
 

City Commission Meeting Agenda 

 2 Park Drive South, Great Falls, MT 

Commission Chambers, Civic Center 

December 02, 2025 

7:00 PM 

  
The agenda packet material is available on the City’s website:  https://greatfallsmt.net/meetings. The 

Public may view and listen to the meeting on government access channel City-190, cable channel 190; or 

online at https://greatfallsmt.net/livestream.   

Public participation is welcome in the following ways: 

• Attend in person.   

• Provide public comments in writing by 12:00 PM the day of the meeting:  Mail to City Clerk, PO Box 

5021, Great Falls, MT  59403, or via email to: commission@greatfallsmt.net. Include the agenda 

item or agenda item number in the subject line, and include the name of the commenter and either an 

address or whether the commenter is a city resident.  Written communication received by that time 

will be shared with the City Commission and appropriate City staff for consideration during the agenda 

item and before final vote on the matter; and, will be so noted in the official record of the meeting. 

 
Meeting Decorum Statement 

1. Members of the public shall address their comments to the presiding officer and the Commission 

as a body and not to any individual member of the Commission or City staff.  

2. Speakers shall keep their comments germane to the subject item on the agenda or, during petitions 

and communications, matters of significant public interest which are within the jurisdiction of the 

Commission. 

3. Be respectful and do not engage in disorderly or boisterous conduct, including but not limited to 

applause, booing, or making any remarks that are, threatening, profane, abusive, personal, or 

slanderous that disturbs, disrupts, or otherwise impedes the orderly conduct of our meeting. 

4. Signs, placards, banners, or other similar items shall not be permitted in the audience during our 

City Commission meeting.  

5. Remain seated, unless addressing the body at the podium or entering or leaving the meeting. 

Private or informal conversations may occur outside of the Chambers. Obey any lawful order of 

the Presiding Officer to enforce the Rules of Decorum.  

 

A complete copy of Rule 10 pertaining to the public participation is available on the table in the 

Commission Chambers and is included with the Meeting posting on the City’s Website. 

 
CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL / STAFF INTRODUCTIONS 

AGENDA APPROVAL 

CONFLICT DISCLOSURE / EX PARTE COMMUNICATIONS 
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MILITARY UPDATES 
1. Miscellaneous Reports and announcements from Montana Air National Guard. 

PETITIONS AND COMMUNICATIONS 

(Public comment on any matter that is not on the agenda of the meeting and that is within the jurisdiction 

of the City Commission. Please keep your remarks to a maximum of 3 minutes. When at the podium, state 

your name and either your address or whether you are a city resident for the record.) 

2. Miscellaneous reports and announcements.    

NEIGHBORHOOD COUNCILS 
3. Miscellaneous reports and announcements from Neighborhood Councils. 

BOARDS AND COMMISSIONS 
4. Miscellaneous reports and announcements from Boards and Commissions. 

CITY MANAGER 
5. Miscellaneous reports and announcements from City Manager. 

CONSENT AGENDA 
The Consent Agenda is made up of routine day-to-day items that require Commission action. Items may be pulled from the 

Consent Agenda for separate discussion/vote by any Commissioner. 

6. Minutes, November 18, 2025, City Commission Meeting. 

7. Total Expenditures of $3,632,075 for the period of October 30, 2025 through November 12, 

2025, to include claims over $25,000, in the amount of $3,093,578. 

8. Grants List. 

9. Contracts List. 

10. Set a public hearing for January 6, 2026, to consider the sale of City-owned property located at 

801 2nd Ave. N, the former Community Recreation Center.  

Action: Approve Consent Agenda as presented or remove items for separate discussion and/or 

vote by any Commission member.  After motion is made, Mayor requests a second to the motion, 

public comment, Commission discussion, and calls for the vote. 

PUBLIC HEARINGS 

11. Resolution 10602 Request from Nine Blessings, LLC to approve the annexation of the property 

legally described as Tract 2A of COS 4970 and the Annexation Agreement; Ordinance 3281 to 

assign R-10 Mobile Home Park zoning district for the subject property. Action: Conduct a joint 

public hearing and adopt or deny Res. 10602, approve or deny the annexation agreement and 

adopt or deny Ord. 3281.  (Presented by Brock Cherry) 

OLD BUSINESS 

NEW BUSINESS 
12. Community Development Block Grant (CDBG) Funding Agreement with Neighborworks Great 

Falls (NWGF) for Purchase and Demolition of 1118 2nd Ave S.  Action: Approve or not approve 

the funding agreement in the amount of $50,000.  (Presented by Sylvia Tarman) 
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ORDINANCES / RESOLUTIONS 
13. Ordinance No. 3282, Amending Title 12, Chapter 5, and Title 15, Chapter 9 of the official code 

of the City of Great Falls (OCCGF) pertaining to parades, processions, fun runs, street closures 

and the fire code.  Action: Accept or not accept Ord. 3282 on first reading and set or not set a 

second reading for December 16, 2025. (Presented by Mike McIntosh) 

CITY COMMISSION 
14. Miscellaneous reports and announcements from the City Commission. 

15. Commission Initiatives. 

ADJOURNMENT 

(Please exit the chambers as quickly as possible. Chamber doors will be closed 5 minutes after adjournment of the meeting.) 

Assistive listening devices are available for the hard of hearing, please arrive a few minutes early for set up, or contact the 

City Clerk’s Office in advance at 455-8451. Wi-Fi is available during the meetings for viewing of the online meeting documents. 

Commission meetings are televised on cable channel 190 and streamed live at https://greatfallsmt.net. City Commission 

meetings are re-aired on cable channel 190 the following Wednesday morning at 10 am, and the following Tuesday evening at 

7 pm. 
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JOURNAL OF COMMISSION PROCEEDINGS 
November 18, 2025 -- Regular City Commission Meeting 

Civic Center Commission Chambers, Room 206 -- Mayor Reeves Presiding 

 

CALL TO ORDER: 7:00 PM 

PLEDGE OF ALLEGIANCE  

ROLL CALL/STAFF INTRODUCTIONS: 

City Commission members present: Cory Reeves, Joe McKenney, Rick Tryon, Shannon 

Wilson, and Susan Wolff.   

Also present were City Manager Greg Doyon and Deputy City Manager Jeremy Jones, 

Public Works Director Chris Gaub, Planning and Community Development Director Brock 

Cherry and Building Official Bruce Haman, Finance Director Melissa Kinzler, Deputy City 

Attorney Rachel Taylor, Police Chief Jeff Newton, and City Clerk Lisa Kunz. 

AGENDA APPROVAL:  

There were no proposed changes to the agenda by the City Manager or City Commission.  

The Commission approved the agenda as presented. 

CONFLICT DISCLOSURE/EX PARTE COMMUNICATIONS:   

None. 

PETITIONS AND COMMUNICATIONS 

1. MISCELLANEOUS REPORTS AND ANNOUNCEMENTS. 

Christian Nichols, Brownsfield Coordinator at Great Falls Development Alliance (GFDA), 

provided an update on GFDA’s catalyst redevelopment project. Two sites have been 

selected: the Falls Construction property at 1001 River Drive North and a city half-block at 

600 1st Avenue North. GFDA is continuing to identify additional underutilized, 

underdeveloped, or blighted properties that fit the catalyst project goals. 

GFDA aims for these catalyst sites to attract further private investment and spur broader 

revitalization. GFDA partnered with Cushing Terrell on project planning. GFDA also has 

$75,000 in EPA funding from a 2003 grant to help advance opportunities that could trigger 

additional redevelopment in Great Falls. Mr. Nichols encouraged City staff to share potential 

property leads with GFDA. 
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A key requirement for participation is that property owners must be committed to 

redeveloping their site or willing to sell it for redevelopment. 

Ron Paulick, City resident, voiced concerns regarding six planned development projects in 

the Neighborhood Council 4 district. He noted the projects could add approximately 1,413 

housing units, potentially bringing 2,826 adults, 2,826 vehicles, and 1,413 children within a 

1.5-mile radius of the district. He urged the Commission to proactively address related 

impacts—particularly on schools, traffic, safety, and City expenses—before the 

developments are completed. 

NEIGHBORHOOD COUNCILS 

2. MISCELLANEOUS REPORTS AND ANNOUNCEMENTS. 

None. 

3. APPOINTMENTS TO NEIGHBORHOOD COUNCIL 6. 

Mayor Reeves reported that Neighborhood Council 6 had three candidates elected to their 

respective positions by acclimation following completion of the municipal general 

election on November 4, 2025.  The remaining two positions need to be filled by 

appointment of the governing body, pursuant to Mont. Code Ann. § 13-1-403(5)(b). 

Neighborhood Council 6 met on November 5, 2025, and considered the Citizen Interest 

Forms of Carl Donovan and Megan Darrah to fill the remaining positions on the Council.   

Commissioner Wolff moved, seconded by Commissioner Wilson, that the City 

Commission appoint Carl Donovan and Megan Darrah to serve on Neighborhood 

Council 6 from January 1, 2026, through December 31, 2027.  

Mayor Reeves asked if there were any comments from the public or discussion amongst 

the Commissioners.  Hearing none, Mayor Reeves called for the vote. 

Motion carried 5-0. 

BOARDS AND COMMISSIONS 

4. MISCELLANEOUS REPORTS AND ANNOUNCEMENTS. 

None. 

CITY MANAGER 

5. MISCELLANEOUS REPORTS AND ANNOUNCEMENTS. 
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City Manager Greg Doyon provided an update on the Park and Recreation Director 

appointment process – four candidates were invited for tours and the interview process, 

two dropped out before the scheduled interviews, and two candidates were interviewed.  

He offered the position to one of the candidates who, unfortunately, had to withdraw due 

to personal reasons.  At this point he is going to wait until after the first of the year to 

readvertise for the position.  Bryan Lockerby is situated at Park and Recreation and is 

assisting Deputy Director Jessica Compton in the interim.   

Manager Doyon congratulated Sgt. Tom Lynch on his retirement from the Great Falls 

Police Department after 20-years of service. 

CONSENT AGENDA 

6. Minutes, November 4, 2025, City Commission Meeting. 

7. Total Expenditures of $6,401,159 for the period of October 16, 2025, through 

October 29, 2025, to include claims over $25,000, in the amount of $5,721,151.  

8. Contracts List. 

9. Approve a Professional Services Agreement in the amount not to exceed 

$125,700 with TD&H Engineering, Inc. for the Linear Underground Development, 

Admin project and authorize the City Manager to execute the agreement.  OF 1784.4 

Commissioner Tryon moved, seconded by Commissioner McKenney, that the City 

Commission approve the Consent Agenda as presented. 

Mayor Reeves asked if there were any comments from the public or discussion amongst 

the Commissioners.   

Hearing none, Mayor Reeves called for the vote. 

Motion carried 5-0. 

PUBLIC HEARINGS 

10. ORDINANCE 3280, AMENDING TITLE 15, CHAPTERS 12 AND 13 OF THE 

OFFICIAL CODE OF THE CITY OF GREAT FALLS (OCCGF) PERTAINING 

TO RESIDENTIAL HAZARDOUS SOILS, BUILDINGS, AND 

CONSTRUCTION. 

Mayor Reeves declared the public hearing open and asked for presentation of the agenda 

report. 

Planning and Community Development Director Brock Cherry acknowledged that this 

ordinance has been a long time in the making. The conversation around hazardous soils, 
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residential construction, and geotechnical requirements has been ongoing in Great Falls 

for many years — long before his arrival — and it became one of the first major issues 

placed on his desk when he joined the City a little over two years ago. 

He expressed sincere gratitude to the Building Official Bruce Haman, Deputy Building 

Official Joelle Cote, and Building Plan Reviewers Thad Goetz and Amber Johanneck for 

their extensive work—digging into technical details, engaging the engineering and 

building community, reviewing past cases, and grounding this ordinance in real project 

conditions. Their professionalism and their drive to improve how the department operates 

is the reason he is able to present a practical, modernized, and more proportionate 

approach this evening. 

Great Falls has a long history of expansive “fatty” clay soils and other geological 

conditions that can severely affect residential foundations. Construction on these soils led 

to years of failures, complaints, and litigation involving builders, engineers, the City, and 

others. 

In response, the Building Safety Division implemented a policy in 2008 requiring a 

geotechnical analysis and foundation design recommendations for all new homes. While 

not always popular, most applicants were able to obtain testing and move forward. Even 

so, foundation-related disputes continued — including cases where reports were 

completed but not fully followed in the field or not verified on site by engineers before 

foundations were placed. 

As litigation increased, local engineering firms became increasingly reluctant to perform 

residential geotechnical work. To keep residential construction moving, the City reached 

out to firms statewide and found two firms willing to travel to Great Falls, but both 

carried heavy backlogs. This created long delays, slowed single-family permit activity, 

and constrained housing supply at a time when demand was never higher. 

In 2020, staff explored a stricter, more uniform geotechnical ordinance that would have 

required upfront testing, more detailed reporting, and mandatory on-site inspections 

before foundations were poured. While technically sound, that proposal would have 

increased costs and did not receive broad support from the development community. 

That history is what sets the stage for the more flexible, proportionate approach being 

suggested tonight. 

After further research and extensive engagement with both the building community and 

the geotechnical engineering community, including two public information sessions on 

August 20th that drew about 30 participants, staff drafted the proposed ordinance before 

the Commission tonight. 

The same message was consistently heard and reflected in the handout: our current 

approach has been technically effective, but practically burdensome for low-risk, small-

scale projects. The new ordinance responds to that feedback. It provides a more flexible 

and proportionate framework — one that preserves the safeguards needed for higher-risk 
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sites while removing unnecessary barriers for routine residential construction and infill 

development. 

This ordinance makes two major structural improvements, both of which rely on the best 

available site-specific information rather than a one-size-fits-all rule. 

First, it introduces the Initial Site Evaluation. This is a lighter, lower-cost, site-specific 

assessment performed by a qualified geotechnical engineer. Its purpose is to determine 

whether a project can safely proceed under the International Residential Code or whether 

the soil, groundwater, or slope conditions warrant a full Geologic Hazards Plan and 

Report under the International Building Code. It directs the right level of review to the 

right type of project, saving time and cost for lower-risk sites while ensuring higher-risk 

areas get the thorough evaluation they require. 

Second, it establishes targeted, case-by-case exemptions for small-scale infill and 

accessory residential projects — up to four dwelling units on sites already served by 

public infrastructure — when there is no evidence of geologic hazards. These exemptions 

apply only to projects that fall under the International Residential Code, occupy one acre 

or less, involve minimal grading, and meet all City codes. 

Examples include detached garages, shops, ADUs, the redevelopment of older or 

dilapidated homes, and projects that already have a recent geotechnical study or a 

documented low risk finding from an engineer. He noted that exemptions are never 

automatic.  The Building Official can deny them at any time if site history, existing 

conditions, or professional judgment indicate elevated risk. 

In conclusion, this ordinance puts a more practical system in place. It maintains the 

protections needed for higher-risk sites and removes unnecessary hurdles for small, low-

risk residential projects, and it is better than what the department has been doing for 17 

years.  Staff has vetted the ordinance with the legal department and believe the proposed 

ordinance is a way to encourage and increase development in the community.  

Mayor Reeves asked if the Commissioners had any questions of Director Cherry. 

Commissioner Tryon requested a brief background of what the prior litigation entailed 

and how this ordinance would mitigate litigation in the future. 

Director Cherry responded that the City was the primary entity named in those lawsuits.  

Manager Doyon provided background on the proposed soil-related ordinance, noting that 

the City was previously involved in prolonged litigation over improperly constructed 

foundations, with the potential for broader class action concerns. He explained that the 

ordinance is intended to reduce risk for taxpayers and strengthen City policy. 

He emphasized that maintaining proper soil standards helps ensure the structural integrity 

of new construction, thereby protecting the housing inventory, property values, and the 

City’s tax base. Because many local soils are poor, additional checks will better protect 

homebuyers and offers a clear, predictable process for both builders and buyers. 
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Manager Doyon added that should improvements be identified, the ordinance could be 

amended in the future to make it better. 

Commissioner Tryon inquired why the City could not simply make it a policy requiring 

permit applicants to sign a waiver accepting full responsibility for foundation issues and 

agreeing not to pursue legal action against the City at a later time. 

Manager Doyon commented that a liability waiver was his original idea.  However, 

internal discussions about what is appropriate for all parties involved and recognizing the 

impact on structures in the community for reasons he already stated, a waiver alone 

would not be appropriate or sufficient. 

Deputy City Attorney Rachel Taylor added that the Planning Department extensively 

discussed the waiver option and even drafted a version for review. However, she had 

significant concerns about its practical and legal mechanics—specifically, who would be 

required to sign (owner, developer), whether it would bind future property owners, and 

whether it would be enforceable. Due to these uncertainties, she was not confident a 

waiver was adequate. 

Director Cherry added that the liability waiver was discussed with the development 

community, lenders, and brokers, and what that would look like if the waiver was 

recorded with the property in perpetuity.  The biggest concern about that was why would 

the City require a waiver if it was implementing best practice.  The proposed ordinance 

isn’t a waiver to build an unsafe or sub-par dwelling.  The City doesn’t get taxable value 

out of failed dwellings.   

He read section 15.12.070(1) of the proposed ordinance – Responsibility and Liability for 

Geologic Hazards.  By virtue of having that language in the ordinance, the applicant is 

assuming liability and responsibility of the geological conditions of the site.  He 

emphasized that the message isn’t that the department is allowing something “less.”  It is 

about using the best information about the actual site for pragmatic outcomes, rather than 

just taking the code book and applying it generally without any of the components for 

consideration.   

Mayor Reeves received clarification that, should an exemption be applied for, the 

applicant would receive a letter from the Planning Department that sets forth the 

components and analysis, as well as that referenced section, and will also be given to the 

builder. 

Commissioner Tryon received confirmation that section was included in the ordinance as 

a legally defensible clause in the case of litigation.  

Commissioner Wilson referred to page 49 of the agenda packet and read #4 of the current 

proposal and #1 of other alternatives considered by staff, noting #4 was ambiguous and 

#1 was definitive. 

Commissioner McKenney responded that page 49 is a summary in the Agenda Report for 

Commission review, and page 62 contains the details of the ordinance language. 
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Commissioner Wilson expressed concern about subsequent property owners.   

Deputy City Attorney Taylor responded that, if something were to fail, it would really 

depend on the circumstances.    

Mayor Reeves asked if there were any comments from the public in support of Ordinance 

3280.  No one responded. 

Mayor Reeves asked in there were any comments from the public in opposition to 

Ordinance 3280.  No one responded. 

Mayor Reeves closed the public hearing and asked the will of the Commission. 

Commissioner Wolff moved, seconded by Commissioner Tryon, that the City 

Commission adopt Ordinance 3280. 

Mayor Reeves asked if there was any discussion amongst the Commissioners.   

Commissioner McKenney commented that the Commission is taking action to correct a 

process that has been on the books for 17 years at the request of the building community.  

The ordinance can be revisited at any time if it isn’t perfect and changes need to be made.  

He thanked staff for working with the building community and coming up with the 

ordinance. 

Commissioner Wolff thanked everyone for their hard work, including the local 

contractors, developers and builders.  She likes the fact that it is budget neutral, provides 

flexibility, is pragmatic and looks at today and the future. 

In response to Commissioner Wilson, Deputy City Attorney Taylor added that the other 

alternatives not recommended included the property owners educating themselves with 

the process of the City, and the ordinance sets forth the City’s process with regard to 

exemptions.   

Director Cherry added that #1 was based on the idea of a hold harmless or some sort of 

waiver.  Number 2 of the alternatives not recommended was to never consider residential 

development where the soils were difficult.  People build where the market is good, not 

where the dirt is good.  A lot of people have been building in the county, and the county 

does not have the same requirements as the city.  This ordinance allows the building 

official to even entertain the idea of someone who has had success with alternative 

foundation designs in the county to bring that to the city to see if it would work here. 

There being no further discussion, Mayor Reeves called for the vote. 

Motion carried 5-0. 
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OLD BUSINESS 

NEW BUSINESS 

ORDINANCES / RESOLUTIONS 

CITY COMMISSION 

11.  MISCELLANEOUS REPORTS AND ANNOUNCEMENTS FROM THE CITY 

COMMISSION. 

Commissioner Wilson announced that she recently finished the six-week local 

government on-line course.   

12. COMMISSION INITIATIVES. 

None. 

ADJOURNMENT 
 

There being no further business to come before the Commission, Commissioner Tryon moved, 

seconded by Mayor Reeves, to adjourn the regular meeting of November 18, 2025, at 7:41 

p.m.  

 

Motion carried 5-0. 

 

 
Mayor Cory Reeves  

 

 

 

 
City Clerk Lisa Kunz 

 

Minutes Approved: December 2, 2025 
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Commission Meeting Date: December 2, 2025

CITY OF GREAT FALLS

COMMISSION AGENDA REPORT

ITEM: $25,000 Report

Invoices and Claims in Excess

of $25,000

PRESENTED BY: Finance Director

ACTION REQUESTED:  Approval with Consent Agenda

LISTING OF ALL ACCOUNTS PAYABLE CHECKS ISSUED AVAILABLE ONLINE AT 

https://greatfallsmt.net/finance/checkregister

TOTAL CHECKS ISSUED AND WIRE TRANSFERS MADE ARE NOTED BELOW WITH AN

ITEMIZED LISTING OF ALL TRANSACTIONS GREATER THAN $25,000:

ACCOUNTS PAYABLE CHECKS 10/30/2025 - 11/12/2025 2,903,477.90

MISCELLANEOUS ACCOUNTS PAYABLE WIRES 10/30/2025 - 11/12/2025 684,165.79

SUB TOTAL:  $ 3,587,643.69

MUNICIPAL COURT CHECKS 10/30/2025 - 11/12/2025 44,431.22

GRAND TOTAL:  $ 3,632,074.91

GENERAL FUND

SPECIAL REVENUE FUNDS

COVID RECOVERY

WADSWORTH BUILDERS COMPANY INC GFPD EXPANSION PMT 20 315,718.88

LIBRARY FOUNDATION

CUSHING TERRELL PROFESSIONAL SERVICES FOR OCT 2025 48,536.14

STREET DISTRICT

UNITED MATERIALS  CARTER PARK ST RECONSTRUCTION PMT 1

(SPLIT AMONG FUNDS) 57,856.38

DEBT SERVICE FUNDS

CAPITAL PROJECT FUNDS

ENTERPRISE FUNDS

SEWER

VEOLIA WATER NORTH AMERICA MONTHLY WWTP OPERATION CONTRACT 318,988.87

STORM DRAIN

UNITED MATERIALS  CARTER PARK ST RECONSTRUCTION PMT 1

(SPLIT AMONG FUNDS) 584.41

Page 1 of 2
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CASCADE COUNTY TREASURER FULL YEAR TAXES WGF FLOOD DIST STORM 28,780.86

INTERNAL SERVICE FUNDS

INFORMATION TECHNOLOGY

ESRI ANNUAL RENEWAL 10/12/25-10/11/26 56,700.00

FIRST DUE ANNUAL RENEWAL 56,376.34

HEALTH & BENEFITS

HEALTH CARE SERVICE CORPORATION MT1-252685 OCTOBER 2025 807,823.51

RXBENEFITS INC CAREMARK RX CLAIM 10.15-10.31.25 158,593.39

METROPOLITAN LIFE INSURANCE CO OCTOBER 2025 DENTAL VISION 46,992.52

TRUST AND AGENCY FUNDS

COURT TRUST MUNICIPAL COURT

CITY OF GREAT FALLS FINES & FORFEITURES COLLECTIONS 35,923.73

PAYROLL CLEARING 

STATE TREASURER MONTANA TAXES 354,680.04

FIREFIGHTER RETIREMENT FIREFIGHTER RETIREMENT EMPLOYEE &

EMPLOYER CONTRIBUTIONS 57,748.97

STATEWIDE POLICE RESERVE FUND POLICE RETIREMENT EMPLOYEE & 

EMPLOYER CONTRIBUTIONS 85,074.01

PUBLIC EMPLOYEE RETIREMENT PUBLIC EMPLOYEE RETIREMENT

EMPLOYEE & EMPLOYER CONTRIBUTIONS 167,666.15

US BANK FEDERAL TAXES, FICA & MEDICARE 257,564.80

UTILITY BILLS

HIGHPLAINS LANDFILL LANDFILL CHARGES OCTOBER 2025 142,171.10

NORTHWESTERN ENERGY ELECTRIC SUPPLY OCTOBER 2025 95,798.06

CLAIMS OVER $25,000 TOTAL: $ 3,093,578.16

Page 2 of 2
13

Agenda #7.



 

 

CITY OF GREAT FALLS, MONTANA                                                                                                         

         

COMMUNICATION TO THE CITY COMMISSION DATE:  December 2,  2025___       

 

ITEM:    GRANTS LIST 

Itemizing grants not otherwise approved or ratified by City Commission Action 

(Listed grants are available for inspection in the City Clerk’s Office.) 

 

PRESENTED BY:   Lisa Kunz, City Clerk 

 

ACTION REQUESTED:  Ratification of Grants through the Consent Agenda 

 

MAYOR’S SIGNATURE: ___________________________________________                                                                                       

  

 GRANTS 
 
  

DEPARTMENT 

 
OTHER PARTY 

(PERSON OR 

ENTITY) 

 
PERIOD  

 
GRANT 

AMOUNT 

REQUESTED 

     

MATCH 

 

 
PURPOSE 

 
A 

Finance – Grant 

Administration 

& Downtown 

Development 

Partnership 

Montana 

Department of 

Commerce 

2026 $75,000 $10,000 – Downtown 

Development Partnership 

$7,500 BID 

$150,000 Downtown TIF   

 

Ratification of Montana Main 

Street Grant Application for 

Phase II of the alleyway and 

mural lighting project to 

continue to improve 

pedestrian safety and 

promoting the art.  

[CR:  101822.17] 
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CITY OF GREAT FALLS, MONTANA                                                                                                                  

COMMUNICATION TO THE CITY COMMISSION                     DATE: December 2, 2025 

 

ITEM:    CONTRACTS LIST 

Itemized listing of administratively approved contracts. 

(Listed contracts are available for inspection in the City Clerk’s Office.) 

 

PRESENTED BY:   Lisa Kunz, City Clerk 

ACTION REQUESTED:  Ratification of Contracts through the Consent Agenda 

 

MAYOR’S SIGNATURE: ___________________________________________        

 

CONTRACTS LIST 
 
  

DEPARTMENT 

 
OTHER PARTY 

(PERSON OR 

ENTITY) 

 
PERIOD 

 
AMOUNT 

 
PURPOSE 

A 

Public Works – 

Water Plant 

S&S Machine 11/21/2025 – 

12/31/2025 

 

 

$41,695 Ratification of Public Works Non-Construction 

Services Agreement for emergency repair work on 

pump motor HS#1, the smallest and oldest pump in 

the main pump station at the Water Treatment Plant 

(WTP).  During a recent inspection process, 

significant bearing wear and improper bearing fit 

clearances were noted. Additional work and 

materials will be necessary to address these 

discovery items and restore this important equipment 

for continued service. At this time of year, due to 

low demand, HS#1 is especially important in the 

WTP process to provide redundant backup to meet 

WTP demand. 
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B 

Planning and 

Community 

Development 

Montana Department 

of Transportation 

(MDT) 

 

 

Great Falls Clearwater 

Credit Union 

In perpetuity $0 Maintenance Agreement establishing the 

responsibilities and duties of the parties associated 

with landscaping and/or irrigation and sidewalks for 

the Great Falls Clearwater Credit Union project, 

located at 101 1st Avenue North 

 

Assumption Agreement setting forth responsibilities 

for the safe pedestrian traffic and travel on MDT’s 

right-of-way adjacent to Owner’s property  
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Commission Meeting Date: December 2, 2025 

CITY OF GREAT FALLS 

COMMISSION AGENDA REPORT 

 

Item: Sale of City-owned property located at 801 2nd Avenue North, former 

Community Recreation Center. 

From: Park and Recreation Department 

Initiated By: Park and Recreation Department  

Presented By: Jessica Compton, Interim Director 

Action Requested: Set a public hearing for the sale of City-owned Property. 

 

Suggested Motion:  
 

1.   Commissioner moves: 

 

“I move that the City Commission (set/not set) a public hearing for January 6, 2026, to consider 

the sale of City-owned property located at 801 2nd Ave. N.  

 

2.   Mayor requests a second to the motion, public comment, Commission discussion, and calls for the 

vote. 

 

 

Staff Recommendation: Staff recommends that the City Commission set a public hearing for January 6, 

2026, to consider the sale of City property located at 801 2nd Avenue N.  

 

Background: The subject property is the former community recreation center located at 801 2nd Ave. N. 

(the "Property"). The Property, originally known as the DeMolay Youth Center, was built in 1950. 

Structural additions to the recreation center were made in 1959 and 1961. The Property includes a total 

land area of 45,000 square feet (approx.1.033 acres) and a two-story masonry structure of 16,654 square 

feet above grade with a 15,312 square foot basement. The City discontinued use of the Property as a 

recreation center upon the opening of the Scheels Aim High Big Sky Aquatic and Recreation Center. The 

Property is currently leased to Community Early Education Center LLC as a licensed childcare and 

recreation facility 

 

At the City Commission's September 2, 2025 work session, the Commission directed City staff to move 

forward with efforts to offer the Property for sale. The City had previously retained McKay Rowen 

Associates to conduct an appraisal of the property. McKay Rowen's appraisal report, dated May 8, 2025, 

establishes an “As Is” market value of $800,000.   

