public Infrastructure: Given the
findings of the utilities assessment, the
subject project is likely less relevant to this
particular goal.

• Goal #4 - Promote Compatible Land Use
and Human Scale Urban Design: There is
tremendous opportunity for improvement
at this location to address the sea of
pavement surrounding MonTEC and
Missoula College and to promote an
effective interface between the built
environment and Broadway.

• Goal #5 Preserve and Enhance Natural
Resources: There is certainly an
opportunity to enhance access to the
Clark Fork River at this site along with
preserving natural riparian resources.

• Goal #6 Achieve Urban Density Mixed
Land Uses: The subject project certainly
aligns well with the promotion of public-
private partnerships to create urban
density mixed land use.

Figure 12: Proposed Trail Connections From the 2017 Bicycle Facilities Master Plan. 

https://www.ci.missoula.mt.us/DocumentCenter/View/39172/2016-Bicycle-Facilities-Master-Plan?bidId=