 

An invitation to bid for sale of City-Owned Property was posted on the City’s Website on October 15, 

2025 and published in the Great Falls Tribune on October 19 and November 2, 2025.  The minimum bid 

was set at the appraised value of $800,000.00. Bids were opened on November 19, 2025. The bid from 

EduCare Preschool & Child Care, Inc. was the only bid received.  
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Pursuant to City Code, a decision by the City Commission to sell, trade or lease City-owned property must 

be passed by four-fifths (4/5) of all the members of the City Commission (Sec. 3.04.010 Sale, trade or 

lease). 

 

Fiscal Impact: Proceeds from the sale of the property will be used to offset the cash deficit in the 

Recreation, Multi-Sports, and Scheels Aim High Big Sky funds.  

 

Alternatives: The Commission can elect not to set a hearing to approve the sale of the Property and ask 

staff to reissue the invitation for bids for the sale of City-owned property, or continue to lease the Property.  

 

Attachments/Exhibits:  

Notice to all Bidders-Invitation to Bid 

Purchase and Sale Agreement  
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INVITATION FOR BIDS – SALE OF CITY-OWNED PROPERTY 

 

NOTICE IS HEREBY GIVEN that the City of Great Falls, Montana, will receive sealed 

bids at the City Clerk’s Office, Civic Center Room 204, #2 Park Drive South, Great Falls, 

Montana  59401 until 10:00 a.m., November 19, 2025, and then publicly opened and read 

aloud thereafter in the Gibson Room 212 at the Great Falls Civic Center, for the purchase 

of the following described real property owned by the City: 

 

Property: Former City Recreation Center, 801 2nd Avenue North, Great Falls, 

MT, including all furniture, fixtures, equipment, and other personal property 

located in or on the premises. 

 

Legal Description: Great Falls Original Townsite, S12, T20N, R03, Lots 9-14, 

Block 257, Cascade County, Montana, according to the official map or plat 

thereof, on file and of record in the office of the Clerk and Recorder of said 

County.  Assessor’s Parcel Number: 0000124350.   

 

This Property was appraised “As-Is” by McKay Rowen Associates, dated June 26, 2025, 

with a market value of $800,000.00. 

 

Minimum Bid Established by City Commission: $800,000.00.  

 

Bids must be submitted on the required bid documents, made available on the City’s 

website:   https://greatfallsmt.net/rfps and are on file during regular office hours at the 

City Clerk’s Office, Civic Center Room 204, #2 Park Drive South, Great Falls, MT.  

Each bid must include evidence of the bidder's ability to complete the purchase, such as a 

bank statement, loan commitment, or other proof of funds. 

 

Potential bidders are strongly encouraged to attend an on-site inspection and pre-bid 

meeting at the property located at 801 2nd Avenue North, Great Falls, MT, on October 28, 

2025, at 10:00 a.m.  Questions can be directed in writing to Krista Artis at 

kartis@greatfallsmt.net.  

 

The City reserves the right to reject any or all bids and to accept any bid should it be 

deemed in the public interest to do so. 

 

/s/ Lisa Kunz, City Clerk 

-end- 

 

 

Publication Dates: October 19 and November 2, 2025. 
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 NOTICE OF ACCEPTANCE OF BID AND AGREEMENT 
 

Bidder:         EduCare Preschool & Child Care, Inc.   Date:   November 19, 2025  

Bidder’s Address:  819 6th Street Couth 

       Great Falls, Montana 59405 

 

Project:     Sale of Former Recreation Center, 801 2nd Ave. North, Great Falls, Montana     

 

You are hereby notified that City staff has identified you as the successful bidder for the 

above referenced project for the purchase of the Former Recreation Center in the amount of 

Eight Hundred Thousand Dollars ($800,000).  The City Commission will review your bid and 

decide whether to sign the Purchase and Sale Agreement that you have signed. Except as set 

forth herein, this acceptance is made considering all terms and conditions set forth in the 

Invitation for Bids and the Purchase and Sale Agreement. 

 

Based upon the response to the October 14, 2025 Invitation for Bids, your request for an 

extension to the timeline for presentation of a lender commitment letter, and pursuant to the 

Invitation for Bids, Section VI.6., the City accepts Bidder’s bid, as it is deemed most 

advantageous to the City, and grants Bidder an additional thirty days from the date of this notice 

to present a lender commitment letter to the City Clerk. 

 

 Failure to comply with the conditions set forth herein, in the Information for Bidders, in 

the Purchase and Sale Agreement, and the Bid proposal will entitle City to consider you in default, 

rescind this Notice of Award and may declare your earnest money forfeited. 

 ACCEPTANCE OF NOTICE AND AGREEMENT TO PERFORM ACCORDING TO 

THE TERMS HEREIN AT THE AGREED PRICE AND WITHIN THE TIME ALLOWED: 

 

Receipt is hereby acknowledged this _____ day of ____________________, 2025. 

 

By:            

 EduCare Preschool & Child Care, Inc. 

By                                                      

 Laurie O’Leary 

Title:                                                      
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Commission Meeting Date: December 2, 2025 

CITY OF GREAT FALLS 

COMMISSION AGENDA REPORT 

 

Item: Public Hearing – Resolution 10602 to approve the annexation of the subject 

property and the Annexation Agreement; Ordinance 3281 to assign R-10 

Mobile Home Park zoning district for the subject property. 

From: Sara Reynolds, Associate City Planner, Planning and Community 

Development 

Initiated By: Nine Blessings, LLC 

Presented By: Brock Cherry, Director, Planning and Community Development 

Action Requested: City Commission adopt Resolution 10602 and approve the Annexation 

Agreement, and adopt Ordinance 3281.  

 

Public Hearing: 
 

1.   Mayor conducts public hearing, pursuant to OCCGF 1.2.050 and Title 17, Chapter 16, Article 6. 

 

2.  Mayor closes public hearing and asks the will of the Commission. 

 

 

Suggested Motion:  
 

1.   Commissioner moves: 

 

“I move that the City Commission (adopt/deny) Resolution 10602 to annex the property legally 

described as Tract 2A of COS 4970 and approve the Annexation Agreement, subject to the 

Conditions of Approval being fulfilled by the applicant.” 

 

Mayor request a second to the motion, Commission discussion, and calls for the vote. 

 

2.   Commissioner moves: 

 

“I move that the City Commission (adopt/deny) Ordinance 3281 to assign R-10 Mobile Home 

Park zoning to the subject property, subject to the Conditions of Approval being fulfilled by the 

applicant.” 

 

Mayor requests a second to the motion, Commission discussion, and calls for the vote. 

 

 

Staff Recommendation:  At the conclusion of a public hearing held on October 14, 2025, the Zoning 

Commission voted 6-0 to recommend the City Commission approve the annexation and establishment of 

R-10 Mobile Home Park zoning for the subject property legally described as Tract 2A of COS 4970 and 
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Lot 1, Block 1 of Portage Meadows Ranch Addition, located in the S1/2 S1/2 of Section 4, T20N, R4E, 

Cascade County, Montana. Staff also recommends approval with the following conditions: 

  

Conditions of Approval: 

1. General Code Compliance. Any future development of the property shall be consistent with the 

conditions in this report, as well as all codes and ordinances of the City of Great Falls, the State of 

Montana, and all other applicable regulatory agencies.  

2. Annexation Agreement. The applicant shall abide by the terms and conditions outlined in the 

attached Annexation Agreement for the subject property and pay all fees specified therein. The 

Annexation Agreement must be signed by the applicant and recorded with the Cascade County 

Clerk and Recorder.  

3. Age of Manufactured Home Units. All manufactured home units shall be built no longer than 

ten (10) years before the time of installation within the development. 

4. Engineering Drawings. The final engineering drawings, specifications, and cost estimates for the 

required improvements for the project shall be submitted to the City Public Works Department for 

review, including a public infrastructure permit.  

5. Administrative Plat. The subject property is required to be surveyed and officially recorded with 

the County Clerk and Recorder. 

6. Land Use and Zoning. The property’s development shall be consistent with the allowed uses and 

specific development standards of the proposed R-10 Mobile Home Park zoning district. 

 

Background: The applicant, Nine Blessings, submitted an application to the Planning and Community 

Development Department to annex and assign zoning classification of R-10 Mobile Home Park for 

roughly 24.7 total acres to accommodate the construction of a new manufactured home community that 

will include 154 residential pad sites.  

The request includes the annexation and assignment of R-10 Mobile Home Park zoning to approximately 

24.3 acres of undeveloped land located on the southeast corner of the intersection of 7th Avenue North 

and 42nd Street North, and legally described as Tract 2A of COS 4970 located in the S1/2 S1/2 of Section 

4, Township 20 North, Range 4 East, PMM, Cascade County, Montana.  

Additionally, the request includes a zoning map amendment for an adjacent parcel already within the City 

limits, addressed as 4420 7th Avenue North and legally described as Lot 1, Block 1 of Portage Meadows 

Ranch Addition, Section 4, Township 20 North, Range 4 East, PMM, Cascade County, Montana. This 

property is approximately 0.4 acres and is currently zoned R-3 Single-Family High Density. The applicant 

proposes to reclassify this parcel to R-10 Mobile Home Park and include it in the proposed manufactured 

home community. The smaller 0.4 acre parcel within the City limits is surrounded by the larger 24.3 acre 

parcel, proposed for annexation, as shown on the Location and Zoning Map provided as an attachment to 

this report.  

The applicant states that the purpose of the proposed development is to expand affordable housing 

opportunities within the City by providing a range of manufactured home site sizes, designed to 

accommodate standard (16’ x 66’) and larger (28’ x 60’) manufactured homes. Each manufactured home 

would be installed on a concrete slab foundation engineered to meet the foundation requirements specified 

within the required geotechnical soils report. The developer has stated that all units installed within the 

park will be no older than ten (10) years at the time of installation.  

 

The development proposal includes privately owned and maintained internal roadways and periphery 

fence. The applicant states that the open space and recreational amenities will include a park area with 
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basketball and pickleball courts, a playground, and a fenced dog park, all privately maintained by the 

development. The applicant also proposes to fund and construct sidewalk extensions connecting the 

existing path from Heron Park into the development to enhance pedestrian connectivity. According to the 

applicant, construction of the project is proposed in two phases. Phase 1 will develop the area west of the 

extended 44th Street North. Phase 2 will develop the area east of 44th Street North. 

 

Annexation Request: The applicant requests annexation of the 24.3-acre property and the adjoining 245 

feet of unannexed 7th Avenue North right-of-way adjoining the City's sanitary sewer pump station. The 

property is contiguous to City limits on the west, north, and south sides, allowing for direct extension of 

public utility mains. 

 

As outlined in the Annexation Agreement, Nine Blessings will construct or reimburse for all required 

public improvements necessary to serve the development, including water, sanitary sewer, stormwater, 

and roadway improvements. Information regarding the required improvements is summarized in the 

Improvements section of this agenda report, and more details can be found in the Annexation Agreement, 

provided as an attachment to this report. The agreement must be signed and recorded as part of the 

conditions of approval for the request.  

 

The basis of decision for an annexation by petition request is listed in OCCGF 17.16.7.050. The 

recommendation of the Planning Advisory Board and the decision of the City Commission shall, at a 

minimum, consider the attached Basis of Decision – Annexation.  

 

Establishment of R-10 Mobile Home Park Zoning: The applicant requests the establishment of the R-

10 Mobile Home Park zoning classification for the 24.3 acre property and the 0.4 acre parcel currently 

within the City limits, addressed as 4420 7th Avenue North.  

 

The R-10 zoning district allows mobile home park development consistent with the standards set forth in 

OCCGF §17.20.6.010, including manufactured housing, associated amenities, and internal infrastructure 

within a planned park. The proposed zoning supports the City’s housing goals by creating additional 

opportunities for diverse housing units within the City of Great Falls. The applicant has requested a 

deviation from the City standard to locate the units diagonally to the street, 30 degrees from perpendicular. 

The applicant states that the development will meet that requirement in most locations, but requests relief 

for some end and corner units to ensure the most efficient layout of those homes.  

 

The basis of decision on zoning map amendments is listed in the OCCGF 17.16.40.020 of the Land 

Development Code. The recommendation of the Zoning Commission and the decision of the City 

Commission shall, at a minimum, consider the criteria, which are attached as Basis of Decision – Zoning 

Map Amendment.  

 

Improvements: The required improvements and corresponding developer obligations are detailed in the 

attached Annexation Agreement. Nine Blessings will finance and construct water, sanitary sewer, 

stormwater, and roadway infrastructure in accordance with City standards. 

 

The developer will construct a looped eight-inch water main and connect it to the existing system, with 

fire hydrants installed in accordance with City specifications. Sanitary sewer mains will be extended to 

serve all residential pad sites, and the developer will reimburse the City for the prior 7th Avenue North 

lift station improvements. Stormwater management facilities will comply with the City’s requirements 

within the Storm Drainage Design Manual. Roadway and frontage improvements will include 

reconstruction of 7th Avenue North, including curb, gutter, and stormwater improvements, as well as 
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boulevard sidewalks and landscaping. The developer will also replace the existing asphalt sidewalk along 

42nd Street North adjacent to the subject property with a concrete sidewalk consistent with current City 

standards. 

 

All infrastructure improvements must be reviewed and approved by the Public Works Department as part 

of an infrastructure permit before placement of manufactured residences. Financial securities for deferred 

improvements may be provided as required by OCCGF §17.68.040. Upon completion and inspection, the 

public infrastructure will be transferred to City ownership. Private roads and other internal improvements 

serving the development's interior, such as common park areas and the periphery fence, will be owned 

and maintained by the property owner. 

 

Staff acknowledges the public comment submitted regarding the Stormwater Master Plan’s conceptual 

GS-2 regional pond location and the concern that the planned NineBlessings development overlaps 

portions of that conceptual footprint. The GS-2 alternative identified in the Plan is intended to provide 

planning-level guidance and does not establish a fixed facility location. To address this, the Annexation 

Agreement includes language that allows the development layout to be modified if future engineering 

confirms that a regional pond on the Nine Blessings property is feasible and agreeable to both the applicant 

and the City. 

 

If a regional facility cannot be reasonably accommodated on this property, the City would evaluate other 

conceptually identified locations, including Heren Park or the parcel to the east. Regardless of the ultimate 

siting of a regional facility, the developer will be required to submit detailed civil plans that fully address 

all on-site and off-site stormwater conditions, including existing run-on originating between Beaverhead 

Court, Clearwater Court, and Heren Park, before any infrastructure permits will be issued. 

 

Staff Traffic Analysis: The proposed 154-unit manufactured home park development is projected to 

generate approximately 1,100 average daily trips and 100 peak-hour trips at full build-out, based on ITE 

Trip Generation Manual (11th Edition) Land Use 240, Mobile Home Park. Although the City’s threshold 

for a formal Traffic Impact Analysis (200–300 peak-hour trips) is not met per OCCGF 17.32.060, the 

City’s Transportation Planning Staff conducted a traffic analysis given the project's scope. The traffic 

analysis evaluated traffic conditions along 7th Avenue North, 42nd Street North, and adjacent streets. The 

full Staff Traffic Analysis is included as an attachment to this report for reference. 

 

The Traffic Analysis included existing and projected volumes at several key intersections and road 

segments, summarized in the table below. 

 

TABLE 1  

COUNT 

LOCATION  

DAILY 

VOLUME 

(YEAR)  

PROJECTED 

GROWTH  
PROJECTED 

DAILY VOLUME  
PEAK HOUR 

VOLUME  
PROJECTED 

GROWTH  

PROJECTED 

PEAK HOUR  
VOLUME  

7th Ave N (just 

east of 38th St)   

2,208 

(2025)  
396  2,604  243  36  279  

7th Ave N (just 

west of 42A St)  

1,479  

(2025)  
363  1,842  161  33  194  

7th Ave N (just 

west of 52nd St)  
730 (2025)  363  1,093  70  33  103  

6th Ave N (just 

west of 42nd St)  

337  

(2025)  
77  414  66  7  73  
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42nd St N (just 

south of 7th Ave 

N)  

577  

(2025)  
66  643  138  6  144  

44th St N 

(between 4th and 

5th Aves N)  

233  

(2025)  
220  453  26  20  46  

Note: all numbers are vehicle trips per day or vehicle trips per peak hour  

 

The analysis found that the local and collector street network has sufficient capacity to accommodate the 

additional daily and peak-hour volumes generated by the development. The majority of trips are expected 

to use 7th Avenue North, which connects directly to 10th Avenue South via 38th Street, the nearest arterial. 

Secondary access points via 42nd and 44th Streets North will primarily serve neighborhood circulation. 

 

The Traffic Analysis also evaluated potential conflicts with Morningside School, located northwest of the 

site on 7th Avenue North. Observations indicated that school drop-off and pick-up activity peaks between 

8:00–8:30 a.m. and 2:45–3:15 p.m., which do not significantly overlap with the development’s projected 

traffic peaks. The study found no adverse impact to school operations or pedestrian safety, particularly 

given planned sidewalk and frontage improvements along 7th Avenue North. 

 

To ensure safe access and compliance with City standards, frontage improvements along 7th Avenue 

North, including curb, gutter, and sidewalk construction, are required for the project. These enhancements 

will improve pedestrian connectivity, correct existing ADA deficiencies at key crossings, and better 

organize vehicle flow near Morningside School. 

 

Staff finds that the proposed development can be safely accommodated within the existing transportation 

network once the recommended improvements are completed. 

 

Growth Policy Compliance: The proposed project is consistent with the overall intent and purpose of 

the City of Great Falls 2013 Growth Policy Update. The proposal to annex and assign the zoning of R-10 

Mobile Home Park for the proposed property will allow the developer to construct a manufactured home 

development. Staff finds that the City’s Growth Policy supports the proposed zoning map amendment to 

facilitate higher-density development on an infill parcel and to provide diverse housing. The proposed 

project is consistent with several of the Plan’s policies, including:  

  

Social – Housing (page 134)  

Soc1.4.2 Expand the supply of residential opportunities including single-family homes,   
  apartments, manufactured homes, and assisted living facilities.  

Soc1.4.3 Support the development of affordable housing in all neighborhoods to ensure geographic 

  dispersal and reduce concentrations of poverty.  

Soc1.4.6 Encourage a variety of housing types and densities so that residents can choose by price  
  or rent, location, and place of work.  

  

Economic – Community Vitality (pages 157-158)  

Eco3.7.2 Encourage reinvestment in older neighborhoods and infill housing to support existing  
  services and commercial districts.  

Eco3.4.3 Support quality of life investments such as recreation, housing, and amenities that help  
  attract and retain the workforce. (page 155)  

  

Physical - Land Use (page 162-166)  
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Phy4.1.4 Foster the development of safe, walkable neighborhoods with a mix of uses and diversity  
  of housing types.  

Phy4.1.5 Encourage and incentivize the redevelopment or adaptive reuse of vacant or underutilized 

  properties so as to maximize the City’s existing infrastructure.  

Phy4.3.1 Support development patterns that optimize existing City utilities and limit the extension  
  of public infrastructure. (page 166)  

  

In conclusion, the proposed annexation and assignment of zoning request, and ensuing development will 

enable these policies to be addressed and further the implementation of the Growth Policy.  

 

Neighborhood Council Input: The subject property is located in Neighborhood Council #4. The 

applicant’s representative presented at the Council’s regularly scheduled meeting on July 24th, 2025. Many 

residents attended the hearing and stated concerns about the proposed development, including traffic, 

school drop-off and pick-up, stormwater, and the financial model of non-resident-owned manufactured 

home parks. The applicant was asked by the Council to return and present a second time at their next 

scheduled meeting on August 28th, with more information regarding the community's concerns.  

 

At the second meeting, Council members and residents shared the same concerns and questions regarding 

the potential impact of the development. Staff informed the Council that a Traffic Analysis would be 

conducted by staff, including school drop-off and pick-up, and that the project is required to meet all City 

of Great Falls stormwater requirements. The applicant provided additional information on the proposed 

park's financial model. At the conclusion of its second meeting, the Council made the following 

recommendation:   

 

“Neighborhood Council 4 recommends that the City pay special attention to concerns raised by 

Council 4 residents, particularly traffic congestion, traffic safety at Morningside School, and 

drainage handling, in continued consideration of the request for annexation and assign R-10 

zoning for Nine Blessing Mobile Home Park.” 

 

Public Comment: Public comment received before the publishing of this report is provided as an 

attachment. Staff identified three (3) themes: Concerns about traffic and safety near Morningside 

Elementary, stormwater, and the financial model of the proposed manufactured park.  

 

Great Falls Public Schools (GFPS) Comment: GFPS was contacted through the City's Agency 

Notification requirement, and they submitted a letter to the City, which states the following: 

The CORE School at Morning Side Elementary is near its 353-student capacity, with enrollment 

at 304 and growing. GFPS values the development’s potential for affordable housing, but notes 

that historically, mobile home parks rarely add many students. With limited bussing and proposed 

access points near the school’s drop-off zone, the district is concerned about pedestrian safety, 

especially for children crossing 7th Avenue N and 38th Street. 

Concurrences: Representatives from multiple departments, including Planning and Community 

Development, Public Works Department, and Great Falls Fire Rescue, have been involved throughout the 

review process for this request. In addition, both the Engineering Division of Public Works and the Legal 

Department have collaborated on the proposed Annexation Agreement. 

 

Fiscal Impact: Approval of this request is expected to result in annexation and the construction of a 

manufactured home park, thereby increasing the value of the currently undeveloped property. This, in 

turn, would result in increased revenue for the City and other entities whose revenue is based upon 
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property valuation. The applicant will bear the cost of all site improvements, including extension of public 

utility mains, utility service connections, and roadway upgrades. This infill project utilizes existing utility 

infrastructure and is located within an area already served by City Fire and Police. 

 

Alternatives: The City Commission could deny Resolution 10602 and Ordinance 3281. For these actions, 

the City Commission must provide a separate Basis of Decision for denial of annexation and establishment 

of R-10 Mobile Home Park zoning.  

 

Attachments/Exhibits: 

 Resolution 10602 

 Resolution 10602 – Exhibit A 

 Ordinance 3281 

 Ordinance 3281 – Exhibit A 

 Basis of Decision – Annexation 

 Basis of Decision – Zoning Map Amendment  

 Annexation Agreement 

o Exhibit A – Legal Description 

o Exhibit B – Site Plan 

 Location and Zoning Map  

 Application Packet   

o Narrative  

o Amended Plat 

o Site plan 

 Traffic Analysis 

 Staff Commission Transportation Correspondence Summary 

 Public Comment 
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RESOLUTION 10602 

 

A RESOLUTION BY THE CITY COMMISSION OF THE CITY 

OF GREAT FALLS, MONTANA, TO EXTEND THE 

BOUNDARIES OF THE CITY OF GREAT FALLS TO INCLUDE 

TRACT 2A OF COS 4970 LOCATED IN THE S1/2 S1/2 OF 

SECTION 4, T20N, R4E, P.M.M. CASCADE COUNTY, 

MONTANA, THE ADJOINING RIGH-OF-WAY OF 7TH 

AVENUE NORTH TO THE EDGE OF SUBJECT PROPERTY IN 

ACCORDANCE WITH THE PROVISION OF SECTION 7-2-

4601, MONTANA CODE ANNOTATED. 

 

* * * * * * * * * * 

 

WHEREAS, the City of Great Falls is a city incorporated under the laws of the 

State of Montana, and having a population of more than ten thousand (10,000) is a city of 

the first class; and 

 

WHEREAS, there is contiguous to said City, but without the boundaries thereof, 

certain tracts of land situated in the County of Cascade, State of Montana, and described 

as follows: 

 

Tract 2A of COS 4970 located in the S1/2 S1/2 of Section 4, Township 20 North, 

Range 4 East, PMM, Cascade County, Montana, and the adjoining right-of-way of 

7th Avenue North;  

 

all as shown on the map attached hereto marked “Exhibit A”, and by this reference made a 

part hereof; and 

 

 WHEREAS, Section 7-2-4601, Montana Code Annotated, provides that whenever 

the owner of real property contiguous to any incorporated city of the first class petition to 

have said property made a part of the municipal corporation, such land may be embraced 

within the corporate limits thereof and the boundaries of such city of the first class extended 

so as to include the same; and 
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 WHEREAS, Nine Blessings, LLC, the property owner of the hereinabove 

described property has submitted a petition to have the subject property annexed to the City 

of Great Falls; and 

 

WHEREAS, the Great Falls Planning Advisory Board/Zoning Commission 

conducted a public hearing on October 14, 2025, to consider said annexation, assignment 

of zoning of R-10 Mobile Home Park, and, at the conclusion of said hearing, passed a 

motion recommending the City Commission annex and assign said zoning to the property 

legally described as Tract 2A of COS 4970 and Lot 1, Block 1 of Portage Meadows 

Ranch Addition, located in the S1/2 S1/2 of Section 4, T20N, R4E, Cascade County, 

Montana.; and, 

 

 WHEREAS, the City Commission finds that it is to the best interest of the City of 

Great Falls and its inhabitants to proceed with the incorporation of said territory into the 

City of Great Falls; and 

 

 WHEREAS, the City Commission adopted Resolution 10388 to authorize and 

direct City staff to update the appropriate boundaries of Neighborhood Council District 4 

to include the subject properties. 

 

 WHEREAS, all of the proceedings herein have been conducted in strict 

compliance with and in conformity to the laws of the Montana Code Annotated, Title 7, 

Chapter 2, Part 46, Annexation by Petition, and all conditions, acts, and actions required to 

be performed precedent to and in the passage and adoption of this resolution have been 

properly and legally done, and performed. 

 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COMMISSION 

OF THE CITY OF GREAT FALLS, MONTANA: 

 

 That the boundaries of the City of Great Falls, Montana, be, and the same are hereby 

extended so as to embrace and include within the corporate limits of said city, all of the 

land hereinabove described, included as Tract 2A of COS 4970 located in the S1/2 S1/2 of 

Section 4, Township 20 North, Range 4 East, PMM, Cascade County, Montana, and the 

adjoining right-of-way of 7th Avenue North; as shown on attached “Exhibit A.” 

 

 BE IT FURTHER RESOLVED BY THE CITY COMMISSION OF THE 

CITY OF GREAT FALLS, MONTANA: 

 

 That the Cascade County Clerk and Recorder is hereby authorized and directed to 

change the appropriate boundaries of the City of Great Falls, Montana, to include said tract 

of land; and 

 

 That this Resolution shall become effective from and after the date of the filing of 

said document in the office of the Cascade County Clerk and Recorder. 
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 PASSED AND ADOPTED by the City Commission of the City of Great Falls, 

Montana, on this 2nd day of  December, 2025. 

 

 

 

 

 

     Cory Reeves, Mayor 

 

 

 

 

 

ATTEST: 

 

 

__________________________ 

Lisa Kunz, City Clerk 

 

 

 (SEAL OF CITY) 

 

 

APPROVED FOR LEGAL CONTENT: 

 

 

 

  David Dennis, City Attorney 
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ORDINANCE 3281 

 

AN ORDINANCE BY THE CITY COMMISSION OF 

THE CITY OF GREAT FALLS TO ASSIGN A 

ZONING CLASSIFICATION OF R-10 MOBILE 

HOME PARK TO THE PROPERTY LEGALLY 

DESCRIBED AS LOT 1, BLOCK 1 OF PORTAGE 

MEADOWS RANCH AND TRACT 2A OF COS 4970 

LOCATED IN THE S1/2 S1/2 OF SECTION 4, 

TOWNSHIP 20 NORTH, RANGE 4 EAST, P.M.M., 

CASCADE COUNTY, MONTANA. 

 

* * * * * * * * * *  

WHEREAS, the property owner, Nine Blessings LLC, has petitioned the City 

of Great Falls to annex Tract 2A of COS 4970, which consists of approximately 24.35 

acres, as legally described above, for the development of a manufactured home park; 

and, 

 

WHEREAS, Nine Blessings LLC has petitioned the City of Great Falls to assign 

a zoning classification of R-10 Mobile Home Park to Lot 1, Block 1 of Portage Meadows 

Ranch Addition and Tract 2A of COS 4970, upon annexation to the City and zoning map 

amendment; and, 

 

WHEREAS, the Great Falls Planning Advisory Board/Zoning Commission 

conducted a public hearing on October 14, 2025, to consider said assignment of zoning 

of R-10 Mobile Home Park and, at the conclusion of said hearing, passed a motion 

recommending the City Commission assign said zoning to the subject property legally 

described as Tract 2A of COS 4970 and Lot 1, Block 1 of Portage Meadows Ranch 

Addition, Cascade County, Montana; and, 

 

WHEREAS, notice of assigning said zoning classification to the subject 

property was published in the Great Falls Tribune advising that a public hearing on this 

zoning designation would be held on the 2nd day of December 2025, before final passage 

of said Ordinance herein; and, 
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WHEREAS, following said public hearing, it was found and decided that the assignment 

of zoning of R-10 Mobile Home Park for said property meets the Basis of Decision 

requirements in the Official Code of the City of Great Falls (OCCGF), Section 

17.16.40.020, and that the said zoning designation be made.  
 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE 

CITY OF GREAT FALLS, MONTANA: 
 

Section 1. It is determined that the herein requested R-10 Mobile Home Park 

zoning request meets the criteria and guidelines cited in Mont. Code Ann. § 76-2-304, 

and Section 17.16.40.020 of the OCCGF. 

 

Section 2. That the zoning classification of “R-10 Mobile Home Park” be 

assigned to Tract 2A of COS 4970 and Lot 1, Block 1 of Portage Meadows Ranch 

Addition, Located in the S1/2 S1/2 of Section 4, T20N, R4E, PMM, Cascade County, 

Montana, as shown in “Exhibit A”, subject to the setbacks, and other development 

standards and by this reference made a part hereof, as well as all other applicable 

regulatory codes and ordinances. 

 

Section 3. This ordinance shall be in full force and effect thirty (30) days after its 

passage and adoption by the City Commission. 

 

ACCEPTED by the City Commission of the City of Great Falls, Montana on first 

reading November 4, 2025. 

 

ADOPTED by the City Commission of the City of Great Falls, Montana on second 

reading December 2, 2025.  

 
 

 

Cory Reeves, Mayor 

 

ATTEST: 

 

 

 

  Lisa Kunz, City Clerk  

 

(SEAL OF CITY) 
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APPROVED FOR LEGAL CONTENT: 

 

 

 

David Dennis, City Attorney 

 

 

 

 

 

 

 

State of Montana ) 

County of Cascade ): ss  

City of Great Falls  )  

 

I, Lisa Kunz, City Clerk of the City of Great Falls, Montana, do certify that I did 

post as required by law and as prescribed and directed by the City Commission, 

Ordinance 3281 on the Great Falls Civic Center posting board and the Great Falls City 

website. 

 

 

 

Lisa Kunz, City Clerk 
(CITY SEAL) 
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BASIS OF DECISION – ANNEXATION 

Tract 2A of COS 4970 located in the S1/2 S1/2 of Section 4, Township 20 North, Range 4 East, 

P.M.M., Cascade County, Montana, and the adjoining right-of-way of 7th Avenue North.   

PRIMARY REVIEW CRITERIA: 

The basis of decision on annexation is listed in the Official Code of the City of Great Falls (OCCGF) 

§ 17.16.7.050 of the Land Development Code. The recommendation of the Planning Advisory 

Board and the decision of the City Commission shall at a minimum consider the following criteria: 

1. The subject property is contiguous to the existing City limits. 

The subject property is contiguous to the existing City limits, with previously annexed property 

present to the west, north, and south of the subject property.  

 

2. The proposed annexation is consistent with the City’s growth policy. 

The proposed annexation is substantially consistent with the overall intent and purpose of the 
City of Great Falls 2013 Growth Policy Update. The proposal to annex and assign the zoning of R-
10 Mobile Home Park for the proposed property will allow the developer to construct a 
manufactured home community. Staff find the City’s Growth Policy supports the proposed zoning 
map amendment to facilitate higher density development upon an infill parcel, providing diverse 
housing options. The proposed project is consistent with several of the Plan’s policies including: 
 
Social – Housing (page 134) 
Soc1.4.2 Expand the supply of residential opportunities including single-family homes, 

apartments, manufactured homes, and assisted living facilities. 
Soc1.4.3 Support the development of affordable housing in all neighborhoods to ensure 

geographic dispersal and reduce concentrations of poverty. 
Soc1.4.6 Encourage a variety of housing types and densities so that residents can choose by 

price or rent, location, and place of work. 
 
Economic – Community Vitality (pages 155-158) 
Eco3.7.2 Encourage reinvestment in older neighborhoods and infill housing to support existing 

services and commercial districts. 
Eco3.4.3 Support quality of life investments such as recreation, housing, and amenities that 

help attract and retain the workforce. 
 
Physical - Land Use (pages 162-166) 
Phy4.1.4 Foster the development of safe, walkable neighborhoods with a mix of uses and 

diversity of housing types. 
Phy4.1.5 Encourage and incentivize the redevelopment or adaptive reuse of vacant or 

underutilized properties so as to maximize the City’s existing infrastructure. 
Phy4.3.1 Support development patterns that optimize existing City utilities and limit the 

extension of public infrastructure. 
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In conclusion, the proposed project will enable these policies to be addressed and further the 
implementation of the Growth Policy. 
 

3. The proposed annexation is consistent with applicable neighborhood plans, if any. 

The subject property is in Neighborhood Council #4. There is no adopted neighborhood plan for 

Neighborhood Council #4, nor any other Council within the City. Neighborhood Council #4 

discussed the project at their July 24th and August 28th, 2025, meetings. The Council made the 

following recommendation: 

 

“Neighborhood Council 4 recommends that the City pay special attention to concerns raised 

by Council 4 residents, particularly traffic congestion, traffic safety at Morningside School, and 

drainage handling, in continued consideration of the request for annexation and assign R-10 

zoning for Nine Blessing Mobile Home Park.”  

 

4. The proposed annexation is consistent with other planning documents adopted by the City 

Commission, including a river corridor plan, transportation plan, and sub-area plans. 

The subject property is not located within any adopted plan or sub-area planning areas.  

 

5. The City has, or will have, the capacity to provide public services to the subject property. 

The City Public Works Department has verified that capacity is adequate to provide public utility 

services to the subject property. A more detailed description of the various public utility services 

that will be provided to the development has been outlined in the Agenda Report as well as in 

the Annexation Agreement. Additionally, the City has the ability to provide public emergency 

services to the subject property. Lastly, the proposed annexation will result in the construction 

of 154 manufactured home pad sites that will generate traffic onto the existing City of Great Falls 

transportation network. The existing transportation network can accommodate the additional 

traffic generated from the project.  

 

6. The subject property has been or will be improved to City standards. 

The proposed annexation will be developed to applicable City standards and requirements 

detailed in the Annexation Agreement. 

 

7. The owner of the subject property will bear all of the cost of improving the property to City 

standards and or/ the owner has signed an agreement waiving the right of protest to the 

creation of a special improvement district created to pay, in whole or in part, any necessary 

improvement. 

An Annexation Agreement for the subject property has been drafted outlining the responsibilities 

and proportionate shares of costs for various improvements. The  Agreement has been attached 

to the agenda report and addresses the creation of any special improvement district. 
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8. The subject property has been or will be surveyed and officially recorded with the County 

Clerk and Recorder. 

The subject property has been surveyed as part of COS 4970. A boundary line adjustment is 

proposed as part of the project. That plat is required to be officially recorded with the County 

Clerk and Recorder as part of the conditions of approval of the project. 

 

9. The City will provide both water and sewer service to each of the uses in the subject 

property that may require potable water and waste water treatment and disposal. 

Public improvements for City water and City sanitary sewer services are required for the project. 

Timing and obligations are detailed within the Agenda Report as well as in the Annexation 

Agreement. 

 

10. The subject property is not located in an area the City Commission has designated as 

unsuitable for annexation. 

The subject property is not located in an area the City Commission has designated as unsuitable 

for annexation. 

 

11. The subject property is not located in another city or town. (See: 7-2-4608 (1), MCA) 

The subject property is not located in another city or town. 

 

12. The subject property is not used in whole or in part for agriculture, mining, smelting, 

refining, transportation, or any other industrial or manufacturing purpose or any purpose 

incidental thereto. (See: 7-2-4608 (2), MCA) 

The subject property is not used for the uses listed above. The tract of land is contiguous to the 

City limits and is considered a logical infill of the City’s urban area. 
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BASIS OF DECISION – ZONING MAP AMENDMENT 
 

Lot 1, Block 1 of Portage Meadows Ranch and Tract 2A of COS 4970 Located in the S1/2 S1/2 of 
Section 4, Township 20 North, Range 4 East, P.M.M., Cascade County, Montana.  
 
PRIMARY REVIEW CRITERIA: 
The basis of decision on zoning map amendments is listed in Official Code of the City of Great 
Falls (OCCGF) §17.16.40.030 of the Land Development Code. The recommendation of the 
Zoning Commission and the decision of City Commission shall at a minimum consider the 
following criteria: 

 

1. The amendment is consistent with and furthers the intent of the City's growth policy.  

The proposed zoning map amendment is consistent with the overall intent and purpose of the 
City of Great Falls 2013 Growth Policy Update. The proposal to assign the R-10 Mobile Home 
Park zoning district to the subject property will allow the applicant to construct a proposed 
manufactured home community consisting of roughly 154 home pad sites. The land use of a 
manufactured home community is permitted by right within the R-10 zoning district. Staff finds 
the City’s Growth Policy supports the proposed zoning map amendment to facilitate higher 
density development upon an infill parcel, particularly to provide needed housing. The zoning 
map amendment request is consistent with several of the Plan’s policies including: 
 
Social – Housing (page 134) 
Soc1.4.2 Expand the supply of residential opportunities including single-family homes, 

apartments, manufactured homes, and assisted living facilities. 
Soc1.4.3 Support the development of affordable housing in all neighborhoods to ensure 

geographic dispersal and reduce concentrations of poverty. 
Soc1.4.6 Encourage a variety of housing types and densities so that residents can choose by 

price or rent, location, and place of work. 
 
Economic – Community Vitality (pages 155-158) 
Eco3.7.2 Encourage reinvestment in older neighborhoods and infill housing to support existing 

services and commercial districts. 
Eco3.4.3 Support quality of life investments such as recreation, housing, and amenities that 

help attract and retain the workforce. 
 
Physical - Land Use (pages 162-166) 
Phy4.1.4 Foster the development of safe, walkable neighborhoods with a mix of uses and 

diversity of housing types. 
Phy4.1.5 Encourage and incentivize the redevelopment or adaptive reuse of vacant or 

underutilized properties so as to maximize the City’s existing infrastructure. 
Phy4.3.1 Support development patterns that optimize existing City utilities and limit the 

extension of public infrastructure. 
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The proposed zoning map amendment will enable these policies to be addressed and further 

the implementation of the Growth Policy. 

2. The amendment is consistent with and furthers adopted neighborhood plans, if any.  
The subject property is in Neighborhood Council #4. There is no adopted neighborhood plan for 

Neighborhood Council #4, nor any other Council within the City. Neighborhood Council #4 

discussed the project at their July 24th and August 28th, 2025, meetings. The Council made the 

following recommendation: 

“Neighborhood Council 4 recommends that the City pay special attention to concerns 

raised by Council 4 residents, particularly traffic congestion, traffic safety at Morningside 

School, and drainage handling, in continued consideration of the request for annexation 

and assign R-10 zoning for Nine Blessing Mobile Home Park.”  

3. The amendment is consistent with other planning documents adopted by the City 
Commission, including a river corridor plan, transportation plan, and sub-area plans. 

The subject property is not located within any adopted plan or sub-area planning areas.  

4. The code with the amendment is internally consistent. 

The applicant is required to construct the project in accordance with the requirements of the 
Annexation Agreement and applicable City codes. As such, the requested zoning map 
amendment will not be in conflict with any portion of the existing City Code and will be 
internally consistent. The applicant has requested a deviation from the City standard for the 
requirement to rotate the units 30 degrees perpendicular. The applicant states that the 
development will meet that requirement in most locations but will request relief in regards to 
end and corner units to ensure the best and most efficient layout of those homes. 

 

5. The amendment is the least restrictive approach to address issues of public health, safety, 
and welfare. 

There are no existing public health, safety, or welfare issues that have been identified for this 
property. The proposed development will require water and sanitary sewer services to be 
extended from the public utility mains that surround the property. In addition, the proposal will 
trigger the City’s stormwater quantity and stormwater quality requirements. These items will 
be addressed during building permit review to ensure City requirements are met and safe 
access is provided within the property and to the surrounding streets. Residents have 
expressed concern that if the zoning map amendment is adopted, traffic safety impacts will be 
detrimental to the surrounding area.  Staff Traffic Analysis indicates that potential residential 
trips will be dispersed in three different directions, and that the additional traffic generated by 
the project can be reasonably accommodated by the existing nearby street system and greater 
transportation network. 

 

6. The City has or will have the financial and staffing capability to administer and enforce the 
amendment. 
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3 
 

The City has the financial and staffing capability to enforce the amendment if it is approved. 
The zoning map amendment will only affect the subject property, and the project will be 
developed in a manner consistent with Title 17 of the OCCGF. 

41

Agenda #11.



 

 

ANNEXATION AGREEMENT 
A TRACT OF LAND DESCRIBED AS LOT 1, BLOCK 1 OF PORTAGE MEADOWS RANCH AND TRACT 

2A OF COS 4970 LOCATED IN THE S1/2 S1/2 OF SECTION 4, TOWNSHIP 20 NORTH, RANGE 4 
EAST, P.M.M., CASCADE COUNTY, MONTANA. 

 

The following is a binding Agreement dated this ______ day of ____________, 2025 (the “Effective Date”), 
between Nine Blessings LLC, a Delaware limited liability company, hereinafter referred to as the “Owner”, 
and the City of Great Falls, Montana, a municipal corporation of the State of Montana, hereinafter 
referred to as the “City”, regarding the requirements for annexation of a tract of land into the corporate 
limits of the City legally described on the attached Exhibit A and hereinafter referred to as the “Subject 
Property”. Owner, as owner of the Subject Property, agrees to, and is bound by, the provisions of this 
Agreement, and by signing this Agreement, therefore agrees to terms applicable to the Subject Property. 
The City is authorized to enter into this Agreement by §§ 17.68.010 through 17.68.040 of the Official Code 
of the City of Great Falls (OCCGF), and the City agrees to, and is bound by, the provisions of this 
Agreement. 
 
1. Purpose. The purpose of this Agreement is to ensure that certain improvements are made and certain 
conditions are fulfilled by the Owner, as required by the City's approval of the annexation and supporting 
documents. Generally, this Agreement: 
 

1.1 Declares that the Owner is  aware of and has  properly accounted for any natural conditions that 
may adversely affect the development of the Subject Property; 

 
1.2 Insulates the Subject Property from the impact of changes in the City's zoning regulations, 
provided that no substantial changes in the development of the Subject Property are proposed; 

 
1.3 Requires the Owner to agree that the improvements contained in this agreement are made in a 
timely manner by providing the financial securities required by OCCGF; 
 
1.4 Provides for the inspection and warranty of the required improvements before they are accepted 
for operation and maintenance by the City;  
 
1.5 Waives protest and appeal by the Owner and its successors against the creation of special 
improvement districts that would provide and maintain necessary infrastructure; 
 
1.6 Establishes how necessary changes of final construction plans required by the Agreement may be 
made with the approval of the City; 
 
1.7 Contemplates reimbursements to the Owner when neighboring properties that benefit from 
certain improvements made by the Owner are developed; 
 
1.8 Embodies certain conditions that are imposed by the City upon approval of the annexation of the 
Subject Property in order to facilitate their enforcement; and 
 
1.9 Indemnifies the City from challenges to its approval of the annexation of the Subject Property, for 
natural conditions of the Subject Property and for any faults in Owner’s assessment of those 
conditions; and holds it harmless from errors and omissions in the approval and oversight of the 
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improvements by the Owner relating to development of the Subject Property. 
 
2. Duration.  The term of this Agreement begins at the date here above written and, with the exceptions 
stated below, is a perpetual recorded agreement between the Owner and the City. 

 

2.1 If Work Does Not Begin.  This Agreement may be amended if final construction plans for the first 
phase of the Development are not submitted for approval within three years of the date of the City 
Manager’s signature on this Agreement.  

 

2.2 Failure to Build.  The Owner’s failure to complete improvements in accordance with the final 
construction plans may result in the City retaining the security required in Section 13 of this 
Agreement. It may also void this Agreement and the vested rights established by Section 9, below. 

 

2.3 Failure to Pay.  The Owner’s failure to make timely payment of its share of any of the required 
improvements listed in this Agreement voids the Agreement and the vested rights established by 
Section 9. It may also result in the City attempting to collect the amount due by any lawful means. 

 
3. Supporting Documents. Each of the following supporting documents are to be submitted for review 
and approval by the City. 

 
3.1 Construction Documents.  Engineering drawings, specifications, reports, and cost estimates 
(preliminary and final), prepared for the Subject Property, consisting of documents for, but not limited 
to, the public sanitary sewer, water, storm drain, and street improvements. Construction documents 
shall be designed in compliance with the City’s Standards for Design and Construction Manual. 
 
3.2  As Built Drawings.  “As Built” reproducible 4 mil mylar drawings and one electronic copy of public 
infrastructure, private utilities, and drainage facilities shall be supplied to the City, and one electronic 
copy of public infrastructure, private utilities, and drainage facilities shall be supplied to the City upon 
completion of the construction. 
 
3.3  Legal Documentation.  Legal documents, including but not limited to any Articles of Organization, 
bylaws, covenants, and declarations establishing the authority and responsibilities of the Owner 
relating to the Subject Property, which may be recorded in the Clerk and Recorder’s Office of Cascade 
County, Montana. 
 
3.4 Amended Plat(s).  The Amended Plat of Lot 1 in Block 1 of the Portage Meadows Ranch Addition 
to Great Falls, Montana and Tract 2A shown on Certificate of Survey Number 4970 located in the south 
half of Section 4, Township 20 North, Range 4 East, Principal Meridian, Montana, creating Lota 1A and 
Lot 2A, is to be filed on record in the Clerk and Recorder’s Office of Cascade County, Montana, upon 
approval by the City of Great Falls.  The Plat is considered in draft form until infrastructure has been 
reviewed and approved and shall not be filed until after City infrastructure approval. 
 

4. Changes. The Owner understands that failure to install required improvements in accordance with the 
final construction plans approved for the development of the Subject Property is a default of, and may 
void, this Agreement. The Owner also understands that such failure is a violation of the OCCGF and is 
subject to the penalties provided for such violations. The City recognizes, however, that minor changes 
are often necessary as construction proceeds and the Administrator (the Administrator is the person or 
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persons charged by the City Manager with the administration of this Agreement) is hereby authorized to 
allow minor changes to approved plans, as provided below: 
 

4.1  Minor Changes. Minor changes to engineering documents and such revisions to the engineering 
drawings as are deemed appropriate and necessary by the Administrator and which do not materially 
affect the hereinabove mentioned Subject Property, can be made as follows: 
 

4.1.1 Before making changes, the Owner must submit revised plans to the Administrator for 
review. Failure to do this before the proposed change is made may be considered by the City to be 
a breach of this Agreement and a violation of the OCCGF. The Administrator shall respond to all 
proposed changes within fifteen (15) days of receipt of the revised plans. 
 
4.1.2 Based on a review of the revised plans, the Administrator may permit minor dimensional 
changes provided they do not result in a violation of the conditions of approval for the annexation 
of the Subject Property or the OCCGF. 
 
4.1.3 Based on a review of the revised plans, the Administrator may permit substitutions for 
proposed building and construction materials provided that the proposed substitute has the same 
performance and, for exterior materials, appearance as the originally approved material.  
 
4.1.4 Minor changes in the location and specifications of the required public improvements may 
be permitted by the Administrator. The Owner must submit revised plans showing such changes 
to the Administrator. Revised plans are not accepted until approved by the Administrator. 
4.2 Substantial Changes. Substantial changes are not permitted by this Agreement. A new public 
review and permitting process will be required for such changes. “Substantial Change” versus 
“Minor Change” is described as follows in order to further clarify what may be permitted as a 
“Minor Change”: 

 
4.2.1 A substantial change adds one or more lots; changes the approved uses; changes the 
location or extent of the area proposed to be cleared, graded, or otherwise disturbed by more 
than 4,000 square feet (a smaller change in the area that will be cleared, graded, or otherwise 
disturbed may be treated as a minor dimensional change); changes the location, extent, or 
design of any required public improvement, except where a minor change is approved by the 
Administrator; Increases the number of buildings, building density, structures or units; or the size 
of any building or structure by more than 10%. A smaller change in the size of a lot, building, or 
structure may be treated as a minor dimensional change. Pursuant to Section 8.1 of this 
Agreement, the location or relocation of a regional stormwater pond, and any associated 
adjustments to lot configuration, easements, or roadway alignments necessary to accommodate 
such a facility, shall be deemed an administrative modification. 

 
5. Fees. The Owner understands that it is required to pay the following fees as they come due. The absence 
of any fee from this Agreement which is lawfully charged by the City in connection with construction 
activity associated with the Subject Property shall not constitute a waiver by the City. 
 

5.1 Recording Fees. The Owner is responsible for all recording fees at the rate charged by Cascade 
County at the time a document or plat is submitted for recording.  
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5.2 Engineering Inspections. The Owner is responsible to pay all applicable engineering fees 
established by Resolution of the City Commission of the City of Great Falls. 
5.3 Permit Fees. The Owner is responsible to pay all applicable planning and building permit fees 
established by Resolution of the City Commission of the City. 
 
5.4 Connection and Construction Fees. Water service tapping and water and sewer service connection 
fees will be paid at the times of tapping and connections.  
 
5.5 Storm Drain Fee. The Owner is responsible to pay a storm drain fee in the amount of $250 per 
acre for the Subject Property. This would equal a total of $6,075 for the total 24.3 acres of the Subject 
Property. The total storm drain fee is to be paid to the City no later than 30 days after the annexation 
resolution for the Subject Property is recorded.  

 
5.6 Application Fees. In addition to the fees outlined above, application fees paid by the Owner are: 
the $3,000.00 application fee for annexation and $150 per acre. This would equal a total of $6,645 for 
a total of 24.3 acres of the Subject Property. The total application fee has been paid prior to this 
Agreement. 

 
6. Site Conditions. The Owner warrants that they have conducted site investigations sufficient to be aware 
of all natural conditions, including, but not limited to, flooding, slopes, and soils characteristics, that may 
affect the installation of improvements on the Subject Property. The Owner further warrants that all plans 
submitted pursuant to this Agreement and all applications for building permits within the Subject Property 
will properly account for all such conditions. The Owner holds the City harmless for natural conditions and 
for any faults in their own assessment of those conditions. 
 
7. Permits.  This Agreement must be approved by the City Commission and signed by the City Manager 
and the Owner before permits for any work will be approved, including, but not limited to, grading for 
streets or trenching for the installation of utilities. 
 
8. On-Site Improvements. The on-site improvements required prior to issuance of a certificate of 
occupancy of any structure built upon the Subject Property shall include everything required to provide 
water, sanitary sewer, sanitary sewer industrial pretreatment (as applicable), fire protection, storm 
drainage, storm water quality treatment, access, and other requirements as may be required by OCCGF. 
Access for purposes of emergency vehicles shall be installed to the City specifications prior to the issuance 
of any building permits for the Subject Property. The Owner shall provide City utility main and/or drainage 
easements and public utility easements for all required public utilities.  The Owner agrees to install on-
site stormwater quality and quantity improvements consistent with City standards and submitted plans 
approved by the City of Great Falls. Stormwater quantity and quality control measures must comply with 
standards of the City of Great Falls Storm Drainage Design Manual. The design, installation, inspection, 
and maintenance responsibilities of these improvements shall be approved by the City of Great Falls. 
Additionally, an enforceable operation and maintenance agreement with the City and the Owner is 
required to ensure private stormwater control measures function properly. 
  

8.1 Regional Pond. The Owner shall construct on-site stormwater facilities consistent with the 
approved site plan unless and until the City and Owner mutually agree, in writing, to amend this 
Improvement Agreement to accommodate participation in a regional stormwater facility. The 
location or relocation of a regional stormwater pond, and any associated adjustments to lot 
configuration, easements, or roadway alignments necessary to accommodate such a facility, shall 
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be deemed an administrative modification under OCCGF § 17.68.040(C)(12) and (13) and shall not 
require City Commission approval or formal site plan re-review. The only modification deemed a 
material change requiring re-review is an increase in the approved residential density or number 
of dwelling units, unless otherwise described as a Minor Change pursuant to Section 4 herein. 
Approval of annexation and this Agreement is not contingent upon the development of a regional 
facility. 
 
8.2 Mobile Home Park Code Compliance.  The Owner shall develop the Subject Property in 
compliance with the requested zoning designation – R-10 Mobile Home Park and the associated 
Mobile Home Park Land Use, including Special Standards contained in §17.20.6.010 of the OCCGF 
- Mobile home park. The proposed layout is attached to this Agreement as Exhibit B. 

 
9. Vested Rights. The approval of this Agreement by the City creates a vested right that protects the 
Owner from changes in the zoning regulations of Title 17 of the OCCGF. This vested right does not exempt 
the Owner from compliance with other provisions of the OCCGF, including specifically those intended to 
prevent and remediate public nuisances, nor does it protect the Owner from changes in the City’s building 
codes and fees, development fees, and inspection fees. This vested right does not exempt the Owner from 
compliance with changes to state and federal requirements. This vested right may be voided, in whole or 
in part, if the Owner proposes substantial changes in the approved final construction plans of the 
development of the Subject Property, provided, however, that the City must provide notice of such 
avoidance to the Owner within thirty (30) days of the event triggering such avoidance.  Such notice must 
specifically reference this Section 9 
 
10. Access/Private Internal Transportation Facilities. Vehicular traffic will ingress/egress from a minimum 
of three access points to the public right of ways, as preliminarily shown on the attached Site Layout Plan, 
with a minimum of one on 7th Ave N, one on 42 St N, and one on 44th St N. All internal streets and sidewalks 
within the proposed subdivision will be private. Construction and maintenance of all private internal 
transportation facilities shall be the responsibility of the development. Internal roads and sidewalks shall 
conform to city standards, unless otherwise approved by the Administrator. 
 
11. Required Public Improvements. The public improvements required for the development of the 
Subject Property shall be installed as shown on the final construction plans that are submitted to and 
approved by the City prior to placement of manufactured residences for each development phase. As an 
alternative, the Owner may provide a financial security for said improvements as prescribed in Section 14. 
 

11.1 Water. The Owner hereby agrees to extend a looped eight (8) inch public water main through 
the development and connect to the existing water mains as shown on the proposed Site & 
Infrastructure Plan consistent with City standards and submitted plans approved by the City, 
including the addition of the required fire hydrant(s). The improvements shall be in accordance 
with City and Montana Department of Environmental Quality standards and approved plans and 
specifications. Any portion of water main service located outside of the public right-of-way shall 
be located in a minimum 20-foot wide City water main easement, the location of which shall be 
approved by the City. The water improvements herein are to be owned and maintained by the 
City upon completion. 

 
11.2 Sanitary Sewer. All buildings upon the Subject Property shall be served by sanitary sewer as 
shown on the proposed Site & Infrastructure Plan. Installation of sanitary sewer mains is the 
responsibility of the Owner.  Sanitary sewer mains shall be constructed consistent with City 
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standards and submitted plans approved by the City, . The sanitary sewer improvements herein 
shall be in accordance with City and Montana Department of Environmental Quality standards 
and the approved plans and specifications. Any portion of sanitary sewer main service, including 
the existing sewer lift station and existing sewer mains, located outside of the public right-of-way 
shall be located in a minimum 20-foot wide City sewer main easement, the location of which shall 
be approved by the City. Sanitary sewer gravity mains and associated improvements are to be 
owned and maintained by the City upon completion.  
 
11.3 Roadways and Sidewalks. The Owner agrees to construct and/or reconstruct roadway and 
curbing along 7th Ave N adjacent to the Subject Property as the first phase of construction 
commences. Sidewalk and boulevard landscaping along the south side of 7th Ave North and the 
east side of 42nd Street North shall be installed adjacent to the Subject Property as construction 
commences adjacent to those locations. Design and installation shall be consistent with City 
standards and submitted plans approved by the City. All boulevard improvements herein, 
including curbing, sidewalks, and landscaping shall be owned and maintained by the Owner. 
 
11.4 Storm Water. The Owner agrees to install public stormwater improvements, consistent with 
City Standards, the City Storm Drainage Design Manual, and approved by the City of Great Falls 
Public Works Department..  Any portion of public stormwater improvements, including the 
proposed drainage swale collecting run-on from the Portage Meadows park and existing storm 
mains, located outside of the public right-of-way being dedicated to the City shall be located in a 
minimum 20-foot wide City storm main or City drainage easement and shall be owned and 
maintained by the City.  Private and temporary stormwater facilities will not be owned or 
maintained by the City.  All public stormwater improvements, including drainage swales, shall be 
constructed and in place in conjunction with the first phase of development.  Stormwater shall 
not be discharged onto any adjoining private property without permission from the adjoining 
property owner, the permission shall be in a form of a signed agreement or easement that shall 
be recorded and run with the land of the adjoining property. 

 
12. Reimbursements owed to Owner. Except as set forth herein, the City will assist in obtaining initial 
reimbursements due from other adjacent or benefitted property owners under this Agreement, however 
the Owner remains responsible for any legal enforcement of the terms of this agreement as against future 
benefitted owners.  The owner shall provide the city with documentation of its actual out-of-pocket costs 
of the installation of the hereafter mentioned improvements within four months after approval and 
acceptance thereof by the City.  In the event of Owner’s failure to provide the City with said cost data or 
other requested document, the City shall not be obliged to undertake collection of the reimbursement 
provided for herein, and the responsibility for collection thereof shall be that of the Owner, its heirs, 
successors and assigns.  Failure of the Owner to provide the City with said cost data for reimbursement as 
herein required shall in no way alter the obligation of any other party to make reimbursement as provided 
for herein, said failure will affect only the City’s obligation to assist in collection thereof. 
 
13. Warranty, Ownership and Inspection of Public Improvements. The Owner is responsible for the 
repair or replacement of any faults in the materials or workmanship of the required on-site and off-site 
public improvements for a period of two years from the date those improvements are accepted for 
maintenance by the City.  Prior to acceptance of infrastructure, the selected contractor shall post a 
maintenance bond with the Owner equal to 20% of the actual cost of the improvements being dedicated 
to the City to correct any deficiencies in workmanship and/or materials which are found within the two-
year warranty period.  The City of Great Falls shall be named as a dual obligee on the maintenance bond.  
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The commencement date for the maintenance bond shall be the date of acceptance by the City as 
documented by the owner transfer certificate.  The maintenance bond shall remain in full force for the 
two-year period following this date.  maintenance bonds may be in the form of a surety bond, certified 
check, or an irrevocable letter of credit issued by a bank licensed to do business in the state of Montana.  
The City reserves the right to draw on the maintenance bond for repairs not completed by the responsible 
party within 30 calendar days of being advised that repairs are required.   
 
Maintenance bonds will be released at the end of two years unless the parties are involved in a dispute 
about the completion, condition, repair, or replacement of any of the required improvements, in which 
case funds will be held by the City until that dispute is resolved.  
 
Installation of all sidewalks, curb ramps, water, sewer, storm drain, roadways, and other public 
improvements for the Subject Property shall be subject to the City’s inspection policy in place at the time 
of installation. 
 
14. Security for Public Improvements.  If any public improvements necessary for each respective 
construction phase need to be deferred, the Owner shall provide the City with a certified check, a 
performance bond, an irrevocable letter of credit, or another form of security acceptable to the 
Administrator in an amount equal to one hundred thirty-five percent (135%) of the costs of the required 
public improvements.   

The security required by this section shall be returned or released upon acceptance of the required 
improvements, except as provided in Section 13. Following the final required inspection and City 
Approval of the public improvements, the Director of Public Works or designee shall promptly inform 
the Administrator, in writing, that all improvements have been inspected and are acceptable for 
maintenance by the City.  If all other improvements relating to the development of the Subject Property 
are in compliance with all conditions of approval, this Agreement, and the OCCGF, the Administrator 
shall then instruct the City Clerk to release the security to the Owner.  The City reserves the right to 
draw on the security to complete the necessary public improvements not completed by the responsible 
party within 30 calendar days of being advised that completion is required. 

15. Reimbursements owed by the Owner. The Owner is responsible for paying the following 
reimbursements as specified below. 
 

15.1 Water main in 7th Ave N installed with OF 1372.0. The reimbursement owed for the existing 
8” water main east of the Hauer Addition in 7th Ave N is $28.73 per foot of lot frontage.  With a 
total lot frontage of 236.8 feet 7th Ave N, east of Hauer Addition, the total reimbursement amount 
for the 8” water main is $6,803.26 due to the City. 
 
15.2 Sanitary Sewer Lift Station.  The cost reimbursement for the 7th Ave N lift station is $240.00 
per acre.  The total acreage being annexed is 24.35 acres, so the total reimbursement for the 
sanitary lift station is $5,844.00 due to the City. 
 
15.3 7th Ave N Improvements.  Reimbursement of $17,418 is due to the City for City funded 
pavement improvements for the Northview Addition Subdivision installed along 7th Ave N 
adjoining the Subject Property.   
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15.4 Northridge Addition.  Precedence was found for water and sewer main reimbursement along 
7th Ave N adjoining the Northridge Addition, but no cost information was found.  In the event that 
cost information is discovered, this may be added to the reimbursement and owed to the 
Northridge Addition developer. 
 
15.5 Hauer Addition.  Precedence was found for water main reimbursement along 7th Ave N 
adjoining the Hauer Addition, but no cost information was found.  In the event that cost 
information is discovered, this may be added to the reimbursement and owed to the Hauer 
Addition developer. 
 

16.  Waiver of Protest.  Owner agrees to waive protest against the creation of one or more special 
improvement districts for the construction or maintenance of necessary facilities, including, but not 
limited to, storm water management facilities, sanitary sewer facilities, sanitary sewer lift stations, 
roadways and major streets and shall pay the proportionate share of the costs associated with said 
facilities.  This waiver applies to the binding effect of Section 21. 
 
17. Park District. Owner acknowledges that the Subject Property will be, by operation of law and pursuant 
to Resolution No. 10238 (adopted by the City Commission on June 5, 2018), included within the 
boundaries of the Great Falls Park District Number 1.  Owner acknowledges that property within the Great 
Falls Park District Number 1, including the Subject Property, is subject to annual assessments for the 
purposes of the Great Falls Park District Number 1 in amounts to be determined by the City Commission 
each year, in accordance with Resolution No. 10238, as it may be amended or supplemented. 
 
18. Public Roadway Lighting. The Owner agrees to waive its right to protest and appeal any future special 
lighting district for public roadway lighting facilities that service the Subject Property, and further agrees 
to pay for the installation of public roadway lighting which services the Subject Property, if such lighting 
is required by the City or MDT during project review. 
 
19. City Acceptance and Zoning. In consideration of the terms of this Agreement, the City hereby accepts 
the Subject Property incorporation by annexation into the corporate limits of the City, with an assigned 
City zoning classification of R-10 Mobile Home Park. 
 
20. Limitation of Liability. The City will conduct a limited review of plans and perform inspections for 
compliance with requirements set forth in this Agreement and/or in applicable law. The scope of such 
review and inspections will vary based upon development type, location and site characteristics. The 
Owner is exclusively responsible for ensuring that the design, construction drawings, completed 
construction, and record drawings comply with acceptable engineering practices, State and Federal 
requirements, and other applicable standards. The City’s limited plan review and inspections are not 
substantive reviews of the plans and engineering. The City’s approval of any plans or completed 
inspections are not an endorsement of the plan or approval or verification of the engineering data and 
plans. Neither the Owner, nor any third party may rely upon the City’s limited review or approval for 
purposes of insurance compliance with applicable law.  
 
The Owner shall indemnify, hold harmless and defend the City, its officers, agents, servants, employees 
and assigns from and against all claims, debts, liabilities, fines, penalties, obligations and costs including 
reasonable attorney fees, that arise from, result from or relate to obligations relating to the annexation 
and development of the Subject Property by the Owner including, but not limited to, approval and 
oversight of the improvements related to development of the Subject Property.  This indemnification by 
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the Owner shall apply unless such damage or injury results from the negligence or willful misconduct of 
the City, its officers, agents, servants, employees or assigns.  Provided that the obligation to indemnify the 
City contained in this Section 20 shall be capped at the policy limits of any applicable insurance coverage 
maintained by Owner.  Provided further that Owner shall obtain, before the commencement of any 
construction or on-site development, one million dollars ($1,000,000.00) in the aggregate per occurrence 
of general liability coverage, shall list the City as an additional insured, and shall maintain such general 
liability insurance for a period of two (2) years following completion of all planned construction or 
development contemplated by this Agreement.  Provided further, that any obligation of the City shall be 
limited by the amounts set forth in MCA § 2-9-108. 
 
Upon the transfer of ownership of the Subject Property, the indemnity obligation herein for the 
transferred Subject Property shall be released as to the prior owner (whether it is the Owner that signed 
this Agreement or a subsequent owner) and the indemnity obligation shall then run only to the new owner 
of the Subject Property.  Only the owner of the parcel of the Subject Property at the time the City incurs 
the claim, debt, liability, fine, penalty, obligation or cost, is obligated to indemnify, and no owner of any 
portion of the Subject Property is obligated to indemnify for adverse conditions on or arising from the 
Subject Property owned by someone else.  This indemnification by the Owner of the property shall apply 
unless such damage or injury results from the negligence or willful misconduct of the City. 
 
21. Binding Effect. Except as otherwise provided in this agreement, The provisions, covenants and terms 
of this Agreement shall run with the land and bind the present Owner, their devisees, heirs, successors, 
and assigns; any and all parties claiming by, though, or under them, as well as their devisees, heirs, 
successors and assigns, are legally deemed to agree and covenant with each of the parties to this 
Agreement, to conform to the provisions, covenants and terms of this Agreement.  
 
22.  Attorney’s Fees.  Unless otherwise provided herein, in the event it becomes necessary for either party 
to this Agreement to retain an attorney to enforce any of the terms or conditions of this Agreement, then 
the prevailing party shall be entitled to reasonable attorney’s fees and costs. 
 
23.  Severability.  The invalidity or unenforceability of any provision of this Agreement shall not affect the 
other provisions hereof, and this Agreement shall be construed in all respects as if such invalid or 
unenforceable provision were omitted. 
 
24.  Amendments.  Unless otherwise provided herein, no modifications or amendments of this Agreement 
shall be valid unless evidenced by a writing signed by the parties hereto or their successors and assignees. 
 
25.  Assignment.  No party shall assign this Agreement in whole or in part without written consent of the 
other parties, provided, however, that Owner may assign and/or transfer this Agreement and any interest 
in and to the Subject Property to any of its affiliates or subsidiaries without such consent.  For purposes 
of this Section 25, “affiliates or subsidiaries” shall include any of Owner’s current members or any legal 
entity of which the Owner and/or its current members control fifty-one percent (51%) or more of the 
voting or controlling interest (such person or entity shall be referred to herein as the “Assignee”).   
 
If an assignment is made pursuant to this Section 25, the Assignee shall step into the shoes of the Owner 
for purposes of this Agreement and shall assume all rights, duties, benefits, obligations, covenants, 
warranties and indemnifications contained within this Agreement as if the Assignee had been the original 
party entering into this Agreement.  Upon such assignment, if any, and in accordance with the final 
paragraph of Section 20 herein, the Owner shall be deemed to have relinquished, and shall be released 
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from, all rights, duties, benefits, obligations, covenants, warranties and indemnifications contained in this 
Agreement, which shall simultaneously be assumed by the Assignee. 
 
Furthermore, nothing in this Agreement shall prevent the Owner from selling or conveying the Subject 
Property, or any portion thereof, to a bona fide purchaser who shall take the Subject Property, or such 
portion thereof, subject to this Agreement.  Such sale shall relieve the Owner of all rights, duties, benefits, 
obligations, covenants, warranties and indemnifications assumed by such bona fide purchaser. 
 
26.  Force Majeure.  No party shall be liable or responsible to the other party, or be deemed to have 
defaulted under this Agreement, for any failure or delay in fulfilling or performing any term or covenant 
of this Agreement, when and to the extent such failure or delay is caused by or results from acts beyond 
the impacted party’s (“Impacted Party”) reasonable control, including, without limitation, the following 
force majeure events: (a) acts of God; (b) flood, fire, earthquake, explosion or other natural disaster; (c) 
war, invasion, hostilities (whether war is declared or not), terrorist threats or acts, riot or other civil unrest; 
(d) government order, law, or actions; (e)  embargoes or blockades in effect on or after the date of this 
Agreement; (f) national or regional emergency; (g) strikes, labor stoppages or slowdowns, or other 
industrial disturbances; (h) telecommunication breakdowns, power outages or shortages, lack of 
warehouse or storage space, inadequate transportation services, or inability or delay in obtaining supplies 
of adequate or suitable materials; and (i) other similar events beyond the reasonable control of the 
Impacted Party. 
 
27.  Arbitration.  Any controversy or dispute arising out of or relating to this Agreement, shall be resolved 
by binding arbitration in Great Falls, Montana pursuant to the Commercial Arbitration Rules of the 
American Arbitration Association now or hereafter in effect, where not inconsistent with all applicable 
law.  The parties shall unanimously select the arbitrator.  In the event the parties are unable to 
unanimously select an arbitrator within ten (10) days of meeting to appoint an arbitrator, the arbitrator 
shall be selected by the American Arbitration Association.  The parties shall confer with the arbitrator and 
together shall decide upon a time and place for an arbitration hearing.  The arbitrator’s fees and all 
arbitration costs shall be paid equally by the parties, unless the arbitrator determines that any party has 
breached this Agreement or has asserted an unreasonable business position during the arbitration, in 
which event the arbitrator’s fees and all arbitration costs shall be paid by such breaching party or the party 
who has asserted the unreasonable business position during the arbitration. 
 
28.  Counterparts.  This Agreement may be executed in any number of counterparts, including via 
facsimile, electronic mail delivery of scanned copies or electronic signature, each of which when so 
executed and delivered shall be deemed an original, and such counterparts together shall constitute one 
and the same document. 
 
29.  Governing Law and Venue.  This Agreement shall be construed under and governed by the laws of 
the State of Montana. In the event of litigation, venue is in the Eighth Judicial District Court, in and for 
County of Cascade, State of Montana. 
 
30.  Time.  Time is of the essence to the performance of the terms and conditions of this Agreement.   
 
31.  Construction.  All words used in this Agreement shall be construed to be of such gender, neuter, or 
number as the circumstances require. References in this Agreement to capitalized terms shall have the 
same meaning whether in the singular or plural form. Section, article or paragraph headings used in this 
Agreement have no legal significance and are used solely for convenience of reference. The parties have 
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participated jointly in the negotiation and drafting of this Agreement. In the event an ambiguity or 
question of intent or interpretation arises, this Agreement shall be construed as if drafted jointly by the 
Parties, and no presumption or burden of proof will arise favoring or disfavoring any Party by virtue of the 
authorship of any of the provisions of this Agreement. 

 

[Signature Page to Follow]
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IN WITNESS WHEREOF, the parties hereto have set their hands and seal the day, month, and year first 
hereinabove written. 

 
 
 
 

 
THE CITY OF GREAT FALLS, MONTANA 
A Municipal Corporation of the State of Montana 
 
 
________________________________________ 
Gregory T. Doyon, City Manager 

 
 
 
ATTEST: 
 

______________________________ 
Lisa Kunz, City Clerk 
 
 
(Seal of City) 
 
 
APPROVED FOR LEGAL CONTENT*: 
 
 
_____________________________ 
David Dennis, City Attorney 
 
*By law, the City Attorney may only advise or approve contract or legal document language on behalf of 
the City of Great Falls, and not on behalf of other parties.  Review and approval of this document was 
conducted solely from the legal perspective, and for the benefit, of the City of Great Falls. Other parties 
should not rely on this approval and should seek review and approval by their own respective counsel. 
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Nine Blessings LLC 
A Delaware limited liability company 

 
 
By: ________________________________         

 
  

Its: Authorized Agent 
 
 
State of ______________) 
      :ss. 
County of ____________) 
 
On this _________ day of ____________, in the year Two Thousand and Twenty-five, before me, the 
undersigned, a Notary Public for the State of ______________, personally appeared 
____________________, known to me to be the person whose name is subscribed to the instrument 
within and acknowledged to me that they executed the same. 
 
 
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Notarial Seal the day and year first 
above written. 

 
                                                                         
Printed Name:     

                                            
Notary Public for the State of _______   
Residing at     

                                                   
(NOTARIAL SEAL)  My Commission Expires:                          
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EXHIBIT A 

PARCEL 1 

LOT 2A OF CERTIFICATE OF SURVEY NO. S-0004970, FILED APRIL 30, 2015, LOCATED IN THE S½S½ OF SECTION 4, 

TOWNSHIP 20 NORTH, RANGE 4 EAST, P.M., CASCADE COUNTY, MONTANA. 

DEED REFERENCE: R0439760 

PARCEL 2 

LOT 1, BLOCK 1, PORTAGE MEADOW RANCH ADDITION TO GREAT FALLS, CASCADE COUNTY, MONTANA, 

ACCORDING TO THE OFFICIAL MAP OR PLAT THEREOF ON FILE IN THE OFFICE OF THE CLERK AND RECORDER OF 

SAID COUNTY. 

DEED REFERENCE: R0439760  
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MEMORANDUM 
 

Date: 7/17/2025 TDH Job No.: 25-071 

To: 
Lonnie Hill- City of Great Falls: Deputy Planning Director  
Mark Juras- City of Great Falls: Development Review Coordinator 

From: Ryan Buffington, PE 

Subject: 
IX Blessing Mobile Home Park  
Annexation Narrative 

 
The purpose of this narrative is to describe the proposed use of the property to be annexed 
and the requested zoning to be established for the proposed IX Blessings Mobile Home Park. 
 
The proposed development will be on two existing lots containing 25.07 acres total located 
southeast of the intersection of 7 th Avenue North and 42nd Street North in Great Falls, 
Montana. Preliminary design for the Mobile Home Park includes 154 mobile homes, streets, 
sidewalks, and park space. These features are shown on the Preliminary Site Plan. After 
construction, the required water and sewer main infrastructure will be owned and maintained 
by the City of Great Falls. Stormwater infrastructure will be privately owned and maintained. 
 
The properties are currently used as a residential lot and a vacant undeveloped lot that is 
being used as horse pasture. The proposed zoning will be R-10 and as shown on the 
Preliminary Site Plan sheet in the Zoning Table, the development will be well below the 
proposed density requirements and will meet or exceed all other requirements.  
 
 
 
Sincerely, 
 
 
 
Ryan Buffington, PE 
Project Manager 
TD& H ENGINEERING 
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MEMORANDUM 
 

Date: 7/16/25 TDH Job No.: 25-071 

To: Sara Reynolds - Associate City Planner 

From: Ryan Buffington – TD&H Engineering 

Subject: Neighborhood Council #4 Meeting Narrative 

 
Sara, 
 
Our narrative for the NC#4 meeting items are as follows: 
 

 
At a minimum each home will be provided with 2 off-street parking spaces. The 
development will limit all parking to be off-street as the roadways need to remain 
clear so that emergency vehicles will have access at all times. There will be 
additional guest parking spots provided at various locations throughout the 
development to accommodate visiting guests. 

 

 
Pedestrian sidewalks will be provided on both sides of 44th St N as well as along 
the south side of 7th Ave N to facilitate foot traffic circulation through and along 
the edge of the proposed development. Foot traffic in the interior of the 
development will be along the paved roadways and through the grass park areas. 

 

 
Street lighting will be incorporated into the development with the installation of 
large area street lights at critical locations. Individual lamp posts are planned to be 
installed in front of each home as well for additional local illumination along the 
roadways. 

 

 
The proposed home will be placed on and anchored to concrete slabs which will be 
designed to support the structures that are proposed. 

 

 
The open space /park areas will all be available to residents for use and will include 
amenities such as a half basketball court, pickleball court, a children’s playground, 
and a gazebo. One are of park land is proposed to be laid out as a fenced in dog 
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JULY 16, 2025 PAGE NO. 2 

 
t d h e n g i n e e r i n g . c o m  

park. The park area along the south edge of the development is proposed to have 
multiple access pathways installed that will connect to the adjacent Heren Park 
pathway system for additional access to that park area. 

 

 
The first deviation from City Standards that is being requested will be on the 
orientation of the homes in relation to the streets as well as on the setbacks on 
corner or ends units. The requirement to rotate the units 30º from perpendicular 
limits the number of units that will fit into certain end or corner spaces. In most 
cases this requirement will be able to be met, but we would like to request the 
ability to modify the orientation on a case by case basis and it would almost entirely 
be applied to end and corner units to ensure the best and most efficient layout of 
those homes. 

 

Another deviation will be to the layout and configuration of the proposed mini 
traffic circle in the center of the development. The circle was designed taking into 
account the site constraints such as existing utility pole locations, as well as giving 
consideration to vehicle circulation, but does not necessarily meet any published 
standards as requested in the pre-application meeting by City staff. We would like 
to request for the layout to remain as is 

 
 
 
Thanks! 
 
 
Ryan Buffington, PE 
Project Manager 
TD&H Engineering 
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AMENDED PLAT
AMENDING LOT 1 IN BLOCK 1 OF THE PORTAGE MEADOWS RANCH ADDITION TO GREAT FALLS, MONTANA AND TRACT 2A SHOWN ON

CERTIFICATE OF SURVEY NUMBER 4970 LOCATED IN THE SOUTH HALF OF SECTION 4, TOWNSHIP 20 NORTH, RANGE 4 EAST, PRINCIPAL
MERIDIAN, MONTANA. CREATING LOT 1A AND LOT 2A

LANDOWNER: LORI STEWART
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COMMUNITY RULES 

The Lariat Community 

 

1.​ General Conduct 
a.​ Property may be used only as a private residence. 
b.​ Guests may not stay more than 14 days per year without written approval. 
c.​ No excessive noise or nuisance. 
d.​ Follow all laws and ordinances. 
e.​ No criminal or drug activity will be tolerated and may lead to immediate lease termination 

at the discretion of the Landlord. 
2.​ Guest Rules 

a.​ Guests may not park RVs, trailers, or campers overnight. 
b.​ Guests are bound by all community rules; Tenants are responsible for guest conduct. 

3.​ Pets & Animals 
a.​ Pets allowed only with written approval and registration. 
b.​ Service and assistance animals permitted per ADA, FHA, and Montana Human Rights 

Act. 
4.​ Use Restrictions 

a.​ No business operations without written approval. 
b.​ No hazardous or flammable materials except normal household use. 
c.​ No fireworks, explosives, or weapons. 
d.​ No swimming pools or trampolines allowed. 

5.​ Home & Site Standards 
a.​ Install and maintain skirting within 15 days of home placement. 
b.​ Maintain exterior surfaces in good repair. 
c.​ Accessory structures require written approval and must match home siding and color. 
d.​ No fences or clotheslines. 
e.​ No planting or removing trees/shrubs without approval. 
f.​ Hitches must be removed within 15 days of skirting installation. 
g.​ Homes must display address/lot number clearly. 

6.​ Utilities & Services 
a.​ Tenants must maintain all utilities in their own name. 
b.​ Proper winterization and working heat tape required. 
c.​ Do not run water to prevent freezing. 
d.​ Do not flush foreign objects; tenant liable for clogs. 
e.​ No tampering with water meters. 

7.​ Common Areas 
a.​ Use streets, walkways, and facilities at own risk. 
b.​ Landlord may close areas for maintenance or safety. 
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c.​ Landlord not liable for tenant property in common areas except for negligence. 
d.​ Speed limit in community is 10 mph. 

8.​ Community Appearance & Maintenance 
a.​ Mow grass weekly in summer and remove snow within 24 hours. 
b.​ No outside storage of junk, appliances, or car parts. 
c.​ Store firewood stacked, safe, max 4 feet high, hidden from view, and restore grass. 
d.​ Tenant responsible for damages caused by themselves, occupants, or guests. 

9.​ Insurance & Liability 
a.​ Maintain homeowners or renters insurance with at least $100,000 liability. 
b.​ Provide proof of insurance at move-in and renewal. 
c.​ Landlord not liable for damage by acts of God, third parties, or crime, except for 

negligence. 
10.​Access & Inspections 

a.​ Landlord may enter with 24 hours’ notice or immediately in emergencies per Mont. Code 
Ann. § 70-24-312. 

b.​ Failure to allow access may result in a $150 fee plus damages. 
11.​ Signage 

a.​ No signs without written approval except as noted. 
b.​ One 'For Sale' sign allowed, max 11x14, in a window. 
c.​ Political signs allowed only during legal election periods, must be removed after. 

12.​Landscaping & Appearance 
a.​ Lawn ornaments, and yard décor must be neat, safe, and approved by Landlord. 
b.​ Holiday decorations allowed but must be removed within X days after the holiday. 
c.​ Storage sheds must be painted/stained to match the home within 30 days of placement. 

13.​Business Activity 
a.​ No yard sales, auto repair, or large in-home businesses. 
b.​ Small home-based businesses allowed if they don’t generate traffic or nuisance. 

14.​Storage 
a.​ Storage of fuel, propane tanks, or chemicals limited to certain quantities and locations. 
b.​ No outdoor refrigerators, freezers, or appliances unless screened. 

15.​Safety & Emergency Rules 
a.​ Frivolous emergency calls may result in charges. 
b.​ Store and use gasoline, LP tanks, and flammable materials safely. 
c.​ Only BBQ grills permitted outdoors, no firepits or wood-burning fireplaces. Grills must be 

kept a minimum of 10 feet from homes and combustible structures. 
d.​ No open burning of leaves, trash, or yard waste. 

16.​Children & Play Areas. Rules around safe play 
a.​ Children must be supervised in common areas. 
b.​ No playing in streets or parking areas. 

17.​Parking and Vehicles 
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a.​ Each home limited to parking in driveways or designated areas. 
b.​ No street parking allowed at any time. 
c.​ Max two cars per lot. 
d.​ All vehicles must be licensed, registered, and operable. 
e.​ No parking on lawns or non-designated areas. 
f.​ No semi-trailers, RVs, boats, or similar without approval. 
g.​ No vehicle repairs in streets; must be safe and attended. 
h.​ Landlord may tow violating or unsafe vehicles at tenant expense. 

18.​Miscellaneous Community Standards 
a.​ All occupants and ownership changes require written approval. 
b.​ Abandoned property handled per Montana law. 
c.​ All Tenants are jointly responsible for compliance. 
d.​ Heirs or assigns must apply for residency approval. 

 

Enforcement and Penalties 

Tenants are responsible for following all Community Rules. If a Tenant, member of Tenant’s household, or 
guest violates these Rules, the Landlord may take any of the following actions: 

●​ Issue a written warning. 
●​ Charge reasonable fees or fines for rule violations. 
●​ Remedy the violation and bill the Tenant for costs. 
●​ Tow or remove vehicles at Tenant’s expense if parking or vehicle rules are violated. 
●​ Seek termination of tenancy for repeated or serious violations as allowed by Mont. Code Ann. § 

70-24-422. 

All costs, charges, or damages assessed under this section are considered additional rent and may be 
collected or deducted from the security deposit in accordance with Montana law. 

 

Right to Modify Community Rules 

These Community Rules are part of the Rental Agreement and may be reasonably modified, amended, or 
supplemented by Landlord from time to time in accordance with Mont. Code Ann. § 70-24-311. Any 
modifications will be effective after written notice is delivered to all Tenants. 
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By signing below, all tenants agree that they have read, understand, and agree to abide by all Community 
Rules outlined herein. 

​
Tenant Info and Signatures 

Signature:                                                                                                                             

Print Name:                                                                                                                             

Date Signed:     

 

Landlord Signatures 

Signature:                                
 

Print Name:                                
 

Date Signed:  
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RESIDENTIAL LEASE AGREEMENT 

The Lariat Community 

 

BETWEEN: 

 

(the "Landlord")  

- AND-  

_____________________________________ 

(collectively and individually the "Tenant")  

(individually the “Party” and collectively the “Parties”) 

 

NOTICE: THIS AGREEMENT IS SUBJECT TO ALL APPLICABLE PROVISIONS OF THE MONTANA 
RESIDENTIAL LANDLORD AND TENANT ACT OF 1977, TITLE 70, CHAPTERS 24, 25, 26, 

MONTANA CODE ANNOTATED.  

  

IN CONSIDERATION OF the Landlord leasing certain premises to the Tenant and other valuable 
consideration, the receipt and sufficiency of which consideration is hereby acknowledged, the 
Parties agree as follows: 

1.​ Community and Site Information 

1.1.​ The Landlord agrees to rent to the Tenant the property described as: ______________ 
_________________________________________________________(the "Property").  

1.2.​ The only person(s) living in the Leased Premises is/are: _________________________ 
______________________________________________________________________ 

1.3.​ Subject to the provisions of this Lease, apart from the Tenant(s) and occupants, no other 
persons will live in the Property without the prior written permission of the Landlord. Any 
changes in occupancy will require the written consent of the Landlord. 

1.4.​ The Tenant will use the Property only as a residence.  

1.5.​ No guests of the Tenants may occupy the Property for longer than two weeks within 1 
calendar year without the prior written consent of the Landlord.  

1.6.​ Premises 

1.6.1.​ Site site is equipped with the following Electrical Service: ___100 Amps  ___200 Amps 
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1.6.2.​ Subject to the provisions of this Rental Agreement, Tenant agrees to lease from Landlord 
the following: 

____Site - The home at this location is owned by the occupant 

____Site - The home at this location is currently on a rent to own agreement with  

_____________________ 

____Site and Home 

2.​ Term 
2.1.​ The term of the Lease commences on _____________________________ and ends on 

_____________________________. Upon expiration of this term by default, the lease shall 
automatically renew on a month-to-month basis. 

2.2.​ Any notice to terminate this tenancy must comply with the applicable legislation of the State 
of Montana (the "Act").  

2.3.​ If the Tenant terminates the Lease for any reason during the lease term, the Tenant agrees to 
pay a Lease Termination Fee equal to one month’s Rent, $______________. The Tenant 
must provide the Landlord with 30 days’ written notice to terminate the Lease agreement 
early. 

2.3.1.​ Payments received by the Landlord when there are arrearages shall be credited first, to any 
outstanding balances or fees, and then applied to the current amount due. 

2.3.2.​ The Tenant agrees to pay the rent when due on time, without demand. All additional fees 
set forth throughout this Lease Agreement, are considered to be additional rent. Upon the 
non-payment of additional rent, the Landlord will have the same rights to proceed against 
the Tenant for the collection or eviction as if the Tenant defaulted on the rental payment. 

2.3.3.​ The Landlord may increase the Rent for the Property upon providing to the Tenant such 
notice as required by the Act. 

3.​ Financials - Rent, Charges, Deposits 
3.1.​ Subject to the provisions of this Lease, the rent for the Property is $_________________ per 

month (the "Rent").  

3.2.​ Late Fees: The Tenant will pay the Rent on or before the first (1st) day of each and every 
month of the term of this Lease to the Landlord.​
Money order or certified check mailed to: 

The Tenant will be charged an additional amount per infraction: 

$_________, 5% of monthly rent for any unpaid Rent or other charges not received 5 days 
after the due date. 
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$_________, 5% of monthly rent for any unpaid Rent or other charges not received 19 days 
after the due date. 

$35.00 for all returned payments, returned due to non-sufficient funds or any reason 
determined by the Tenant's financial institution. 

The Tenant has prepaid future rent payments totaling: ____________________ 

3.3.​ Conditionals: (a) Tenant shall pay Landlord the following charges in connection with the 
installation of the Home on the Site or removal of the Home from the Site: 

Landlord transporting the Home on or off the Site: $4500 

Connecting or disconnecting utility services: $1500 

3.4.​ NOTE: Any charges in this paragraph must reflect actual material and labor costs and shall 
be filled in or amended as appropriate. 

3.5.​ Tenant agrees to pay the monthly rent, other charges, and monthly municipal permit fees to 
Landlord in advance of or on the 1st day of each month during the tenancy. Tenant's failure to 
make full payment of the monthly rent and additional fees by the date set forth shall constitute 
a breach of this Rental Agreement. 

3.6.​ Payment Methods: Rent must be paid by one of the following methods, unless payment is 
being remitted by a third-party: automated clearing house (ACH), Paylease (available at 
Walmart, among other locations) (or a similar program that allows Tenant to provide cash to 
the program service provider resulting in an electronic payment being made from the program 
to Landlord), or through the resident portal, for which Tenant has been or will be provided a 
login by Landlord. In the event all or a portion of rent is being paid by or through any third 
party as rental assistance, payment must be by certified, cashier’s, or business check or 
money order and mailed or delivered to the Community or Main office. 

3.7.​ NSF Charges: Any payment by Tenant that is returned due to insufficient funds, or for any 
other reason, Tenant will be charged a fee of $150.00 per occurrence as stated in the 
Residential Rental Agreement. If Landlord incurs any other costs or fees as a result of 
Tenant’s payment being returned due to insufficient funds or for any other reason, Tenant will 
also be charged the actual cost incurred by Landlord as a result. These fees and costs may 
be deducted from Tenant’s security deposit. 

3.8.​ Partial Payments: Landlord reserves the right not to accept partial payment of rent, at any 
time and from any source, and to demand full payment in order for Tenant to stay or become 
current on Tenant’s payment obligations under this Agreement. Landlord’s decision not to 
accept partial payment does not constitute a waiver by Landlord of Landlord’s obligation to 
pay all amounts due under this Agreement. 

3.9.​ Acceptance of Rent: Tenant acknowledges and agrees that if Landlord files for an eviction, 
the eviction may not be dismissed solely because the Landlord accepts past due rent from 
Tenant after the termination of the tenancy. 
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3.10.​ Security Deposit: $_______________ Upon execution of this Rental Agreement, Tenant shall 
deposit with Landlord the Security Deposit as security for the performance by Tenant of all the 
terms and conditions of this Rental Agreement. Tenant has seven days after the 
commencement of the Tenancy to inspect the Premises and notify Landlord of any damages 
or defects in the Premises which existed before the commencement of the Tenancy. If no 
notice is given by Tenant within the seven-day period, it shall be presumed that no such 
damage existed, and that Tenant received the Premises in good order and repair. Landlord, at 
its option, may withhold from the security deposit amounts permitted under Montana Code 
Annotated § 70-25-201. 

4.​ Utilities and Services 
4.1.​ Utilities: Tenant agrees to contact the appropriate utility company(s)to place service into the 

tenant’s name. Failure to do so will result in $100 utility administrative fee per bill. Tenant’s 
failure to pay a utility bill for natural gas or electricity which results in the shut off or 
threatened shut off that utility, Tenant’s failure to commence in Tenant’s name natural gas or 
electric utility service, or Tenant causing the natural gas or electric utility service to be taken 
out of Tenant’s name during the term of this Agreement or while Tenant is residing on the 
Premises shall be sufficient reason for Landlord to (1) charge the utility administrative fee, 
and (2) terminate the tenancy. In any such event, if Landlord is charged by the utility for any 
natural gas or electricity to Tenant’s Site, Landlord will bill Tenant for all such amounts. Such 
amounts billed by Landlord to Tenant, including the utility administrative fee, are deemed 
additional rent and must be made to Landlord within ten (10) days of being billed such 
amounts or with the next monthly rent payment, whichever is later. 

4.2.​ The below table outlines who is responsible for the payment of the following utilities and other 
charges in relation to the Property: 

Utility Included in Rent Charged Separately Notes/Details 

Electricity:    

Natural Gas:    

LP Gas:    

Water:    

Data/Internet:    

Television:    

Pest Control:    

Security Systems:    

Sewer:    
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Garbage/Trash:    

Other Service or 
Utility: 

   

 

If no box is checked above, no services are furnished by Landlord and included in the rent. 

4.3.​ Utility Disclaimer 

4.3.1.​ Any increase in charges by a utility provider shall be the responsibility of the Tenant. If a 
change in utility provider or biller occurs during the term of the Rental Agreement, Tenant 
agrees to pay the new provider for utility services. 

4.3.2.​ Tenant shall promptly pay for all utility services when due. Any services furnished by 
Landlord and billed to Tenant shall be paid by Tenant as additional rent with the next 
payment of monthly rent due after receipt of Landlord's bill. If any services are to be 
provided by Landlord, then Landlord shall make all reasonable efforts to provide such 
services, but in no event shall Landlord be liable for damages, nor shall the rent be abated 
or subject to offset or deduction for temporary failure to furnish or any delay in furnishing 
any of the services, nor shall the temporary failure to furnish any services be construed as 
a constructive eviction of Tenant or relieve Tenant from the duty of observing and 
performing all of the provisions of this Rental Agreement. Landlord shall make all 
reasonable efforts to promptly restore services to the Site. Landlord shall have the right to 
transfer the responsibility for services shown provided by Landlord and not included in the 
rent to a municipal or other utility company, and upon notice of such transfer, Tenant agrees 
to pay the new provider for such service and Landlord shall thereafter not be responsible 
for the furnishing of any such service. If Tenant fails to pay any charges when due, Tenant 
shall be in breach of this Rental Agreement. 

4.3.3.​ Tenant shall be responsible and pay for connecting and/or disconnecting all utilities from 
the Home to the utility connection points provided by the Community, including the cost of 
parts needed for connections. All utility connections shall be done in accordance with all 
applicable codes and industry standards. Tenant shall maintain an adequate amount of 
protection in cold weather to prevent damage to the water supply lines and any valves and 
metering equipment that it may contain. Tenant shall be responsible for any damage 
resulting from Tenant's failure to maintain a reasonable amount of protection. 

4.3.4.​ Tenant shall comply with all present and future laws and regulations regarding the 
collection, sorting, separation, and recycling of waste products, garbage, refuse, and trash 
("Recycling Laws"). Tenant shall pay any cost which may be imposed upon Tenant directly 
as a result of the imposition of or change in any Recycling Laws and if such costs are 
imposed upon Landlord for the benefit of all of the Tenants of the Community, then Tenant 
shall pay a proportional share of such costs. Tenant shall also pay all costs, fines, 
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penalties, or damages that may be imposed on Landlord or Tenant by reason of Tenant's 
failure to comply with Recycling Laws or the provisions of this paragraph. Tenant expressly 
acknowledges that all the costs in connection with Recycling Laws are not included in the 
rent. 

4.3.5.​ The Site has the electrical service shown on page 1. Tenant acknowledges that changes to 
electrical service amperage or an increase in water riser size, if requested by Tenant in 
writing, will be performed at Tenant's expense by Landlord only or by a licensed contractor 
acceptable to Landlord. 

5.​ Renewal and Holdover 
5.1.​ Prior to the expiration of the Term of this Rental Agreement, Landlord and Tenant may enter 

into a new rental agreement or an extension of this Rental Agreement. If Landlord intends to 
change the terms or conditions of tenancy, Landlord shall notify Tenant in writing of such 
changes at least 30 days before the effective date of the changes, as required by Mont. 
Code Ann. § 70-24-441. Tenant shall have 14 days after receipt of the notice to notify 
Landlord in writing of Tenant’s acceptance or rejection of the new rental agreement or 
extension. If Tenant rejects or fails to respond within that time, this Rental Agreement shall 
terminate on the last day of the rental term following the expiration of the notice period.If 
Tenant remains in possession of the Premises after the expiration or other termination of this 
Rental Agreement without Landlord’s consent, Tenant shall be considered a holdover tenant 
under Mont. Code Ann. § 70-24-429. In such case, Landlord may recover possession and 
may seek damages, including rent at up to three times the fair rental value for the period of 
holdover, in addition to any other damages or remedies allowed by Montana law. 

5.2.​ Notices of Termination of a Rental Agreement for One Year or Exceeding One Year: If the 
Rental Agreement term on page 1 is for more than one (1) year, then Landlord and Tenant 
agree that termination of the tenancy shall be governed by the Montana Residential Landlord 
and Tenant Act of 1977, including, without limitation, Mont. Code Ann. § 70-24-441 
(termination and notice requirements for rental agreements with a definite term), § 70-24-422 
(termination of periodic tenancies), and § 70-24-429 (landlord remedies for holdover and 
wrongful possession). Nothing in this Lease shall limit either party’s rights to terminate the 
tenancy under any other applicable provision of Montana law, including for nonpayment of 
rent, material noncompliance, or other statutory grounds. 

6.​ Uses, Ordinances, and Installations 
6.1.​ Allowed Use & Guests 

6.1.1.​ The Site shall be used only for the placement of the Home and for a private residence in 
the Home for all named Tenants and all named minor dependents of Tenant as set forth on 
Tenant's application and this Rental Agreement. 
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6.1.2.​ Any person other than listed on the Rental Agreement shall be considered a guest. Without 
the Landlord’s written consent, any guest's stay shall not exceed a total of fourteen days 
within any twelve-month period commencing with the first day of the guest’s presence. If 
Landlord grants written permission to extend the stay beyond fourteen days, Tenant shall 
pay to Landlord as additional rent $25.00 per day that the guest resides on the Site. Tenant 
shall be responsible for the acts of Tenant's other occupants and guests. Landlord shall 
have sole discretion to determine when a stay has exceeded fourteen days. Any person 
who is a guest and seeks to stay for more than fourteen days must be screened by 
Landlord using Landlord’s standard procedures. Any guest who does not meet screening 
criteria must vacate. 

6.2.​ Ordinances & Disallowed Uses 

6.2.1.​ Tenant shall not use or permit the use of the Site for (1) any business enterprise including 
daycare unless authorized in writing by Landlord, (2) any unlawful purpose, or (3) any 
purpose that will adversely affect the reputation of the Landlord, the Community, or its 
residents. Nothing in this section authorizes Landlord to terminate the tenancy of a Tenant 
based solely on the commission of a crime in or on the rental property if the Tenant, or 
someone who lawfully resides with the Tenant, is the victim, as defined by Montana Code 
Annotated § 46-18-243, of that crime. 

6.2.2.​ Tenant shall not use or keep in, on, or about the Site anything which would adversely affect 
insurance coverage of the Home or the Community. 

6.2.3.​ Tenant shall not make excessive noise or engage in activities that unduly disturb neighbors 
or other Tenants within the Community. Tenant shall not interfere with the Landlord’s or 
other Tenant’s right to the use and quiet enjoyment of the Property or create a nuisance. 
Nothing in this section authorizes Landlord to terminate the tenancy of a Tenant based 
solely on the commission of a crime in or on the rental property if the Tenant, or a person 
who lawfully resides with the Tenant, is the victim of that crime, as defined in Mont. Code 
Ann. § 46-18-243(2) and § 46-24-106(5). 

6.2.4.​ Tenant shall not keep in or about the Site any pet unless specifically approved in writing by 
Landlord and registered with the Community management. Landlord will administer this 
paragraph in conformance with Tenant’s rights under the Americans with Disabilities Act, 
the federal Fair Housing Act, and the Montana Human Rights Act (Mont. Code Ann. Title 
49, Chapter 2), which together prohibit housing discrimination and require reasonable 
accommodation for service animals and assistance animals. 

6.2.5.​ Tenant shall in every respect comply with the ordinances of the municipality in which the 
Site is located and shall obey all lawful orders, rules, and regulations of all governmental 
authorities. Tenant shall be responsible for any fines or other charges imposed on the 
manufactured home community or imposed by any level of government as a result of the 
Tenant’s actions or inactions. 
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6.3.​ Fixtures and Accessory Buildings 

6.3.1.​ Tenant shall not attach or affix anything to the exterior of the Home or construct any 
accessory structure on the Site, including any garage, shed, broadcast antenna greater 
than twelve feet high, satellite dish with a diameter greater than one-meter, solar panel or 
wind turbine, exterior wood burning furnace or similar heating source, or other device 
without the prior written consent of Landlord. If Landlord consents, work shall be done in 
accordance with all applicable codes and regulations. Tenant shall not make any change to 
the exterior color of the Home or to any accessory structure on the Site without the prior 
written consent of Landlord. Tenant acknowledges that most construction requires a 
building permit. Tenant will obtain all required permits. The Site as described ends at the 
roof line. The Rental Agreement does not include an easement for light or solar access as 
this matter is specifically reserved by Landlord. 

6.3.2.​ Any accessory building that is not affixed to the ground is considered personal property and 
Tenant shall remove the accessory building upon removal of the Home unless there is a 
separate agreement to the contrary. If the accessory building is affixed to the ground, it is 
considered a fixture and shall not be removed and becomes property of Landlord when 
Tenant vacates. 

6.4.​ Installation of Home 

6.4.1.​ Tenant shall, within 15 days after the installation of the Home on the Site, install a "skirt" 
around the full perimeter of the Home which shall be first approved by Landlord. Skirting 
around the Home shall be properly maintained by Tenant during the entire Rental 
Agreement term in accordance with the standards at the time of original installation. 

6.4.2.​ Home shall be installed by a licensed and insured installer to applicable state standards. 

6.4.3.​ Except as otherwise stated in this paragraph, Tenant shall not cause or permit any 
flammable or explosive material, oil, radioactive material or hazardous or toxic waste or 
substance to be brought upon, used, stored, or dumped on the Site or the Community. 
Tenant shall be responsible for any required repair, clean-up or detoxification of the Site 
caused by Tenant and shall indemnify Landlord from any liability, claim or expense. Proper 
use and storage of gasoline, gas cans, oil, lighter fluid, other flammables, or LP tanks is 
required. The foregoing covenant and indemnity shall survive the termination of this Rental 
Agreement. 

6.5.​ Trees, Shrubs, and Other Foliage: Upon the termination of this Rental Agreement, all trees, 
shrubs, and plants placed upon the Site by Tenant and all additions and improvements to the 
Site by Tenant shall remain upon the Site and shall be the property of Landlord unless there 
is a separate written agreement to the contrary. 

6.6.​ Ownership and Residency: The Rental Agreement is predicated upon an agreement between 
Landlord and Tenant(s) regarding who owns and occupies the home; therefore, Tenant shall 
not either intentionally or unintentionally alter or change the identity of or increase or 
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decrease the number of occupant(s) and/or owners of the Home from those who were listed 
on the initial or any subsequent Rental Agreement. Written approval of Landlord is needed 
prior to any change in ownership or occupancy of the Home. 

7.​ Application 
7.1.​ Tenant attests that all representations made in the application for this Rental Agreement are 

incorporated into this Rental Agreement and made a part of it. Tenant represents and 
warrants that all information contained in the application is true and understands that this 
information was given as an inducement for Landlord to enter into this Rental Agreement and 
therefore constitutes a material covenant. If any information contained in the application for 
rental is not true, correct, and complete, Tenant shall be in breach of this Rental Agreement 
and Landlord shall have the right to terminate this Rental Agreement and evict Tenant. 

8.​ Condition and Repairs 
8.1.​ Pursuant to Mont. Code Ann. § 70-24-303(1)(b), before entering into this Rental Agreement 

or accepting any security deposit or rent, Landlord shall disclose to Tenant in writing any 
known building code or housing code violation that affects the dwelling unit or the premises, 
that presents a significant threat to the health or safety of the prospective tenant, and that has 
not been remedied. 

8.1.1.​ The Landlord has actual knowledge of the violation. 

8.1.2.​ The violation affects the dwelling unit that is the subject of the prospective rental agreement 
or a common area of the premises. 

8.1.3.​ The violation presents a significant threat to the prospective tenant’s health or safety. 

8.1.4.​ The violation has not been corrected. 

8.2.​ Maintenance and Repair 

8.2.1.​ Tenant shall at all times during the Rental Agreement Term keep the Home and any other 
improvements on the Site in good condition and repair including regular mowing and snow 
removal. Tenant shall keep the Home leveled (including re-leveling, should the need arise 
during Tenant’s tenancy, due to the action/inaction of Tenant or any of Tenant’s guests or 
invitees) and all exterior surfaces well maintained. 

8.2.2.​ Any broken windows shall be immediately repaired. 

8.2.3.​ Tenant shall keep the Home and Site in clean and tenantable condition and shall not permit 
any garbage, rubbish, refuse or dirt of any kind to accumulate in or about the Site or the 
Community. 
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8.2.4.​ Tenant must maintain utility services by staying current with utility payments and the 
maintenance of the utility infrastructure of the Home. 

9.​ Common Areas 
9.1.​ Closings and Discontinuance: Landlord may at any time, give a 24-hour notice to close any of 

the private streets and walkways of the Community or any part of the Community to make 
repairs or changes, to prevent the acquisition of public rights in such area, to discourage 
non-resident parking, or for any other reason. Tenant acknowledges that the areas and 
facilities of the Community which are available from time to time for the common use of all 
tenants of the Community are being made available on a gratuitous basis and are not part of 
the Premises leased and the right to use these areas and facilities may be discontinued by 
Landlord at any time in its sole discretion, and discontinuance shall not be a default by 
Landlord under this Rental Agreement and shall have no effect on the rent to be paid or other 
obligations of the Tenant. 

9.2.​ Acknowledgement 

9.2.1.​ Landlord shall not be responsible for any loss or damage to Tenant’s property in common 
areas or facilities or to any other person using them, except if the damage or injury is 
caused by the negligent acts or omissions of Landlord. 

9.2.2.​ Tenant using common areas and facilities does so at Tenant’s own risk. 

10.​ Rules and Regulations 
10.1.​ Tenant shall observe and comply with the rules and regulations attached to this Rental 

Agreement. Tenant acknowledges that he or she has been furnished a copy of this Rental 
Agreement and the rules and regulations to inspect before paying any earnest money or 
security deposit or executing this Rental Agreement and further acknowledges receipt of a 
copy of this Rental Agreement and rules and regulations. 

10.2.​ Landlord reserves the right to add to or amend the rules and regulations after giving Tenants 
28 days advance written notice of any changes. 

10.3.​ Should Tenant neglect or fail to perform and observe any of the rules and regulations, Tenant 
will be in breach of this Rental Agreement. 

10.4.​ In the event of a conflict between this Rental Agreement and the rules and regulations, the 
provisions of this Rental Agreement will control. 
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11.​ Additional Charges 
11.1.​ Acknowledgement: Tenant shall pay Landlord the charges set forth in this section as 

additional rent and within 10 days after Landlord's billing. Tenant's failure to pay any of the 
following charges shall be a breach of this Rental Agreement. 

11.2.​ Municipal Tax 

11.2.1.​ On or before the date when Tenant is required to pay the monthly rent, Tenant shall pay the 
monthly municipal permit fee designated herein and any personal property tax or any other 
tax and/or assessment imposed by any governmental agency or political subdivision for the 
right to use the Site for the siting of a manufactured/mobile home. 

11.2.2.​ Landlord shall notify Tenant in writing of any change in fees or taxes and Tenant shall 
adjust payments accordingly; such adjustments will be made when changed by the 
municipality or other government agency, regardless of when in the lease term such 
changes. 

11.3.​ Maintenance 

11.3.1.​ If required maintenance is not performed by the Tenant, Landlord may, but shall have no 
obligation to, perform maintenance and Tenant shall pay Landlord the following 
maintenance charges: 

Snow Removal: $100 per occurrence 

Lawn Care: $100 per occurrence 

11.4.​ Debris Removal: If Tenant leaves garbage or trash in Home, on Site, or in common areas 
which is not designated for the deposit of garbage or trash, Tenant will be charged a fee of 
$250.00 plus disposal costs accrued by Landlord to remove the garbage or trash. These fees 
and costs may be deducted from Tenant’s security deposit. 

11.5.​ Tree Trimming: Any and all trimming of trees, limbs, and branches that are deemed owned by 
Landlord shall not be cut, trimmed, or removed without express written permission from 
Landlord. Not following this procedure may result in legal action against Tenant for 
destruction of property. 

11.6.​ Miscellaneous Fees: Tenant shall pay Landlord the following miscellaneous charges: 

Home inspection fee: $75 per occurrence 

11.7.​ Emergency Services - Incurred Costs and Fees 

11.7.1.​ Tenant shall pay for any charges or fines levied on Landlord for frivolous or unnecessary 
calls to police, fire or other services that are attributable to Tenant(s), Tenant’s occupants, 
guests, or invitees. 

11.7.2.​ Nothing in this section authorizes Landlord to terminate the tenancy of a Tenant based 
solely on the commission of a crime in or on the rental property if the Tenant, or someone 
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who lawfully resides with the Tenant, is the victim, as defined by Montana Code Annotated 
§ 46-18-243, of that crime. 

12.​ Assignment and Subletting 
12.1.​ Tenant shall not assign this Rental Agreement or sublet the Premises or any part thereof or 

permit any part of the Premises to be used or occupied by anyone other than those persons 
listed as a Tenant or Occupant. 

13.​ Transfer or Removal of Home 

13.1.​ Prior to Transfer or Removal of Home, Tenant Shall Comply with All of the Following 
Provisions: 

13.1.1.​ Tenant must provide Landlord the opportunity to inspect the Home before the sale. 
Landlord’s inspection is for purposes of compliance with habitability and community 
standards and in no way creates any warranty or expectation of home performance. If 
Landlord suspects issues of habitability, Landlord may require further inspection by a third 
party. All required repairs must be completed by Tenant at least 10 days prior to the sale of 
the Home. In the event any repair is unsatisfactory, Landlord reserves the right to require 
that the work be done by a qualified contractor. A copy of the inspection report shall be 
made available to any buyer by Tenant. 

13.1.2.​ Tenant acknowledges that a buyer cannot occupy the Home on the Site before buyer 
completes and submits to Landlord and Landlord approves their application for rental and 
enters into a rental agreement. Tenant acknowledges that Landlord has the right to screen 
any prospective buyers. Tenant acknowledges that any disapproval of the buyer’s 
application by Landlord is based on screening criteria of the Landlord and not because 
there has been a change in ownership of the Home or the age of the Home. 

13.1.3.​ No rent to own or similar transactions which result in the seller retaining title to the Home 
while not occupying the Home or while not in a valid rental agreement with Landlord are 
permitted. 

13.1.4.​ Any transporter of the home must provide proof of insurance acceptable to Landlord and 
any other reasonable requirements of Landlord. 

14.​ Insurance and Liability of Tenant 
14.1.​ Use of Premises and Liability Acknowledgement: Tenant's use of the Premises shall be at 

Tenant's sole risk and Tenant acknowledges that it is the responsibility of Tenant to obtain 
personal property, personal liability, accident, and other insurance coverage adequate to 
protect Tenant and Tenant's personal property and to cover living expenses in the event 
Tenant is unable to live in the Home on the Site. 

Version  2025-09-22
79

Agenda #11.



Residential Lease Agreement - The Lariat Community​                                         Page 13 of 36  

14.2.​ Insurance Requirements 

14.2.1.​ Tenant Owned Home: If the Home is owned by Tenant, Tenant shall be responsible for 
insuring the Home with a homeowner’s policy. The policy must have at least $100,000 
(one- hundred-thousand-dollars) in liability coverage. 

14.2.2.​ Rental Home: If the Home is rented or on a rent-to-own contract with landlord by Tenant, 
Tenant shall be responsible for providing renters insurance for the unit. The policy must 
have at least $100,000 (one- hundred-thousand-dollars) in liability coverage. 

14.3.​ Damages to Site and Community 

14.3.1.​ Tenant shall be liable for all damage to the Site and the Community caused by Tenant, 
Tenant's other occupants, guests and invitees and shall pay for all repairs necessitated by 
same. 

14.3.2.​ Nothing in this section authorizes Landlord to terminate the tenancy of a Tenant based 
solely on the commission of a crime in or on the rental property if the Tenant, or someone 
who lawfully resides with the Tenant, is the victim, as defined by Montana Code Annotated 
§ 46-18-243, of that crime. 

14.4.​ Proof of Insurance 

14.4.1.​ Tenant will provide Landlord with a certificate of insurance for Tenant’s homeowner’s or 
renter’s insurance (whichever applies) upon every lease renewal. Tenant will not allow such 
policy to expire during the lease term. Failure to obtain and maintain a policy will be treated 
as a material breach of this Agreement. 

14.4.2.​ Tenant shall provide proof of homeowner’s OR renter’s insurance with the required limited 
liability addition within 30 (thirty) days of the signing of this Agreement and addendum. 

14.4.3.​ Failure to provide proof of insurance as required above may result in Landlord obtaining 
liability insurance on Tenant’s Home The fee for this coverage will be $ 15.00 (fifteen 
dollars) per month comprised of a $10.50 liability insurance cost and a $4.50 administrative 
fee. The fee will be added to Tenant’s ledger and will be due monthly with regular rent. 
Once required insurance is provided to landlord, landlord will remove this recurring monthly 
fee. This liability coverage provided by Landlord under this subparagraph does not cover 
any of Tenant’s personal property, belongings, or claims for personal injury made by the 
tenant. 

15.​ Non-Liability of Landlord 
15.1.​ Landlord, Excerpt for it’s Negligent Acts or Omissions, Shall not be Liable for Injury, Loss, or 

Damage which Tenant may Sustain from the Following 

15.1.1.​ Landlord, except for its negligent acts or omissions, shall not be liable for injury, loss, or 
damage which Tenant may sustain from the following: 
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15.1.1.1.​ (a) theft, burglary, or other criminal acts committed by a third party in or about the Premises, 
(b) delay or interruption in any service from any cause, (c) fire, water, rain, frost, snow, gas, 
odors, or fumes from any source, (d) injury or damages caused by bursting or leaking pipes 
or back-up of sewer drains and pipes, (e) disrepair or malfunction of the Premises, 
appliances, and/or equipment unless Landlord was provided with prior written notice of the 
problem by Tenant. 

15.1.1.2.​ Tenant holds Landlord harmless from any claims or damages resulting from the acts or 
omissions of the Tenant, Tenant’s occupants, Tenant’s guests, or invitees. 

15.2.​ Acts of God 

15.2.1.​ Non-liability of landlord includes “acts of god”, damnum fatale is a natural hazard outside of 
human control. Any such damages to the resident’s property, home, car etc. shall be 
handled by the residents’ homeowners or renters’ insurance policy. 

15.2.2.​ Landlord does assume responsibility or accept independent contractors’ bills forwarded for 
removal or damages resulting from an act of god or unforeseen event out of human control. 

16.​ Entry by Landlord 

16.1.​ Landlord may enter the Premises, with or without Tenant’s consent, at reasonable times upon 
12-hour notice to inspect the premises, make repairs, show the Premises to prospective 
tenants or purchasers, or comply with applicable laws or regulations. 

16.2.​ Landlord may enter without advance notice when a health or safety emergency exists, or if 
Tenant is absent and Landlord believes entry is necessary to protect the Premises from 
damage. 

16.3.​ Landlord and/or utility providers may access the site, without advance notice, for reading or 
inspecting utility meters, or making repairs to equipment not owned by Tenant. 

16.4.​ Improper denial of access to the Premises is a breach of this Rental Agreement. 

16.5.​ Pursuant to Mont. Code Ann. § 70-24-312, Landlord may enter the Premises at reasonable 
times after providing at least 24 hours’ notice, or without notice in case of emergency. If 
Tenant fails to permit access to the Premises (site or, if rental home, site and home) after 
such notice is properly given, Tenant will be charged a fee of $150.00 for each occurrence 
and may be subject to termination of tenancy as provided under Mont. Code Ann. § 
70-24-422(1)(a) (material noncompliance with the rental agreement). Tenant will also be 
charged for any damages and/or costs incurred by Landlord as a result of Tenant’s failure to 
allow access to the Premises. These fees and costs may be deducted from Tenant’s security 
deposit in accordance with Mont. Code Ann. §§ 70-25-201 and 70-25-202. 
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17.​ Notices & Waivers: Abandonment; Criminal Activity; and 
Domestic Abuse Protections 

17.1.​ Waiver 

17.1.1.​ It is expressly agreed by the parties, that after the service of notice or the filing of an 
eviction, or after final judgment for possession of the Premises, Landlord may receive and 
collect any rent due, and the payment of rent shall not waive or affect the notice, suit or 
judgment. 

17.1.2.​ Waiver of a breach of any term, condition, or covenant of this Rental Agreement by either 
party shall be limited to the particular instance and shall not be deemed to waive past or 
future breaches of the same or other terms, conditions or covenants. 

17.1.3.​ Vacating or abandoning the Premises does not relieve Tenant of the obligation to pay any 
amounts due under this Rental Agreement or any amounts which may become due under 
this Rental Agreement. 

17.2.​ Property Left Behind 

17.2.1.​ If Tenant is evicted from the Premises, vacates the Premises upon termination of this 
Agreement or upon agreement with Landlord, or removes from the Premises under any 
circumstances which are not the foregoing for a period of three weeks or longer, and leaves 
personal property at the Premises, Landlord may presume that the Tenant has abandoned 
the property and may dispose of the property in any manner that the Landlord, in its sole 
discretion, determines is appropriate. 

17.2.2.​ Landlord will not store personal property left behind except prescription medication and 
medical equipment, which will be stored for 7 days from the date of discovery and which 
Landlord will give to Tenant upon demand within such 7 days. 

17.2.3.​ No notice will be provided for abandoned personal property, except if the abandoned 
property is a manufactured/mobile home or titled vehicle, in which case Landlord will, prior 
to disposal, give Tenant and any secured party of which Landlord has actual notice, written 
notice of intent to dispose of the manufactured/mobile home and/or titled vehicle, by regular 
or certified mail addressed to the person’s last-known address. 

17.2.4.​ If Tenant leaves behind any personal property, including Home, after vacating or if Tenant’s 
personal property is removed by the Sheriff and/or a moving company pursuant to an 
eviction, Tenant will be charged the actual costs incurred by Landlord to remove and/or 
dispose of Tenant’s personal property. These costs may be deducted from Tenant’s security 
deposit. 

17.3.​ Criminal Activity Prohibited 
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17.3.1.​ Tenant, any member of Tenant’s household, guest, or invitee shall not engage in, or allow 
others to engage in, any criminal activity, including drug-related criminal activity, in the 
Premises or on the Property. 

17.3.2.​ Pursuant to Mont. Code Ann. § 70-24-321(2) and § 70-24-422(1)(b), Landlord may 
terminate the tenancy of Tenant, without giving Tenant an opportunity to remedy the default, 
by delivering written notice requiring Tenant to vacate on or before a date at least three (3) 
days after the giving of the notice, if Tenant, a member of Tenant’s household, or a guest or 
other invitee of Tenant engages in any of the following: 

17.3.2.1.​ criminal activity that threatens the health or safety of, or right to peaceful enjoyment of the 
Premises by, other tenants; 

17.3.2.2.​ criminal activity that threatens the health or safety of, or right to peaceful enjoyment of their 
residences by, persons residing in the immediate vicinity of the Premises; 

17.3.2.3.​ criminal activity that threatens the health or safety of Landlord or an agent or employee of 
Landlord; or 

17.3.2.4.​ drug-related criminal activity, including the manufacture, sale, or distribution of a controlled 
substance, on or near the Premises. 

17.3.3.​ This section does not apply to a Tenant who is the victim of the criminal activity, as defined 
in Mont. Code Ann. § 46-18-243(2) and § 46-24-106(5). It is not necessary that there be an 
arrest or conviction for Landlord to exercise rights under this section. Nothing in this Lease 
authorizes Landlord to terminate the tenancy of a Tenant based solely on the commission 
of a crime in or on the rental property if the Tenant, or someone who lawfully resides with 
the Tenant, is the victim of that crime. 

17.4.​ Notice of Domestic Abuse Protections 

17.4.1.​ As provided in Mont. Code Ann. § 70-24-321(2)(b) and § 70-24-428, a Tenant may not be 
evicted solely because the Tenant, or a person who lawfully resides with the Tenant, is the 
victim of domestic abuse, sexual assault, or stalking, when the eviction action is based on 
conduct related to that abuse or assault and committed by another person. 

17.4.2.​ If the perpetrator was not the Tenant’s invited guest, or if the perpetrator was an invited 
guest but the Tenant has either: 

17.4.2.1.​ Obtained a court order of protection, no-contact order, or similar injunction barring the 
person from the Premises; or 

17.4.2.2.​ Provided a written statement to the Landlord stating that the person will no longer be an 
invited guest and has not subsequently invited the person back, 

17.4.3.​ Then the Tenant may assert these facts as a defense to an eviction action. 

17.4.4.​ In addition, under Mont. Code Ann. § 70-24-427(3), a Tenant who is the victim of domestic 
abuse, sexual assault, or stalking may have the right to terminate the rental agreement in 
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certain limited situations upon providing written notice and appropriate documentation, 
including a protective order or police report. 

17.4.5.​ If the Tenant has safety concerns, the Tenant should contact a local victim services provider 
or law enforcement agency. 

17.4.6.​ This notice is intended as a summary of Tenant rights; the specific language of the 
Montana statutes governs in all instances. 

18.​ Miscellaneous 
18.1.​ If the Home was purchased from Landlord or an affiliate of Landlord, Tenant acknowledges 

receipt of a copy of this Rental Agreement and rules and regulations prior to signing a 
purchase contract for purchase of the Home. 

18.2.​ Tenant agrees to vacate the Premises at the end of the Term or any extension and promptly 
vacate the Site, including removal of Home if owned by Tenant. 

18.3.​ If Tenant is more than one individual, then all such individuals shall be jointly and severally 
liable for the full amount of any payments due under this Rental Agreement and the 
performance of all obligations set forth in this Rental Agreement. 

18.4.​ Any heir, executor, administrator or assign cannot occupy the Home or Site without submitting 
an application for rental, being approved by the Landlord and entering into a rental 
agreement. Should a Tenant die, the Rental Agreement will terminate on the earlier of 60 
days after Landlord receives notice, is advised or otherwise becomes aware of Tenant’s 
death or, the expiration of the term of the Rental Agreement. Any other adult Tenant under the 
Rental Agreement remain bound by this Rental Agreement. 

18.5.​ If a co-signer is an additional signee, Tenant agrees that any renewal of this Rental 
Agreement is subject to continuation of the co-signer or substantiation by Tenant of Tenant’s 
ability to pay without such co-signer to the satisfaction of Landlord. 

18.6.​ Tenant at all times shall keep Landlord apprised of working telephone number(s). 

18.7.​ All vehicles on the Premise shall be drivable and have a current vehicle registration. No 
vehicle can be used for storage. 

18.8.​ In accordance with the Montana Uniform Electronic Transactions Act (Mont. Code Ann. Title 
30, Chapter 18, Part 1), Landlord and Tenant agree that documents related to this Lease may 
be delivered by electronic means, including but not limited to email, provided that the Tenant 
has supplied Landlord with a valid email address. Documents that may be delivered 
electronically include: the rental agreement and any amendments, notices and disclosures 
required under the Montana Residential Landlord and Tenant Act (Title 70, Chapter 24, 
MCA), any accounting or refund of the security deposit, written promises to repair or improve 
the Premises, and notices of entry required under Mont. Code Ann. § 70-24-312. Electronic 
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delivery to the email address provided by the Tenant shall be deemed effective upon 
transmission, unless the Tenant has previously withdrawn consent to electronic delivery by 
written notice to the Landlord. 

18.9.​ Severability of Rental Agreement Provisions: The provisions of this rental agreement are 
severable. If any provision of this rental agreement is found to be void or unenforceable, the 
unenforceability of that provision does not affect the other provisions that can be given effect 
without the invalid provisions. 

18.10.​ No provision in this Rental Agreement authorizes Landlord to terminate the tenancy of a 
Tenant based solely on the commission of a crime in or on the rental property if the Tenant, or 
someone who lawfully resides with the Tenant, is the victim of that crime, as defined in Mont. 
Code Ann. § 46-18-243(2) and § 46-24-106(5). 

18.11.​ Tenant may obtain information about the Montana Sexual or Violent Offender Registry and 
persons registered with the registry by contacting the Montana Department of Justice, Sexual 
or Violent Offender Registration Unit at (406) 444-7068 or by visiting the Department’s 
website at https://app.doj.mt.gov/svor. 

19.​ Governing Law 
19.1.​ This Lease will be construed in accordance with and exclusively governed by the laws of the 

State of Montana. Further, the parties agree, if there is a lawsuit, that jurisdiction and venue 
shall be in the county in which the real property, subject of this Agreement, is located. 

20.​ Severability 
20.1.​ If there is a conflict between any provision of this Lease and the Act, the Act will prevail and 

such provisions of the Lease will be amended or deleted as necessary in order to comply with 
the Act. Further, any provisions that are required by the Act are incorporated into this Lease.  

20.2.​ The invalidity or unenforceability of any provisions of this Lease will not affect the validity or 
enforceability of any other provision of this Lease. Such other provisions remain in full force 
and effect.  

21.​ Joint and Several Liability 
21.1.​ It is expressly understood that this Agreement is between the Landlord and each Tenant 

jointly and severally. Each Tenant will be responsible for timely payment of rent and liable for 
each other's acts, omissions and liabilities pursuant to this Lease. 
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22.​ Arbitration of Disputes 
22.1.​ Any dispute, claim, or controversy arising out of or relating to this Lease, the Premises, or the 

tenancy, including but not limited to claims for breach of contract, negligence, or other torts, 
shall be resolved by binding arbitration conducted in accordance with the Montana Uniform 
Arbitration Act (Mont. Code Ann. Title 27, Chapter 5). The arbitration shall be administered by 
a mutually agreed-upon neutral arbitrator, or if the parties cannot agree, by an arbitrator 
appointed under Montana law. 

22.2.​ The arbitration shall take place in the county where the Premises are located unless the 
parties agree otherwise. Each party shall bear its own attorney’s fees and costs, except as 
otherwise provided in this Lease or by applicable law. The arbitrator shall have authority to 
award all remedies available at law or in equity. 

22.3.​ Notwithstanding the foregoing, nothing in this Lease prevents Landlord from bringing an 
action for possession (eviction) or for collection of rent or other amounts due under this Lease 
in a court of competent jurisdiction. 

22.4.​ The parties acknowledge and agree that by entering into this Lease, they are waiving their 
right to a jury trial for disputes covered by this arbitration provision. 

22.5.​ In any action brought by the Tenant or Landlord to enforce any of the terms of this 
Agreement, the prevailing party in such action may be entitled to such reasonable attorney or 
arbitration fees and costs as the court or arbitrator shall determine just. 

23.​ Privacy Policy 
23.1.​ Non-Public Information 

23.1.1.​ Landlord collects non-public personal information about Tenant from the following sources: 

23.1.1.1.​ Information Landlord receives from Tenant on his or her application for rental or other forms; 

23.1.1.2.​ Information about Tenant’s transactions with Landlord, or affiliates or others 

23.1.1.3.​ Information Landlord receives from a consumer reporting agency. 

23.1.2.​ Landlord does not disclose any nonpublic personal information about Tenant or former 
tenants to anyone except as permitted by law or by Tenant. 

23.1.3.​ Landlord restricts access to non-public personal information about Tenant and former 
tenants to those employees who need to know that information to provide products or 
services to Tenant. 

23.1.4.​ Landlord maintains physical, electronic and procedural safeguards that comply with federal 
standards to guard Tenant’s non-public personal information. 

23.2.​ Utility Account Information: Tenant consents to Landlord obtaining utility account information, 
including any past due bills which Landlord may become responsible. 

Version  2025-09-22
86

Agenda #11.



Residential Lease Agreement - The Lariat Community​                                         Page 20 of 36  

24.​ Megan’s Law Disclosure 
24.1.​ Pursuant to the provisions of the Title 46, Chapter 23, Part 5 of the Montana Code Annotated, 

certain individuals are required to register their address with the local law enforcement 
agencies as part of Montana’s Sexual and Violent Offender Registration Act. In some 
communities, law enforcement offices will make the information concerning registered 
offenders available to the public. If you desire further information, please contact the local 
County Sheriff’s office, the Montana Department of Justice in Helena, Montana, and/or the 
probation officers assigned to the area.  
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25.​ Animal Agreement 
25.1.​ The Animal Agreement as detailed below is part of your Residential Rental Agreement. 
25.2.​ Check One 
25.2.1.​ _____I do not have any pets/animals of any kind living with me in my home or on my lot. 
25.2.2.​ _____I have the below identified animal(s). By signing below, tenant(s) are agreement to 

and understand the following: 
25.2.2.1.​ Tenant agrees to keep the animal under control at all times. 
25.2.2.2.​ Tenant agrees to clean up immediately after the animal and to dispose of any and all waste 

properly and immediately. 
25.2.2.3.​ Tenant agrees not to leave the animal unattended in the rental home and/or site for 

unreasonable periods of time. 
25.2.2.4.​ Tenant agrees not to leave the animal unattended in common areas. 
25.2.2.5.​ Tenant understands that tenant is responsible for the behavior of the animal at all times. 
25.2.2.6.​ Tenant agrees to comply with any and all municipal and county ordinances as well as state 

laws applicable to the animal including, but not limited to, licensing and immunizations. 
25.2.2.7.​ Tenant understands that Landlord may terminate Tenant’s tenancy as permitted by law if the 

animal causes a direct threat to others, causes physical harm to the property, and/or 
interferes with other tenants’ right to the quiet use and enjoyment of the premises. 

25.2.2.8.​ Tenant understands that this Animal Agreement includes, but is not limited to, pets, Service 
Animals, Assistance Animals and Emotional Support Animals. 

25.2.2.9.​ Tenant understands that this Animal Agreement only applies to the animal listed below and 
that no other animal may be substituted for the animal listed below without prior written 
authorization of the Landlord. 

25.2.3.​ No additional animals are allowed to be kept on or about the property without the revocable 
written permission of the Landlord. Landlord may revoke privilege of any animals upon 
thirty (30) days’ notice. 

Name Type Breed Color Weight lb Sex Age Neutered 
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25.3.​ For Service Animals, Assistance Animals and Emotional Support Animals: In the case of 
injury, sickness, death, or any other reason for which Tenant, whom animal is prescribed to, is 
unable to care for the animal, Tenant appoints the following person(s) to remove and care for 
the assistance animal: 

Name: _______________________   Phone Number: ___________________ 
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26.​ General Site Regulations 
26.1.​ Site Up-Keep: Tenant is responsible for lawn care and shoveling of paved areas within the 

boundaries of the Site. Tenant is responsible for mowing and trimming of the grass on the 
Site a minimum of once per week during summer months. Snow shoveling shall be 
completed in a timely manner which means within 24 hours following a snowfall. 

26.2.​ Outside storage of building materials, appliances, car parts, tires, and other junk, debris, or 
excessive items is not permitted. If, in Community Management’s discretion, Tenant is 
keeping or storing items on the site that are not permitted, Tenant will be given written notice 
to remove or properly store items. If such notice is not complied with, Tenant may be given a 
5-day notice to cure or vacate. 

26.3.​ Trees and shrubs may damage community utilities or prevent free movement of homes in and 
out of the community. Therefore, trees and shrubs may only be planted with prior written 
consent of the Landlord. Tenant’s Rental Agreement also prohibits Tenant from removing any 
plantings unless Tenant has entered into a specific separate written agreement with Landlord. 

26.4.​ Satellite Dishes, Antennas, Solar Panels, Wind Turbines & Other Devices: Satellite dishes, 
antennas, ground based solar panels, wind turbines, or other devices are not permitted 
without written consent of Landlord. 

26.5.​ Fences and clotheslines may only be allowed after obtaining written approval from Landlord. 
Any approved fences and clotheslines must be in a safe location and of sturdy, stable 
construction. Fence pickets or panels may only be made from materials intended for fence 
construction and painted an appropriate color, in Landlord’s sole discretion. 

26.6.​ Before digging, driving rods or posts, check with the Landlord for the location of underground 
utilities. A call to Diggers Hotline is also required. 

26.7.​ Each Home must display the address (or lot number) clearly on the exterior of the Home 
facing the street. 

26.8.​ Prior approval from Landlord is required to install or construct any accessory building, 
structure, deck, ramp, or attachment to the Home, and the same must be in accordance with 
the state building and installation codes. If a permit is required, the Tenant shall obtain a 
permit after receiving written permission from the Landlord. A copy of the permit shall be 
provided to the Landlord. Any accessory structure must match the Home’s exterior color and 
siding material and must otherwise meet architectural and aesthetic approval of Landlord. A 
change of exterior color of the Home or accessory structure, deck or attachment will be 
approved only if the proposed color is in harmony with other existing Homes. All storage 
sheds or garages must have working doors that close. 

26.9.​ If storing firewood, it must be stacked no higher than four feet. It must be stacked in a safe 
manner, so it cannot topple over and must be located out of sight at the rear of the Home or 
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behind an approved accessory structure. If grass is killed by the wood pile, it is the 
responsibility of the Tenant to replace the grass when the firewood is removed. 

26.10.​ All rubbish must be put in fly-tight garbage cans or trash bags. Recyclables must be 
separated in accordance with local recycling regulations. Tenant agrees to regularly and 
properly dispose of garbage and recyclable materials. 

26.11.​ Failure to Properly Dispose of Recyclables (if applicable): It is the Tenant’s responsibility to 
separate all recyclable materials and deposit them in appropriate containers as required by 
law or local ordinance. If Tenant fails to separate recyclable materials and deposit them in the 
appropriate containers, Tenant will be charged a fee of $75.00 for each occurrence plus the 
actual cost incurred by Landlord to properly dispose of the recyclables. These fees and costs 
may be deducted from Tenant’s security deposit. 

26.12.​ If Tenant wishes to dispose of any large items, it is the responsibility of Tenant to make 
special arrangements, in accordance with local ordinance and laws, to dispose of such items. 
Any charges incurred by Landlord as a result of Tenant’s failure to comply with the above will 
be the responsibility of the Tenant. 

26.13.​ Window air conditioners are permitted if installed with wall brackets. Bracing from the ground 
is not an approved installation method. 

26.14.​ Tenant shall use only appropriate window coverings, such as drapes or blinds. Rugs, towels, 
blankets or sheets are not allowed. 

26.15.​ Damage to Property 

26.15.1.​ If the property is damaged as a result of the intentional acts, negligence, carelessness, or 
misuse by Tenant or Tenant’s guests, Tenant will be responsible for the repair costs 
incurred by Landlord. 

26.15.2.​ Tenant must reimburse Landlord for any repair costs within fifteen (15) days of billing. 

26.16.​ Vehicles and Recreational Equipment 

26.16.1.​ Parking: Only TWO cars are allowed for each lot. No other vehicles or recreational 
equipment (including but not limited to RVs, campers, boats, trailers, or ATVs) may be 
stored or parked on a Tenant’s lot without prior written consent of the Landlord. 

26.16.2.​ All vehicles must be parked in approved parking spaces. Vehicles may not be parked on 
the street anywhere in the community outside of the designated and marked parking 
spaces. 

26.16.3.​ If Tenant parks his/her vehicle anywhere other than designated area or space, Tenant will 
be charged a fee of $50.00 for each day that the vehicle is parked in a non-designated 
space. Inoperable vehicles and vehicles in the process of being repaired may not be kept 
on the Premises and the above-mentioned fee will also be charged to Tenant for each day 
that this rule is not followed. Tenant must ensure that all visitors follow the rules or risk 
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being charged the above-mentioned fees. These fees and costs may be deducted from 
Tenant’s security deposit. 

26.16.4.​ The speed limit in the community is TEN (10) mph. 

26.16.5.​ No unlicensed or non-operating vehicles are permitted. 

26.16.6.​ No semi-trailers are permitted in the community. 

26.16.7.​ Working on, repairing, overhauling and changing of oil is not permitted on the streets of the 
community, but is permitted on the paved portions of Sites in the community only if 
appropriate safeguards are employed to prevent oil, fuel or other pollutants from spilling 
onto the ground. Safety measures shall be taken to prevent accidental injury to others. No 
vehicle under repair can be unattended. No vehicle may be in the community while awaiting 
repairs if it is incapable of movement under its own power for more than 72 hours. 

26.17.​ Signs 

26.17.1.​ No signs other than political or “For Sale” signs may be displayed on or about a Home or its 
Site without the prior written approval of Landlord. Political signs may be displayed only 
during periods permitted under Montana election law (Title 13, MCA) and must be removed 
promptly after the election. “For Sale” signs are limited to one (1) sign per Home, must be 
placed in a window, and may not exceed 11 inches by 14 inches. 

26.18.​ Utilities 

26.18.1.​ Tenant is responsible for winterizing the Home, including properly working heat tape, and 
shall be responsible for any and all damages to the Landlord's equipment if freezing is 
caused by the Tenant's failure to properly winterize. Tenant shall not run water in the Home 
to prevent freezing. 

26.18.2.​ Foreign objects including but not limited to feminine hygiene products, paper towels, and 
toys must not be flushed down toilets. The Tenant will be responsible for unplugging and 
repairing sewer pipes and drains caused by foreign objects. 

26.18.3.​ Water meters are the property of the landlord. No one is allowed to tamper or alter any 
meter for any reason, including but not limited to diverting the flow of water or bypassing 
the meter. Tampering will be considered a breach of the rental agreement. The landlord or 
meter owner may reasonably estimate the usage for as long as the landlord or meter owner 
believes the meter was tampered with and charge the Tenant accordingly. If Tenant, a 
member of Tenant’s household, or Tenant’s guest tampers with the meters, Tenant will also 
be responsible for all costs to return the water service to its original condition. 

26.19.​ Home Set-Up 

26.19.1.​ Installation of the Home shall be the responsibility of the Tenant. Home installation shall be 
done in accordance with State and Federal installation standards. Home installation shall 
be performed by a licensed professional home installer. Home must have a separate water 
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shut-off valve installed for easy access. Any Home with an electric water heater must have 
a back-flow valve installed at the water heater 

26.19.2.​ connection point. 

26.19.3.​ All utility hook-ups must be done in accordance with local and state regulations. 

26.19.4.​ Before removing the Home from the community, Tenant must give at least 24-hour notice to 
the Landlord. Home movement must be done during business hours Monday thru Friday. 
Transporters shall provide the transportation permit and insurance to the Landlord. 

26.19.5.​ Hitches must be removed within 15 days of entering the park or whenever skirting is 
installed. 

26.19.6.​ Axles, wheels and other transportation components necessary for moving the Home may 
not be sold, leased or removed from the Site without the Landlord's permission. 

26.19.7.​ Steps must be constructed in accordance with state building codes and shall consist of 
materials resistant to the weather such as concrete or treated wood. Generally, all steps 
shall measure at least 3 ft. wide and a landing of at least 3 feet in the direction of travel 
shall be provided at the top of the stairs. The landing may not be more than 8 inches below 
the interior floor elevation. Stairs of more than 3 risers shall have at least one handrail. 
Handrails shall be provided on all open sides of stairs. (SPS 321.04) Exit steps must be 
provided at each exit door of the home. 

26.20.​ Pets/Animals 

26.20.1.​ Only house pets are allowed in the community. 

26.20.2.​ Tenant may have no more than three (3) pets total per Site. 

26.20.3.​ Cats and dogs must be registered with the landlord and Tenant must sign an Animal 
Agreement. 

26.20.4.​ Cats and dogs must have a license from the local municipalities and be current on 
vaccinations. Tenant must provide proof of license and vaccinations. 

26.20.5.​ Tenants must always maintain control over their pet so that the peaceful enjoyment of the 
community by all can be maintained. Pets must always be under the control of the Tenant 
via a leash when outdoors. 

26.20.6.​ Permitting pets to stray, allowing a pet to soil other Tenant's lots, creating unreasonable 
noise, being unruly or causing complaints from other Tenants shall be cause for eviction. 

26.20.7.​ Pet fees, if any, are listed in the rental agreement or on a separate Animal Agreement. 

26.21.​ Assistance Animals 

26.21.1.​ Only Tenants with disabilities are permitted to have assistant animals. An assistance animal 
is an animal that works, provides assistance, or performs tasks for the benefit of a person 
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with a disability, or that provides emotional support that alleviates one or more identified 
effects of a person’s disability. An assistance animal is not a pet. 

26.21.2.​ Tenants must complete a Request of a Reasonable Accommodation and Verification of 
Need for Reasonable Accommodation forms. Verification of Need forms must to be sent to 
the landlord directly from the licensed health care professional. A health care professional 
needs to be licensed in the state of Montana and act within the scope of his or her license 
or certification. The landlord has the right to verify directly with the health care professional 
regarding validity of the completed Verification of Need form. 

26.21.3.​ All assistance animals must be registered with the landlord. 

26.21.4.​ All assistance animals must have the proper licensing from the State of Montana and be 
current on vaccinations. Tenant must provide proof of license and vaccinations. 

26.21.5.​ Tenants must always maintain control over their assistant animal so that the peaceful 
enjoyment of the community by all can be maintained. Assistance animals must always be 
under the control of the Tenant via a leash when outdoors. 

26.21.6.​ Permitting pets to stray, allowing a pet to soil other Tenant's lots, creating unreasonable 
noise, being unruly or causing complaints from other Tenants shall be cause for eviction. 

26.22.​ Conduct 

26.22.1.​ Tenants are prohibited from lighting and using fireworks, and other explosives. 

26.22.2.​ Tenants are prohibited from using weapons of any nature in the park. This includes but is 
not limited to guns, rifles, shotguns, air pellet guns, BB guns, knives and tasers. 

26.22.3.​ Tenants will be held responsible for the conduct of all household members and guests. Be 
sure all Tenants, household members, and invited guests understand the community rules. 

26.22.4.​ Your site is designed for residential use and not for the conduct of a retail business or any 
other enterprise prohibited by zoning or other ordinances pertaining to the community. 

26.22.5.​ No outside fires are permitted except in a barbecue grill. No firepits or other woodburning 
fireplaces are permitted. After use of a barbecue grill, ashes and debris created by the grill 
must be disposed of properly. Follow local ordinances relating to the storage of any 
firewood. 

26.22.6.​ No swimming pools, hot tubs, or trampolines are permitted. If you wish to have any of these 
within your lot, please reach out to management. These will have to be approved by 
insurance beforehand. 

26.22.7.​ Tenant must comply with all local, state, and federal ordinances, laws, and regulations at all 
times. 

26.23.​ Acknowledgements 
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26.23.1.​ A VIOLATION OF THE ABOVE RULES AND REGULATIONS SHALL CONSTITUTE A 
MATERIAL VIOLATION OF TENANT’S RENTAL AGREEMENT AND IS GOOD CAUSE 
FOR TERMINATION OF TENANCY AND EVICTION OF TENANT(S). 
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27.​ Resident Owned Home Addendum 
27.1.​ THIS RESIDENT OWNED HOME ADDENDUM ("Home Addendum" or "Addendum") is 

attached to, incorporated into and made an integral part of the Residential Rental Agreement 
(as amended from time to time, the "Lease") between Community (Landlord) and Resident 
(Tenant). 

27.2.​ Addendum: Capitalized terms used in this Addendum shall have the meanings set forth in the 
Lease unless otherwise defined herein. Except as expressly modified in this Addendum, all 
terms and conditions of the Lease remain unchanged, and the provisions of the Lease are 
applicable to the fullest extent consistent with this Addendum. If a conflict between the terms 
of this Addendum and the Lease exists, the terms of this Addendum shall control the matters 
specifically governed by this Addendum. Any breach of the terms of this Addendum shall 
constitute a breach of the Lease to the same extent and with the same remedies available to 
Community as provided in the Lease otherwise available at law or equity. 

27.3.​ The HUD Code: Each Home in the Community must be built in accordance with the 
Manufactured Home Construction and Safety Act 1974 (as amended from time to time, the 
“HUD Code"). Homes built prior to 1976, which may not be in accordance with the HUD Code 
may, at Community's discretion, be "grandfathered" in by written agreement with Community. 
Such agreement may require that, once the Home is sold or vacated by Resident, such Home 
shall be removed from the Community. 

27.4.​ Installation 

27.4.1.​ Any Home to be set in the Community must be approved in advance in writing by the 
Community Manager as acceptable for location within the Community. A plot plan showing 
the location of the Home, steps/decks, accessory buildings and any improvements existing 
and proposed to the Home or Premises shall be submitted to Community. Written approval 
from Community is required prior to the 

27.4.2.​ commencement of any work. 

27.4.3.​ Set-up: Contractor Package Agreement. The Home shall at all times be placed (i) on the 
Premises in compliance with all Laws, (ii) to the satisfaction of Community and (iii) in a 
uniform manner, properly blocked and set, and all utilities connected. All wheels and the 
hitch must be removed. The Home must be set up and tied down in accordance with all 
Laws. All utility hook-ups must be performed in accordance with all Laws and must be 
performed by a properly licensed professional. Unless Community has undertaken the 
obligation to coordinate the installation of the Home, the installation shall be the sole 
responsibility of Resident, and all liability associated with the move-in and set-up shall be 
the responsibility of Resident. All persons involved with the move-in and set-up of the 
Home shall, prior to entry onto the Community, execute and deliver to Community the 
then-current Contractor Package Agreement required by Community (each, a "Contractor 
Package Agreement"), which Contractor Package Agreement may require such third party 
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to have adequate general liability, licensing, commercial, automobile and worker's 
compensation insurance. 

27.4.4.​ Utility Lines: The main water line must be attached to the water riser on the Premises at 
date of occupancy. Resident agrees to properly insulate and wrap all water lines and water 
meter with insulation and operating electric heat tape as soon as the Home is set and water 
is turned on, if applicable for the region of the country. If required by the Community 
Manager, Resident shall maintain operating electric heat tape thereon at all times during 
the Lease Term. Should there be a break due to the heat tape not functioning. the Resident 
is responsible for replacement. The Resident is responsible for all maintenance from the 
point of connection, including the meter, to the Home. The point of connection is where the 
meter connects to the line. A back check valve must be installed on the water line to all 
electric water heaters. Resident shall be responsible for that portion of the water riser and 
meter that are above ground and installed by Resident or Resident's agent. Resident shall 
be responsible for the installation, maintenance, and upkeep for that portion of the sewer 
connection, natural gas connection and electrical connection that connects the service to 
the Home and was installed by Resident or Resident's agent. Resident will promptly pay for 
all repairs or service thereto, whether ordered by Resident or Community, unless such 
repairs or service were made necessary by Community's negligent act or omission or 
intentional and willful misconduct. 

27.4.5.​ Steps: Within thirty (30) days after the Home is placed on the Premises, Resident agrees to 
install custom steps acceptable to Community to the front and back door of the Home. 
Steps must have a minimum deck dimension of 4' x 4' and must be constructed of 2" x 4" or 
2" x 6" lumber only. All steps must be equipped with sturdy handrails and balusters 
(balusters on 5" centers) unless otherwise set forth in the applicable building code. The 
underside of the steps must be enclosed with vinyl skirting that matches the Home Steps 
that are larger than the standards set forth herein must be approved in writing by 
Community before construction begins. 

27.4.6.​ Skirting: Within thirty (30) days after the Home is placed on the Premises, Resident shall, at 
the Resident's sole cost and expense, install a prefabricated vinyl skirting around the entire 
exterior surface of the Home using materials, colors and styles approved by the Community 
Manager. 

27.4.7.​ Installation or Removal Damage: Any damage to the driveway or any other portion of the 
Premises and/or the Community caused by installation or removal of the Home or its 
improvements that is not repaired to Community 's satisfaction may be charged to Resident 
as Additional Rent. 

27.4.8.​ Paint: Paint on the Home, the Home's skirting and on any other structures or improvements 
located on the Premises must be properly maintained. Peeling or weathered paint is not 
allowed. All paint schemes and colors are subject to Community 's prior written approval. 
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27.4.9.​ Materials: All of the materials utilized in connection with the set-up and completion of the 
Home as contained within this Addendum shall be of a quality, type, style, color and pattern 
approved in advance, in writing, by the Community Manager or detailed by code or 
ordinance. The Community Manager shall have approval rights over the manner of 
installation or attachment of the Home and of any accessory structures, and all installation 
and construction shall be consistent and compatible with other homes in the Community. All 
installations shall comply with all applicable Laws, and shall comply with all standards 
referenced within the Lease and its Attachments (including, without limitation, the 
Community Standards/Rules and Regulations). 

27.4.10.​ No Exceptions: Written Waivers Required. Any exceptions to the terms and conditions set 
forth in this Addendum are subject to Community's prior written approval, which approval 
may be given or withheld in Community's sole and absolute discretion. 

27.4.11.​ Title to Home: Sale and/or Removal of Home 

27.4.11.1.​ Title to Home. Resident shall, at Resident's sole cost and expense, at all times during the 
Lease Term, cause the Home to be titled in his/her name and in accordance with the Laws 
of the State. Resident shall, prior to the Home's installation in the Community and at any 
time thereafter upon Community's request, provide Community with a copy of the title to the 
home, a bill of sale showing Resident as the owner of the Home or such other evidence of 
Resident's title to the Home as Community may reasonably require. 

27.4.11.2.​ Notice of Proposed Sale to Community. Resident shall: notify Community, in writing, as 
follows: 

27.4.11.2.1.​ Intent to list for Sale Right of First Offer. At least thirty (30) days prior to listing or 
otherwise offering the Home, or any interest in the Home, for sale. Resident shall give 
Community written notice of such intention, together with the proposed sales terms and 
such other information as Community may reasonably require. Community shall have 
right to purchase the Home upon the proposed sales terms provided by Resident. 
Community must respond and notify Resident of its intention to purchase the Home upon 
such terms within thirty (30) days of Community's receipt of Resident’s notice of its 
intention to sell. 

27.4.11.2.2.​ Right of First Refusal. Upon Resident's receipt from a third-party of a bona fide offer to 
purchase the Home, or any interest in the Home and prior to Resident accepting such 
offer or entering into any agreement to sell the Home, Resident shall provide Community 
with written notice of the proposal terms for purchase and sale of the Home and 
Community shall then have seven (7) business days from receipt of Resident’s written 
notice to advise Resident in writing whether Community will purchase the Home at the 
same price and on the same terms as offered by the third-party. Resident's written notice 
of a bona fide offer to purchase must be either hand-delivered in person to the 
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Community Manager or emailed to , and is not effective if mailed, deposited in a drop-box 
or communicated by any other means. 

27.4.11.2.3.​ If Community advises Resident of its intent to purchase the Home upon the same terms 
as the bona fide offer, Resident will sell Community the Home and the parties will 
proceed to close on sale as soon as reasonably possible, and each will execute such 
documents as are necessary to complete the sale including but not limited to properly 
endorsing title, obtaining duplicate title if the original cannot be located. releasing liens 
and signing powers of attorney forms. 

27.4.11.2.4.​ If Community fails to respond to Resident's written notice within seven (7) business days, 
such failure will be deemed a waiver of its right to exercise its right of first refusal. 

27.4.11.2.5.​ If Community fails to respond within the time provided above, or advises Tenant in writing 
that Community will not exercise its right of first refusal, and Tenant then sells the Home 
to a third party on terms other than those stated in Tenant’s written notice to Community, 
such sale shall be deemed evidence that no bona fide offer to purchase existed and shall 
constitute a breach of Tenant’s obligation under this Lease regarding Community’s right 
of first refusal. In such event, Community may pursue all remedies and damages 
available at law or in equity under the laws of the State of Montana, including but not 
limited to Mont. Code Ann. Title 28 (Contracts) and Title 70 (Property). 

27.4.12.​ Notice of Pending Sale: A Resident intending to make a bona fide sale of the Resident's 
Home or any interest in it shall, at least thirty (30) days prior to any such sale, give to 
Community written notice of such intention, together with the name and address of any 
proposed purchaser (each, a “Prospective Purchaser”), the purchase terms, such other 
information concerning the Prospective Purchaser as Community may reasonably require 
and an executed copy of the proposed contract to sell. In compliance with the Community 
Standards (or Rules and Regulations), Resident shall advise the Prospective Purchaser 
that prior to completing the sale, he/she must first complete an Application for Residency, 
and submit to and pass the applicant screening process, and direct the Prospective 
Purchaser to the Community Manager for exchange of information, including the rental 
amount which will apply at the expiration of the Resident's Lease Term or at the time of 
sale, and shall advise the Prospective Purchaser that the lease is not transferable. Within 7 
days of transfer of title, change in financing, or purchase of Residents Home, a true copy of 
the legal registration showing title registered in the name of the Prospective Purchaser and 
the name of the lienholder, if any, shall be provided to the Community Manager by the 
Resident. This rule does not in any way diminish or affect the obligation of every Resident 
to seek and to obtain written approval of the Prospective Purchaser by the Community 
Manager prior to the sale/purchase of the Home and prior to change in occupancy of the 
Home. 
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27.4.13.​ Application Form: Community is vested with the authority to prescribe an application form 
such as may require specific personal, social, financial and other data relating to the 
Prospective Purchaser, or as relates to the prospective resident, as may reasonably be 
required by Community in order to enable Community to responsibly investigate the 
Prospective Purchaser or prospective resident within the time limits extended to 
Community for that purpose as hereinafter set forth and which application shall be 
completed and submitted to Community along with and as an integral part of Notice of 
Sale. Community shall have the right to charge Resident or the Prospective Purchaser a 
non-refundable application or screening fee in connection with Community’s review of each 
Notice of Sale and/or Application for Residency. 

27.4.14.​ Community’s Consent Required: Resident acknowledges and agrees, for itself and each 
Prospective Purchaser, that the sale of any Home to a Prospective Purchaser that intends 
to remain on any portion of the Community is subject to Community's prior written consent. 
Community may, without limitation, condition its consent on Prospective Purchaser's 
agreement to bring the Premises into compliance with the Lease and the Standards/Rules 
and Regulations (including the repair or removal of fencing, sheds or other items in 
disrepair. Any person who purchases a Home situated in the Community but does not, prior 
to purchase of the Home, qualify as, and obtain consent of Community to become a 
Resident of the Community shall be subject to immediate eviction. 

27.4.15.​ Assignment of Agreement: If any agreements between Community and Resident are 
required to be assigned to or assumed by a subsequent purchaser of the Home, Resident 
and Prospective Purchaser shall prior to finalizing the purchase and sale of the Home, and 
as a condition to the effectiveness or the sale of any Home. execute and deliver to 
Community all such assignments and assumptions signed by Prospective Purchaser, in 
forms acceptable to Community. This includes but is not limited to any Home Residency 
Commitment Agreement. Resident or Prospective Purchaser's failure to comply with this 
requirement is grounds for eviction of either Resident or Prospective Purchaser if the latter 
has taken possession of the Home or Premises. 

27.4.16.​ Disapproval by Community: In accordance with applicable law, Community may disapprove 
the Prospective Purchaser if the Prospective Purchaser does not qualify to be a resident by 
giving notice to the Prospective Purchaser of the disapproval. If Community shall 
disapprove a Prospective Purchaser, such disapproval shall be grounds for eviction in the 
event such the Prospective Purchaser has taken possession of the Home or the Premises. 
If Community shall disapprove the Prospective Purchaser, such disapproval shall be 
grounds to deny the Community Managers consent to such sale. In the event of 
disapproval, Community may pursue all remedies available at Law or in equity. 

27.4.17.​ Inspection: The Community Manager shall have the right to inspect the Home prior to 
approving a Prospective Purchaser as an acceptable resident in that home. The Home 
must meet all local code requirements, including electrical and plumbing, but not limited 
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thereto. Prior to the sale, Resident and Prospective Purchaser must make any repairs or 
changes to the home as necessary to bring the home into compliance with the terms and 
conditions of the lease, including, without limitation, the then-current Standards/Rules and 
Regulations. The Community Manager has the right to deny approval of the Prospective 
Purchaser if such work is not done. 

27.4.18.​ Signs: Brokers: Provided that Resident has timely and properly provided Community with a 
Notice of Sale, Resident may display one "For Sale" sign, no larger than 12 inches by 16 
inches inside the manufactured Home's window. This sign may display only the words, "For 
Sale” or the equivalent plus any address or telephone number of the Resident, agent or 
dealer where further information may be obtained. The display of any commercial 
enterprise on the sign is prohibited. All outside realtors, brokers or service companies 
working in the Community must how proof of appropriate liability insurance before starting 
work. Those without such proof of insurance on file with the Community Manager will be 
stopped from performing work inside the Community until such proof of insurance is 
presented. 

27.4.19.​ Removal of a Home: Written permission from Community is required prior to any move of a 
Home either into or out of the Community. A Resident must give Community at least 30 
days' advance written notice of Resident’s intent to remove a Home from the Community. 
Community will be responsible for the reasonable costs of remediating/disposing of any 
remaining debris or abandoned personal property, repair of damage to the Homesite or 
other areas of the Community, and/or all other action required by Community to return the 
Homesite and any other areas to their condition prior to the Home's removal; (b) provide to 
Community proof of insurance showing that Hauler has in effect on the date of the move 
vehicle and comprehensive general liability coverage in the amount of $1,000,000 per 
occurrence/$2,000,000 aggregate and naming Community as an additional insured; (c) 
provide to Community a copy of Hauler's current state, and it applicable, local license; and 
(d) schedule a move out date and time with Community so that Community may plan for 
the move and minimize disruption to the Community. Only a Hauler property licensed by the 
state where the Home is located will be permitted to enter the Community and remove a 
Home. Community may, in its sole discretion, require Hauler to execute additional 
documentation prior to entering the Community and moving a home, including its Contactor 
Package, to ensure Hauler's qualifications, licensure, and ability to safely remove a Home. 
Unless otherwise agreed to in writing by Community, moves are only permitted between 
9:00 a.m. and 4:00 p.m. (local time) so Community may be present or have an inspector 
present. ALL LIABILITY ASSOCIATED WITH A MOVE-OUT IS THE SOLE 
RESPONSIBILITY OF RESIDENT BEYOND ANY DAMAGE CAUSED BY COMMUNITY’S 
NEGLIGENCE 
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27.4.20.​ Compliance with Laws: Resident shall comply with the requirements of all governmental 
agencies including, but not limited to, HUD, the department of motor vehicles or 
transportation, the State and the county in which the Community is located. 

27.4.21.​ Property Insurance: 

27.4.21.1.​ In addition to the other insurance that Resident is required to maintain pursuant to the 
Lease, Resident shall, at Resident's sole cost and expense, maintain in force during the 
Lease Term casualty insurance against loss or damage by fire, lightning and such other 
perils as are included in a standard “special form" policy in an amount no less than one 
hundred percent (100%) of the full replicants cost of all real and personal property, including 
the Home, insuring against damage to the Premises in the event of loss. 

27.4.21.2.​ Tenant will provide Landlord with proof of such policy by giving the Landlord a certificate of 
insurance company within fifteen (15) days of the signing of this lease. The policy will name 
Landlord as an “additional insured” with at least $100,000 in liability coverage. Tenant will 
provide Landlord with a certificate of insurance upon every renewal. Tenant will not allow 
such policy to expire during the rental term. Failure to obtain and maintain a policy will be 
treated as a material breach of this Agreement. Please note additional interest is not 
acceptable coverage. 

27.4.22.​ Repayment of Concessions: Upon a default by Resident, after the lapse of any applicable 
statutory cure period, Community shall have the right (in addition to all of Community's 
other rights and remedies available under the Lease, at law or in equity) to recover from 
Resident all concessions and other incentives or inducements, if any, provided to Resident 
by Community or any party acting on Community's behalf. 
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Address for Notice 
For any matter relating to this tenancy, the Tenant may be contacted at the Property or through the phone 
number below:  

Name: ___________________________​
Phone: ___________________________​
Email: ___________________________ 

In Case of an Emergency notify the following individual: 

Name: ___________________________​
Phone:___________________________ 

For any matter relating to this tenancy, whether during or after this tenancy has been 
terminated, the Landlord's address for notice is:  

Name: ___________________________​
Address: ___________________________     

The contact information for your Property Manager is: ​
Name: ___________________________​
Phone: ___________________________​
Email address: ___________________________ 

​
Tenant Info and Signatures 

Signature:                                                                                                                             

Print Name:                                                                                                                             

Date Signed:     

 

Landlord Signatures 

Signature:                                
 

Print Name:                                
 

Date Signed:  
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Traffic Analysis 

Nine Blessings Mobile Home Park Annexation 

 

Project Description/Context:  A 25 acre, 154-unit mobile home (removable manufactured 

homes) development has been proposed on 7th Avenue North, adjacent to and east of 42nd Street 

North.  The surrounding neighborhood is mixed residential, including mobile homes, traditional 

single-family residential, duplexes, and single family residential (higher density planned unit 

development and attached townhomes). Morningside School is across 7th Avenue North from the 

west end of the subject property, and Heron Park abuts the property on the south. A high density 

development has been approved a third of a mile to the east, but has not yet been developed. The 

Siebel Soccer Complex is nearby, at the intersection of 7th Avenue North and 52nd Street North. 

 

Existing Facilities: The following transportation facilities currently surround the subject property: 

 

 7th Avenue North abuts the property along the length of the north property line, and is sub-

standard in width, pavement surface, and lacks drainage facilities and sidewalk.  

 42nd Street North abuts the property on the west, and is built to City standards. An asphalt 

trail exists on the east side of 42nd Street North, next to the subject property, but is 

deteriorating. There are no sidewalks or curb/gutter abutting the property on the north.  

 6th Alley North abuts the western portion of the subject on the south, and is a typical gravel 

surface.   

 44th Street North dead-ends into the subject property from the south. 

 A striped pedestrian crossing of 7th Avenue North at 42nd Street North connects to non-

compliant curb ramps. 

 

7th Avenue North is classified as a Collector roadway with a posted speed limit of 25 mph.  The 

school zone speed limit related to Morningside School is also 25 mph.  The function of a Collector 

roadway is to serve shorter local trips and feed traffic from Local streets to the larger, higher-

capacity Arterial roadway network.  A Collector is typically a low to moderate capacity two-lane 

roadway, with travel speeds generally less than 35 mph. For Collectors in the Great Falls area in 

an urban setting, the posted speed limits are generally 25 or 30 mph.  Rural Collectors usually have 

a slightly higher posted speed limit.  42nd Street North and other surrounding streets are classified 

as Local Streets, designed to carry low levels of traffic and serve adjoining uses. 

 

42nd Street North and 7th Avenue North appear to function as a student drop-off/pick-up area for 

Morningside School. It appears that Morningside enrolls more out-of-area students than is typical 

for an elementary school due to the nature of CORE school enrollment options, and therefore there 

is a higher number of drop-off/pick-up vehicles during morning and evening school start and end 

times. Many parents park off the current pavement adjacent to the western portion of the subject 

property. 

 

Morningside School Parent/Student Drop-off Behavior: The Great Falls School District 

provided written comment concerning potential conflict between vehicle trips generated by the 

proposed development and existing student drop-off areas relating to the nearby Morningside 

School. 
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Staff collected data relating to student drop-off during the morning peak-hour using the City’s 

traffic-counting camera. The camera showed there were no student drop-offs along 7th Avenue 

North in the proximity of the proposed main entrance to the development. The majority of drop-

offs seem to be concentrated at the intersection of 42nd Street North and 7th Avenue North. 

  

Conclusion: 

 Proximity to the school and provision of new sidewalks and an upgraded, ADA-compliant 

ramp at the SE corner of 42nd Street North will allow elementary school-age residents of 

the proposed development to easily walk to school if they attend Morningside School. 

 Due to the fact that peak drop-off times for the school are between 8 and 8:30 AM and 

peak traffic generation for the development is before 8 AM, there is only a slight overlap 

in traffic generation times. 

 Roadway and sidewalk improvements to 7th Avenue North that would be made by the 

developer would provide a safer drop-off than currently exists. Parking  

 Current congestion at the intersection of 42nd Street North and 7th Avenue North appears 

to be directly related to student drop-off in the morning. Future discussions between the 

School District/Morningside School may be beneficial. However, the traffic generated by 

the proposed development is not anticipated to adversely affect the functionality of 7th 

Avenue North. 

 

Existing Traffic Volumes:  There is one regularly counted traffic volume count location in the 

area, and the City has taken special counts at other locations to establish baseline traffic counts. 

The locations of the counts are:  

1) 7th Avenue North just east of 38th Street North  

2) 7th Avenue North between 42nd Street North and 42A Street North 

3) 7th Avenue North west of 52nd Street North 

4) 6th Avenue North just west of 42nd Street North 

5) 42nd Street North just south of 7th Avenue North 

6) 44th Street North between 4th Avenue North and 5th Avenue North 

 

The traffic volumes for each location are shown in Table 1, along with the estimated growth from 

the development.  

 

Trip Generation: Future traffic can be estimated by using a vehicle “trip generation rate” based 

upon studies performed throughout the country and summarized in the ITE Trip Generation 

Manual, 11th Ed.  Trip generation rates are based upon types of land use. In this instance, a 

development of this type is classified as Land Use Type 240-Mobile Home Park. This use type is 

described as: “…manufactured homes that are sited and installed on permanent foundations. The 

mobile home park typically includes community facilities such as a recreation room, swimming 

pool, and laundry facilities.” 

 

Based upon studies of similar land uses around the country, the proposed land use would be 

expected to generate an average of 7.12 trips per dwelling unit on a weekday, for a total estimated 

average of 1,097 trips per weekday. (Source: ITE Trip Generation Manual, 11th Ed.).   

 

Traffic from the proposed development during the “peak hour” – that is, the hour of the day 

generating the highest traffic– is expected to be generated at the rate of .65 vehicles per dwelling 
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unit for a one-hour period in the evening. For the proposed 154 units, this equates to 100 vehicles 

during the evening peak hour (Source: ITE Trip Generation Manual, 11th Ed.).   

 

Transportation Network Access and Trip Distribution: The developer has proposed four total 

street connections for the development, described as:  

1. (Main Entrance) On the north side of the property, centrally located in alignment with 44th 

Street North, connecting to 7th Avenue North about halfway between 43rd Street North 

and 45th Street North. This access point is estimated to carry 40% of daily trips. 

2.  (Secondary Access 1) On the west side of the property, onto 42nd Street North in 

alignment with 6th Avenue North, at the existing future street curb cut. This access point 

is estimated to carry 20% of daily trips, with 30% going north, 35% going south, and 35% 

going east. 

3. (Secondary Access 2) On the south side of the property, centrally located in alignment 

with 44th Street North, connecting to the existing 44th Street North. This access point is 

estimated to carry 20% of daily trips. 

4.  (Secondary Access 3) On the east side of the property, connecting to 7th Avenue North, 

east of 45th Street North. This access point is estimated to carry 20% of daily trips 

generated by the development, with 50% going east and 50% going west.  

 

TABLE 1 

COUNT 

LOCATION 

DAILY 

VOLUME 

(YEAR) 

PROJECTED 

GROWTH 

PROJECTED 

DAILY 

VOLUME 

PEAK 

HOUR 

VOLUME 

PROJECTED 

GROWTH 

PROJECTED 

PEAK 

HOUR 

VOLUME 

7th Ave N 

(just east of 

38th St)  

2,208 

(2025) 
396 2,604 243 36 279 

7th Ave N 

(just west of 

42A St) 

1,479 

(2025) 
363 1,842 161 33 194 

7th Ave N 

(just west of 

52nd St) 

730 

(2025) 
363 1,093 70 33 103 

6th Ave N 

(just west of 

42nd St) 

337 

(2025) 
77 414 66 7 73 

42nd St N 

(just south of 

7th Ave N) 

577 

(2025) 
66 643 138 6 144 

44th St N 

(btwn 4th and 

5th Aves N) 

233 

(2025) 
220 453 26 20 46 

Note: all numbers are vehicle trips per day or vehicle trips per peak hour 

 

Transit Service:  Great Falls Transit bus service is available along 42nd Street North, abutting the 

west boundary of the proposed development, and may reduce vehicle trips due to its convenient 

proximity to the proposed development. 
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Recommendations/Conclusions:   
 

Impact Upon System 

 The existing street network has sufficient capacity to accommodate the traffic that would 

be generated by the proposed development, during both peak hour and daily trips. 

 To reduce impact upon 6th Alley North abutting the south boundary of the development, 

direct access to the alley should be prohibited. 

 Although not directly related to this proposed development, the School District may wish 

to work with the City to review current student drop-off/pick-up behavior and locations. 

For example, wider pavement widths for 7th Avenue North along the western end of the 

development could provide for enhanced safety for student drop-off/pick-up. 

 

System Improvements 

 Upgrading 7th Avenue North to urban standards, including width, sidewalk, landscaping, 

on-street parking, and curb and gutter, is necessary to accommodate the traffic to and from 

the development and to comply with City development standards. Similarly, 44th Street 

South must be upgraded and slightly extended to fully connect to the boundary of the 

proposed development. 

 Roadways within the mobile home park should be private roads, with adequate parking 

and pedestrian facilities to accommodate the needs of residents and adequate width to 

accommodate 2-way travel. 

 The extension of 44th Street South through the development as a private roadway should 

receive traffic calming treatment to discourage through traffic and reduce travel speeds. 

 All exits from the development should be controlled with stop signs, and internal roads 

should receive appropriate traffic directional and control signage that ensures safe traffic 

movements. 

 

Pedestrian/Bicycle Improvements 

 New boulevard-style sidewalks must be installed along public streets abutting the site, and 

should include compliant ADA facilities.  

 Pedestrian connection from the interior of the proposed development to the public rights-

of-way should be constructed.  

 The asphalt path along 42nd Street North must be replaced with compliant sidewalk.   

 Connection to the walking path in Heron Park should be provided. 

 No specific bicycle improvements are recommended. 
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Shayla Smith – sjwick17@yahoo.com 
7/22/205 
 
Hello, I live at 4231 5th Ave N, GF MT 59405 
This news is highly disturbing for many reasons: 
1. This will displace native Montana birds: their habitats and nesting grounds. Such as: 
the wilson's snipe, whose wetland habitat is being over run by humans and is being 
threatened by population right in my own backyard. Our state bird, the western 
meadowlark: which also thrives on this land. Resident pheasants which nest in this area 
along with many other native birds who depend on this resource. Not to mention 
numerous, amphibians. 
2. Most people who decided to buy a house in this neighborhood at a ridiculous price 
per our outrageous tax evaluations, did so based on location, traffic, privacy, light 
pollution, crime, noise and amount of neighbors. 
3. This will also add hundreds of people to our area, and forgive me for being 
stereotypical, but mobile home or "trailer" parks have a certain element of crime and 
mischief surrounding them, which would make the area less safe and fill our parks in the 
area with more foot and car traffic, which is also extra greenhouse gases and car 
emissions that are detrimental to our air quality. 
4. Also, these hundreds of new people will inevitability produce more electricity, light 
and noise! Cars running, bug lights buzzing, people fighting, you name it. Cars driving 
down our alley to go the park. Congest the schools, stores, and restaurants in the 
area.   
Concluding: This is a greedy idea probably born from its potential buyer who is 
probably from out of state, who flocked to MT to capitalize off the growing economy 
without a single extra thought besides money.  
My message to him\her is: leave Montana out of your money hungry agenda, for this 
idea will not only destroy wildlife habitats, but everyone's lives as they know it, who care 
very much about our neighborhood and the creatures and life that thrive here. This field 
should be a protected piece of land forever. There is absolutely no reason to develop it 
at all. Unless someone wanted to build one home in its center and preserve and 
conserve the rest.  
I hope my concerns are heard and evaluated for the upcoming meeting. 
I will be attending. 
Sincerely, Neighbor 4231 5th Ave N 
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August 5, 2024 

 

City of Great Falls 
Planning and Community Development Department 
2 Park Dr. S., #122 
Great falls, Montana 59401 
 

Attn: Sara Reynolds; Project Planner, City of Great Falls 

Dear Ms. Reynolds, 

Thank you for the opportunity to comment on a proposal for the proposed IX Blessing Mobile Home Park 
that would include 141 dwelling spaces near Morningside Elementary. The proposed development will be 
on two existing lots containing 25.07 acres total located southeast of the intersection of 7th Avenue 
North and 42nd Street North in Great Falls, Montana. This property falls within the boundaries of the 
Great Falls Public School District. Please find our comments regarding the proposed subdivision below. 

1. Capacity of Existing School Facilities 
The functional capacity of CORE School at Morning Side Elementary School is 353 students.  
There are currently 304 students enrolled, with pending classroom enrollments for Kindergarten 
for this charter school.  We are anticipating being close to our functional capacity.  

2. Transportation and Access 
Great Falls Public Schools recognizes that the proposed development may offer affordable 
housing to our community, including our staff.  The development may attract additional families; 
however, historically, we have not had a large population of students within our mobile home 
parks.  The proposed entrance and egress to the development is in direct proximity to the school 
drop off zone for families (as a Charter School, we have limited bussing services to this school) 
and may impact walking routes for neighborhood children, to include those that cross 7th Avenue 
N and 38th street. We urge the developers to be mindful of this and reconsider locations for 
entrance and exit.  We would also like to request the City’s assistance with crosswalks. 

Thank you again for reaching out to Great Falls Public Schools regarding this development. Please do not 
hesitate to contact us with any further questions or if additional information is required. 

Sincerely, 

 

 

Heather Hoyer, Superintendent 
Great Falls Public Schools 
(406) 268-6001 
heather_hoyer@gfps.k12.mt.us 
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Sue Ashley<slashley50627@gmail.com> 

Sara Reynolds 

8/30/2025 4:27 pm 

Here are pics of school  traffic . I also saw a car flip a u in middle of 7th Ave  when picking up child. 

Vehicles were parked on both sides of the road and also on 42a and 6 Ave no. There is pic of kids 

waiting  on corner where city bus picks  up  those kids waiting . I couldn't get all pics to attach. I will 

continue to monitor school traffic.   

I have a question about a street called Big spur Rd where employees park  Its on west end of school 

by Highwood. I'm not sure if all of the area there it belongs to  school  or Highwood.   More parking 

is needed for picking up kids in a safe manner.   There is also  a huge grassy area on east end of 

school fenced off from playground. Perhaps that could be an option for more parking for parents to 

pickup kids. It would need to be converted into parking.. ( the gophers wouldn't like that ha.   Or 

perhaps the release time could vary for different grade level.s.A solution is needed because it is not 

safe for kids and drivers . Thank you so much. 
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          9/4/2025 

To: City of Great Falls Panning and Zoning Commissioners: Michael Bicak, David 

Cantley, Julie Essex, Michael Goreck, Joe McMillen, Tory Mills, Jim Wingerter 

From:  Ron Paulick,  708 56 St So, Great Falls, MT 

 

I have concerns regarding the proposed Nine Blessing Mobile Home Park development 

in Neighborhood Council 4.  Overall, I am not in favor of this development.  My reasons 

are listed below: 

1. City code: 17.20.6.010 is not suitable for Manufactured homes. Manufactured are not 

mobile they are anchored to a slab of concrete. 

2. There would be traffic safety & congestion issues impacting surrounding residents 

and Morning Side School children.  

3. Costs to mitigate traffic problems & road improvements may be very high and not 

justifiable for tax revenue gained using R-10 zoning classification.  

4. The soils are unsuitable for 154 manufactured homes. Local developers know and 

surrounding residents have experienced the moving soils in this section of NC-4. 

5. Winter snow removal and rapid thawing issues may impact 154 MHP residents.  

6. Excessive rain runoff from surrounding higher elevation areas may impact 

underground and surface infrastructures. Unknowns are risky and costly. 

7. Nine Blessings LLC has not provided documents regarding park residents basic 

rights while living on the LLC's private land.  

8. Affordable housing claims are questionable for low or moderate income households 

and are not substantiated by the Nine Blessing LLC.  

9. I prefer good paying local developments that create lasting jobs and not a 

Manufactured Home development that may provide nothing lasting except higher 

property value for an LLC. or other business entity. 
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From: Cindy Newman <newmcyna@yahoo.com> 
Sent: Saturday, September 6, 2025 5:48 PM 
To: Jamie Nygard <jnygard@greatfallsmt.net> 
Subject: Nine Blessing Mobile Home Park Development 

  

City staff employee J Nygard, 
  
I am a homeowner and resident in the the Highwoods Mobile home park, also in 

Neighborhood Council #4.  I have attended the Nine Blessings Mobile Home park 

Development NC-4 meetings.  I have attached a short informative piece, to let you know 

about the negative impact, Private Equity/investor landowners, have had on the lives of the 

residents leasing land in this park.  In 2020 the private equity group, Havenpark Capital 

bought the Highwoods.  The main difference to Nine Blessings proposal is that we residents 

had no say in the new ownership of the land under our homes. Most of the other negative 

aspects are evident though. What I found most disturbing was that so many of the 

questions asked, went unanswered? At the 2nd meeting, it was mentioned that lot rent 

would be on par with The Highwoods and Countryside Village.  Both parks are owned by 

Havenpark Capital and since 2020 the dirt under our homes in The Highwoods, went up 

from $277. a month to $875!  That equals about $600 a month, instant equity for the 

500 lots in Great Falls alone. I will say that deception and misdirection is the norm for our 

present owners. Yes, I am wary, but this is based on our experiences and it's justified 

considering our homes are our major asset and our housing security is at risk.    
  
Will you please forward this letter including the pdf's to all members on the Planning & 

Zoning committee before their meeting on the Nine Blessings Mobile Home Park 

development?   
  
Thank you very much, 
  
Cindy Newman 
4182 Highwood Dr. 
Great Falls, MT  59405 
 

 You don't often get email from newmcyna@yahoo.com. Learn why this is important  
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Great Falls Rising event, “Have Your Say on Labor Day”  (my 3 minutes)

25 years ago my mom decided she needed to downsize anticipating the more modest means of 
retirement so we went together & bought a new manufactured home and leased a lot at The 
Highwoods. Fast forward to 2020 when  Private Equity investors began buying manufactured home 
parks in Montana and the lives of residents who own homes in these communities has changed 
dramatically. What has changed in this new regime of investor owners are increased rents, and 
decreased maintenance and upkeep.  Nothing like our previous mom and pop landowners who 
properly maintained our communities. Just 4 years ago you could lease a lot for your home for $275 a 
month.  The new landlords immediately raised rents, eliminated all amenities, uncoupled utilities and
charged them back as new fees.  New residents now pay $875 a month with all the new fees.  

This years legislative session was our third appeal for policy reform for residents with homes sitting on
out-of-state, private equity, owned property.  Our house bill 305 was barely heard before it was 
tabled.  Montana leaders are allowing corporate profiteering, and are disregarding our pleas for policy 
reform.  Recently a PBS reporter covering our story met with Amy Hall who is the Senior Housing 
Attorney at Montana Legal Services who said, it's easier for out-of-state investor land owners to deny 
services or not to be as responsive.  Hall says Montana law favors landowners.

Montana's mobile home communities are prey for investor owners because unlike 36 other states,  
big corporate entity players  know  there is NO VENUE to dispute resolution or guardrails for 
protecting home owners.  HB 305 would have created a Mobile Home Park Oversight  Program to fill 
this needed gray area and provide at least a venue for due process.  Testimony for this bill includes 
manufactured homeowners impacted by clear violations of the law, demonstrating that rules are 
being broken yet there is no accountability for park owners violating the rules.  The dispute 
resolution program, is a forum to mediate between homeowners and landowners and can be a fair 
solution to this David versus Goliath situation we find ourselves unable to win. 

To clarify, here are actual quotes from real estate experts -”owning a Mobile Park is currently THE 
most robust form of real estate investment available today delivering large, consistent profits.  
Investors find this sector appealing, as it aligns with affordability and senior housing demand and the 
benefit of not owning the dwelling itself.  It's predicted that this park acquisition by investors will 
continue to consolidate over the next five to ten years.  In some states, 60% of these parks are 
already investor owned!  The biggest benefit of all is the fact that we are trapped, these homes are 
not mobile, costing 10-20,000 to move, if they could be moved, if there was a place to move them to. 

I will close by saying , in our communities 80% of us are retired seniors, 7 in 10 rely on a single, fixed 
income and 1 in 3 have a disability.  We have all the same expenses as a site built home, property 
taxes, homeowners insurance, maintenance and upkeep.  Laws enacted in 1977 allow corporate 
exploitation leaving residents unprotected.  Our housing security is gone. We will ask our elected 
officials again, to address today's problems by amending 50 year old  laws.  HB305, A mobile home 
park Dispute Resolution and Oversight program is a fair solution that will help ALL MT parks. A 
solution adopted by other states to address today's problems.  Thank you
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Comparisons for monthly lot rent of Havenpark owned MHC's in Montana before Havenpark 
to Jan. 2025

We own our homes but lease the land under our homes. Manufactured homeowners have all 
the sames costs as a site built home. Property taxes, homeowners insurance, upkeep and 
maintenance of our homes and yards. Water, sewer and trash has traditionally been part of 
the lot rent for all MHC's. Havenpark's business model uncouples them and charges them 
back as “new fees”. All Amenities are also gone. For comparison purposes to pre-Havenpark 
rates, I used a conservative 12 month average of $50/mo. for these “new fees.” I am using the
NEW resident (just moved in) base lot rent plus $50 for new fees. to illustrate how these 
radical increases translate to instant equity appreciation for HP, while decreasing our ability to
sell our major asset

The Highwoods 256 lots (Great Falls)

new residents. $875.....before HP $283...... increase $592 …..209% increase each month

Countryside Village 226 lots (Great Falls)

new residents. $875..... before HP $401..... increase $474.......118 % increase each month

Golden Meadows & Willow Bend 544 lots (Billings) plus a new addition of 276 lots = 820 lots 

new residents. $920.......before HP $283......increase $637......225% increase each month

**Meadowlark 218 lots (Billings) **park with ongoing water problems (health advisory issued)

new residents. $800.......before HP $325..... increase $475........146% increase each month

Cherry Creek 192 lots (Billings)

new residents. $800..... before HP $410..... .increase $390........95% increase each month

Meadow Manor 240 lots (Kalispell)

new residents. $1,045..... before HP $380....increase $665.......175% increase each month

CONCLUSION: In the first 20 years I lived in The Highwood's my lot rent was increased a 
total   of $117 dollars or about 3-4% a year.  In less than 4 years Havenpark Capital has 
increased our lot rent $592 or 209%. Again, for the small piece of land my home sits on. 
Havenpark calls it “market rates” but that is just another deception!
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From: R Paulick <rkpaulick@gmail.com> 
Sent: Monday, September 29, 2025 2:02 PM 
To: Jamie Nygard <jnygard@greatfallsmt.net> 
Subject: National News info for 10/14/25 hearing 9-Blessings mobile home park development 
 
I am submitting two web links that address issues relating to the Mobile Home Park planned 
development in NC-4 district. Hopefully you do have some understanding of today's Mobile Home Parks. 
If not, thank you for taking your time to read these articles. 

 
Ron Paulick,  NC-4 resident  

 

https://www.cnbc.com/2022/07/25/rents-spike-as-big-pocketed-investors-buy-mobile-home-

parks.html 
 

Rents spike as big-pocketed investors buy mobile home parks 

Published Mon, Jul 25 202211:02 AM EDTUpdated Wed, Jul 27 202212:14 PM EDT 

 
ShareShare Article via FacebookShare Article via TwitterShare Article via LinkedInShare 

Article via Email 

Key Points 

• Mobile home residents are facing increased rents as institutional investors buy up their 

parks. 

• Residents of Ridgeview Homes in upstate New York have started a rent strike. 

• These residents have seen 6% increase in rent, while living conditions stay stagnant or 

worsen. 
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Sue Veal, 69, gardening at home in Rochester, NH, May 17, 2022. 

The Washington Post | Getty Images 

For as long as anyone can remember, rent increases rarely happened at Ridgeview Homes, a 

family-owned mobile home park in upstate New York. 

That changed in 2018 when corporate owners took over the 65-year-old park located amid 

farmland and down the road from a fast food joint and grocery store about 30 miles northeast of 

Buffalo. 

Residents, about half of whom are seniors or disabled people on fixed incomes, put up with the 

first two increases. They hoped the latest owner, Cook Properties, would address the bourbon-

colored drinking water, sewage bubbling into their bathtubs and the pothole-filled roads. 

When that didn’t happen and a new lease with a 6% increase was imposed this year, they formed 

an association. About half the residents launched a rent strike in May, prompting Cook 

Properties to send out about 30 eviction notices. 

“All they care about is raising the rent because they only care about the money,” said Jeremy 

Ward, 49, who gets by on just over $1,000 a month in disability payments after his legs suffered 

nerve damage in a car accident. 

He was recently fined $10 for using a leaf blower. “I’m disabled,” he said. “You guys aren’t 

doing your job and I get a violation?” 

The plight of residents at Ridgeview is playing out nationwide as institutional investors, led by 

private equity firms and real estate investment trusts and sometimes funded by pension funds, 

swoop in to buy mobile home parks. Critics contend mortgage giants Fannie Mae and Freddie 

Mac are fueling the problem by backing a growing number of investor loans. 

The purchases are putting residents in a bind, since most mobile homes — despite the name — 

cannot be moved easily or cheaply. Owners are forced to either accept unaffordable rent 

increases, spend thousands of dollars to move their home, or abandon it and lose tens of 

thousands of dollars they invested. 

“These industries, including mobile home park manufacturing industry, keep touting these parks, 

these mobile homes, as affordable housing. But it’s not affordable,” said Benjamin Bellus, an 

assistant attorney general in Iowa, who said complaints have gone up “100-fold” since out-of-

state investors started buying up parks a few years ago. 

“You’re putting people in a snare and a trap, where they have no ability to defend themselves,” 

he added. 

Driven by some of the strongest returns in real estate, investors have shaken up a once-sleepy 

sector that’s home to more than 22 million mostly low-income Americans in 43,000 

communities. Many aggressively promote the parks as ensuring a steady return — by repeatedly 

raising rent. 

There’s also a growing industry, featuring how-to books, webinars and even a mobile home 

university, that offers tips to attract small investors. 

“You went from an environment where you had a local owner or manager who took care of 

things as they needed fixing, to where you had people who were looking at a cost-benefit 

analysis for how to get the penny squeezed lowest,” Bellus said. “You combine it with an idea 

that we can just keep raising the rent, and these people can’t leave.” 
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Fort Myers Florida, Siesta Bay RV Resort, New and brokered home sales sign. 

Jeff Greenberg | Universal Images Group | Getty Images 

George McCarthy, president and CEO of the Lincoln Institute of Land Policy, a Cambridge, 

Massachusetts-based think tank, said parks containing about a fifth of mobile home lots 

nationwide have been purchased by institutional investors over the past eight years. 

He was among those singling out Fannie Mae and Freddie Mac for guaranteeing the loans as part 

of a what the lending giants bill as expanding affordable housing. Since 2014, the Lincoln 

Institute estimates Freddie Mac alone provided $9.6 billion in financing for the purchase of more 

than 950 communities across 44 states. 

A spokesman for Freddie Mac countered that it had purchased loans for less than 3% of the 

mobile home communities nationwide, and about 60% of those were refinances. 

Soon after investors started buying up parks in 2015, the complaints of double-digit rent 

increases followed. 

In Iowa, Matt Chapman, a mobile home resident at a park purchased by Utah-based Havenpark 

Communities, said his rent and fees had almost doubled since 2019. Iowa Legal Aid’s Alex 

Kornya said another park purchased by Impact Communities saw rent and fees increase 87% 

between 2017 and 2020. 

“Many of the folks living in the park were on fixed incomes, disability, Social Security, and 

simply were not going to be able to keep pace,” said Kornya, who met with about 300 angry 

mobile home owners at a mega-church. “It led almost to a political awakening.” 

In Minnesota, park purchases by out-of-state buyers grew from 46% in 2015 to 81% in 2021, 

with rent increases as much as 30%, according to All Parks Alliance For Change, a state 

association. 

U.S. Sen. Jon Tester of Montana, speaking at a Senate hearing this year, recalled tenants 

complaining of repeated rent increases at a Havenpark development in Great Falls. One resident, 

Cindy Newman, told The Associated Press her monthly rent went from $117 to nearly $400 over 

a year and eight months — equal to the increase over the previous 20 years. 
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On top of rent increases, residents complained of being inundated with fees for everything from 

pets to maintenance and fines for clutter and speeding — all tucked into leases that can run 

upwards of 50 pages. 

Josh Weiss, a Havenpark spokesperson, said the company must charge prevailing market rates 

when it purchases a park at fair market price. That said, the company has moved since 2020 to 

limit its rent increases to $50-a-month. 

“We understand the anxiety that any rent increase has on residents, especially those on fixed 

incomes,” Weiss said. “While we try to minimize the impact, the financial realities do not 

change.” 

The mobile home industry argues the communities are the most affordable housing option, 

noting that average rent increases across parks nationwide were just over 4% in 2021. Spending 

on improvements was around 11%. Significant investments are needed, they said, to make 

improvements at older parks and avoid them being sold off. 

“You have some people coming into the space that give us all a bad name but those are isolated 

examples and those practices are not common,” said Lesli Gooch, chief executive officer of the 

Manufactured Housing Institute, the industry’s trade association. 

Both sides said the government could do more to help. 

The industry wants Federal Housing Administration financing made available to residents, many 

of whom rely on high-interest loans to purchase homes that cost on average $81,900. They also 

want the U.S. Department of Housing and Urban Development to allow housing vouchers to be 

used for mobile homes. 

Advocates for residents, including MHAction, want lawmakers to put a cap on rent or require a 

reason for an increase or eviction — state legislation that succeeded in Delaware this year but 

failed in Iowa, Colorado and Montana. 

They also want Fannie Mae and Freddie Mac to stipulate in loans they back that rents remain 

affordable. And they support residents purchasing their communities, which started in New 

Hampshire and has reached almost 300 parks in 20 states. 

A Freddie Mac spokesperson said it has created a new loan offering that incentivizes tenant 

protections and last year made those mandatory for all future mobile home community 

transactions. 

At Ridgeview, it’s unclear how the rent strike will be resolved. 

Cook, which claims to be the largest operator of mobile home parks in New York and has a 

slogan “Exceptional Opportunities. Exceptional Returns,” declined to comment. The company 

closed a $26 million private-equity fund in 2021 that purchased 12 parks in New York, but it was 

unclear if one of them was Ridgeview. 

Residents, meanwhile, soldier on. Joyce Bayles, an 85-year-old resident has taken to mowing her 

own lawn because crews show up only monthly. Gerald Korb, a 78-year-old retiree, said he’s 

still waiting for the company to move an electric pole and transformer he fears could topple onto 

his home during a storm. 

“I bought a place and now they are forcing all this on us,” said Korb, who stopped paying rent in 

protest. “They are absentee landlords is what they are.” 

Correction: George McCarthy, president and CEO of the Lincoln Institute of Land Policy, said 

parks containing about a fifth of mobile home lots nationwide have been purchased by 

institutional investors over the past eight years. That statistic was incorrect in an earlier version 

of this Associated Press article. 
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From: R Paulick <rkpaulick@gmail.com> 
Sent: Thursday, October 2, 2025 6:32 AM 
To: Jamie Nygard <jnygard@greatfallsmt.net> 
Subject: Planning/zoning board message 9-Blessing Dev. 
  

Planning/zoning board members, 

 

This link is very long but very informative too.  I gained a better understanding of how MPH 

developers are trained.  

 

Thank you for reviewing this training lecture. 

 

Ron Paulick 

 

https://www.mobilehomeuniversity.com/audios/the-economics-of-buying-vs-building-

mobile-home-parks 
 

THE ECONOMICS OF BUYING VS. BUILDING 
MOBILE HOME PARKS 
With the values of existing mobile home parks getting so high, there is renewed interest in the 
concept of building a mobile home park from scratch vs. buying an existing mobile home park. It’s an 
interesting topic that has been increasingly discussed in recent years due to such strong trends as 
affordable housing and tiny homes. In this event, we’re going to review the precise economics of 
these two concepts, as well as hidden issues that you might not immediately realize. 

If you want to learn more about buying and building mobile home parks, consider attending our 
Mobile Home Park Investor's Boot Camp. You'll learn how to identify, evaluate, negotiate, perform 
due diligence on, finance, turn-around and operate mobile home parks. The course is taught by 
Frank Rolfe who, with his partner Dave Reynolds, is one of the largest owners of mobile home parks 
in the U.S. To learn more, Click Here or call us at (855) 879-2738. 

The Economics Of Buying Vs. Building Mobile Home 
Parks - Transcript 

Welcome to the MHU.com lecture event. This is Frank Rolfe. Tonight we've got something that's new 
and different we've never done before, and that's a discussion of the economics, a comparison 
between building parks and buying parks. We're getting a lot more feedback from people these days, 
questions on the topic, and as you'll see, it's kind of a complicated topic, and we're going to go 
review it depth here. 

Let's just start off with a quick history of mobile home park construction. As you probably know, if 
you've ever even bothered to go on Google Images and search, the industry started back in about 
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the 1920s to 1930s kind of as a campground theory but, basically, people pulling trailers and parking 
them in fields, sometimes with improvement, sometimes paved. 

You really can't count that as the start of the industry because there wasn't a lot of infrastructure to it. 
There really weren't mobile homes back then. They were more along the lines of something you pull 
behind a car, more like an RV than a mobile home, so I'm going to basically set the start of the 
industry as the 1950s. That's really when you see real mobile home parks, infrastructure, laundry 
buildings, clubhouses sometimes, paved roads, concrete curbs, so I think that the '50s would be the 
beginning of the modern era of mobile home park development. 

Then, into the 1960s, suddenly, HUD got involved in the deal and, for whatever reason, folks in the 
government back then, and I wish they were as appreciative today, thought the industry was a really 
good way of creating affordable housing, so to encourage construction, they brought out some 
extremely attractive loan products. The parks built during that time were called the HUD parks, which 
actually today is a compliment if you're a HUD park, because HUD parks were designed using the 
government's own architects and designers. 

They have nice curving streets, larger lots, very, very well built streets, loads of concrete, concrete 
curb, concrete pad, always had a giant clubhouse, typically two to three thousand square feet. Inside 
the club house, you had to have a commercial kitchen so that the residents could have communal 
get-togethers and meals, typically would have a pinball table, a ping-pong table, and then always a 
pool. You had to have a male and female commercial bathroom area. The parks were just well-
known to be like battleships. They're probably overbuilt maybe as much as 100% above how thick 
the normal road base had to be and how thick the concrete had to be, so they're wonderful, 
wonderful parks. 

The '60s really were kind of the golden age of parks. I'd say exhibit A to that period would be the fact 
that Elvis himself, the King, lived in two mobile home parks in two different movies: It Happened At 
The World's Fair, I think 1963, and the movie Speedway in 1968. Also, if you'll read up on it, 
because it to auction recently, Elvis himself lived in a mobile home on his property on Graceland. He 
had a kind of a weekend vacation home in part of the acreage back there, and he actually liked the 
mobile home product. In fact, Priscilla Presley said, before the auction recently of the old Mobile 
Home, that that was her favorite housing that she ever shared with Elvis. You know it was a golden 
age if even Elvis lived in mobile homes back in the '60s. 

By the 1970s though, the window was closing rapidly. The appetites were changing. The perception 
of mobile home park residents were evolving. By the 1980s, it was the final last breaths of the end of 
construction because the whole thing was winding down. Really, what you had is you had a window 
from about 1950 to about 1980. There was about a 30-year window from start to finish under which 
mobile home parks could be built. Then you fast-forward to today and, today, no one knows the 
exact statistic, but kind of the industry myth is there's roughly about 10 parks built per year in the 
entire United States, so hardly any at all, less than one per state per year. 

That kind of gives you a quick overview of the construction era, which was really the '50s, and then 
really ending in the '80s with the highlight being pretty much the 1960s. 
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Then the next question is why did it end? If the government was so supportive in the '60s, why the 
heck was it dead by the '80s? We think there's really three main reasons that the window ultimately 
ended. The first was the perceived decline in the quality of residents. Basically, nationwide, 
American citizens and city leaders all felt that people that lived in mobile home parks were basically 
undesirable, that they were just not an asset to the community, and they were not people you 
wanted to attract, so the first reason to die was, basically, they just didn't like the people. 

The second is there was a stigma attached to mobile home parks that suddenly began to really 
impact property values. If you look at any zillow.com online moment, you'll see that the homes 
nearest the trailer park decline in value precipitously compared to those that are not. If you look a 
standard single-family home next to a mobile home park, and then you compare a home that's 
identical, same outside appearance, same age, same quality, same size, it's about 20 to 30% more, 
if not more than that, than the one next to the mobile home park. 

Suddenly, having a mobile home park in your community did not only bring in undesirable residents, 
in their opinion, but also undesirable impacts on property values. That pretty much sealed the deal 
because, if you even proposed building a mobile home park, clearly, all the residents who would be 
living near it would march on City Hall with flaming torches demanding that you not vote for it. Since 
politicians get to be politicians by getting votes, it looked like political suicide to even propose the 
idea of a mobile home park. 

The third reason has been hidden for the longest time. I've written articles on it and kind of exposed 
it, but cities still would never admit it, but you know it's true when I tell you what it is, and that is that 
mobile home parks are really, really bad financially for your average city, and here's why. Let's just 
take a mobile home park, a 100-space mobile home park in Anywhere, USA, and let's assume it's in 
a state like Missouri where your tax rate is 1%. Yes, I know, in some states like Texas, it's closer to 
three, but in most of the states the tax is closer to one. 

In this example, the mobile home lot, the occupied lot, in which there is 100 of them, each occupied 
lot is valued at $40,000, let's say, and the mobile home that sits on it, which is personal property but 
it's still taxed, it's assessed at $10,000. The land, the lot, the home, the whole thing combined is 
assessed at $50,000, 40 for the land and 10 for the home. In Missouri, a $50,000 valuation brings 
the city 1%, which is $500 per year. 

All right. Now you've got 100 of those things paying $500 a year, so that doesn't sound too bad, 
right? You're thinking that's not that inconsequential for the city, except for the problem of what that 
actually costs. Each kid in that park ... and let's be honest, there's a lot of kids in most mobile home 
parks. Each kid is costing the school district $7,000 or $8,000 in tuition. Then, on top of that, many of 
these people are not insured. They got to the hospital, they break their arm, they have a heart 
attack, and now they're popping up uninsured, which is going to cost even more money to get that 
fixed medically. 

They are heavy users of different social programs, so the city is suddenly losing a lot of money. In 
fact, I would say, on a park of probably 150 lots in the right location, the city could be losing as much 
as $1 million a year on the mobile home park, so even though they don't want to talk about it, even if 
they did not impact property values, that even if the residents were deemed to be incredibly 
desirable, cities probably would have still shut the door down anyway. 
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Now, you might say, "Well, why didn't they shut the door down back in the '50s, and the '60s, and the 
'70s?" Well, the costs were a little different. Tuition was not so high. Competing housing prices were 
not as high. I mean mobile home prices back then were not far off home prices in some locales, so I 
think the impact really grew over time, but then I think, on top of that, what also happened was the 
cities just began getting a little poorer. 

They suddenly had more trouble paying their bills and, as a result, they suddenly started tightening 
their belt and saying, "How can we cut back? What can we cut back on?" They thought, "Well, this 
here mobile home park, that looks like a no-brainer. Let's go ahead and get that fixed." That's kind 
of, I think, what happened was they just basically grew up and started doing all of this a little 
differently and, as a result, it dramatically changed their perception of the value in the community of 
having the mobile home park. 

Now, if the cities suddenly find the parks undesirable on many fronts, not only the fact that citizens 
don't like them, but they actually are losing money with it, and that the residents are not going to be 
beneficial to the community, you can quickly and easily see how the window closed. Just as it had 
opened when cities thought and even HUD thought that this was a good idea for America and for 
cities, suddenly, it was no longer perceived to be a plus. 

Now, on top of that, it should also be noted that the media was very much to blame for this. They 
were a very, very big culprit in the whole situation because they almost systematically built this 
image, this stereotype of mobile home park people as being undesirable, and it's simply not true. 
Those on the call here who own mobile home parks are fully aware that our residents get the worst 
wrap ever. There's probably no group that is as unfairly portrayed in the media as people who live in 
mobile home parks. 

Even worse, now that we're more politically correct as a nation, these people still don't get a break. I 
mean you can just walk up to any person and use the words trailer trash or anything, and it'll be on 
the cover on the National Enquirer. There was an article just recently claiming that Priscilla Presley's 
boyfriend lived in a trailer park, and he was described in the article, I believe, as trailer trash, and yet 
there's no pushback. It's crazy. 

A lot of the perception of the residents, I just want to go and say that here on the front end, is not the 
reality. The perception that they're undesirable, that they don't have much money, anyone who says 
that needs to go around with me for a day and tour some of these actual properties, and they'll see 
that our residents are no different than the single-family subdivision people down the street. 
Nevertheless, the damage was done by the media, and people changed their minds and, suddenly, 
it was undesirable. 

If the window has been effectively shut, then the question is could you even build a mobile home 
park today? Under what circumstances could you build it? Well, this is the steps you would have to 
do to build one. First, you have to find land that is either already zoned for a mobile home park, or 
you'll have to go in and get the land rezoned. That is the hardest part because, again, as we just 
described, cities, counties, towns of every description are hostile to the industry. How would you 
even do that? How would you find land and get it properly zoned? Here's how it works. I did not 
know, for the longest time, how you do that. 
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Early on in my career, I was trying to do expansions of various mobile home parks and not getting 
anywhere. I would go to the zoning, and I would say, "Hey, I want to expand it," and they'd say, 
"Now, I don't think we'd want to do that, but if you want, you can file for a variance." That's how all 
these all we get ... so you say, "Okay, I want to file for a variance to build a mobile home park," so 
you file your variance, and you always lose. You wouldn't even get a single vote. If there's 10 people 
on the city council, it would be a unanimous 10-0, you lose. 

On one of these cases, I just kept losing and losing, I thought of and heard from someone who said, 
"You know, you ought to hire someone who does this, because every developer does the same 
thing. They go in, and they have to get rezonings and variances, so why don't you hire one of their 
consultants?" All right. Well, that's an interesting idea. What if I hire a professional who's used to 
doing this? Maybe my odds will be better. I called some of them up and they, of course, said, "No. I 
would never do that," but then one guy, I think maybe just for fun, said, "Hmm. No one's ever asked 
me to do that before, so yeah, I'll do it. I'll give it a whirly-dirly." Okay, great. 

Well, here's how the professionals do it. This tip alone is worth your time of listening to the entire 
lecture here, because this is how you, in today's world, get things done. What the political consultant 
did was he went to each person on the council behind the scenes, not up front, just behind the 
scenes. He got the list from the city of each council member and their contact information, and he 
went to them and he said, "What would I have to do to get you to approve the zoning for this mobile 
home park expansion? What would I have to do?" 

Well, he got answers. One person said, "Hmm. You know, the only way I would vote for that 
expansion is if you build a fence down the frontage so that I don't have to look at your park anymore 
when I drive home." Next person said, "Hmm. You know, I would vote for it if you would build a really 
landscaped, lush entry to give it the look from the street that it's a single-family development." Each 
council member, as I recall there were about seven, they all had their own pet peeve, and if I could 
only cure the pet peeve, then they would vote for it. 

Well, this was interesting because every pet peeve they had I could do. Yes, it would be more 
capital. Yes, it was not in the original plan. Some of it was actually beneficial to the community. 
Building a nice landscaped entry, well, that's actually good for the park. Suddenly, eureka, I figured 
out how to get these kind of things done, and that's what I did on every expansion since. You never 
go before the council until you have the votes. That's what the guy taught me. You never do it. If you 
go to the council and three of the seven said, "Yeah, I'd vote for it if you did XYZ," and the other four 
said, "No, I wouldn't do it," you don't proceed. You keep waiting it out. You keep working the floor 
until you get one of them to say, "Well, you know what? Yeah, I'd do it if you did XYZ." Now you've 
got the majority. That was the main lesson learned. 

If you don't find land that's already zoned, you'll have to go behind the scenes and get that approval. 
Can you do it every time? Oh, no, not at all. We've tried many, many expansions using that same 
technique and crashed and burned many, many times, unable to get enough support to even do it, 
so that just simply won't work. At any rate, if you can get the land that is suitable, flat and buildable, 
has the bare bones to be built on, and you can get that variance, that permit to build and/or buy land 
that already is zoned, then you can make your project happen. That's really the backbone of why 
these things aren't being built today. It's not because you can't find land. It's not because people 
can't come up with the money to build it. Problem is the whole political process of getting zoning and 
getting variances. 
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Now, that being the case, don't be thinking to yourself, "Well, I know a way around that. I'll go where 
there's no politicians." While that may sound like the perfect world today in today's messed-up 
environment, doesn't work with mobile home parks because the only place you won't find any 
politicians or any pushback is way out in rural areas, and don't even think about doing that. Let me 
give you some reasons why you can't go build in a rural area. Probably the biggest problem is 
there's no water and sewer. That's the one reason that the city developments might work but the ... 
way out in the county won't. There's no water and sewer so, basically, you'll be on private water and 
private sewer, which is very, very expensive, very undependable, just scary stuff and very, very, very 
expensive. 

The other problem is, even after you've done that, even after you've gone out and built the park and 
built your own private water and sewer system, which could cost you $1 million just for the water and 
sewer, nobody wants to live there because you're out in the middle of nowhere. There's just no 
demand. Those developments, and I've seen many built, they always end in bankruptcy. There was 
a very large Dallas developer, very smart Dallas development group, that went to build a mobile 
home park back in, I'm going to say in the late '90s to early 2000s. They tried to build it on land they 
owned in the city, and they got shot down, so they decided to build it on some land they owned that 
was way outside the city, I guess to prove a point that you can't stop them from building. 

They built this giant mobile home park with its own private water and private sewer, and it sat empty 
for the longest time, and it finally shut down. I don't think they even got up to 20 occupied in maybe a 
300-lot development, so that option's not even on the table. For the course of our discussion here, 
we're going to assume that you're smart enough to not to try and build one way out in the middle of 
nowhere, so we're talking only parks that have all the other dynamics to succeed: city water, city 
sewer, good location, high demand, high home prices, et cetera. 

What would make you want to build one? If we say it's this challenging, there's these many issues, 
what would make the average investor want to build one? Well, several reasons. Number one, other 
mobile home parks in that area may be very, very expensive per lot. There have been parks bought 
and sold in California in modern times for as much as $200,000 or $300,000 per lot. Clearly, if you're 
in a market that's costing $200,000 or $300,000 per lot, it probably is not a really good idea to buy a 
park unless those numbers are corresponding to high lot rents, which normally they're not. Those 
highest parks bought and sold were sold on cap rates that were phenomenally low, so ... but if the 
cap rates are crazy and the prices are crazy high, then yes, maybe you could build the park despite 
the costs I'm going to be going over in a minute, and you can say that it would work. 

The second thing is you could build, theoretically, in a market where there already are some trailer 
parks, that you could build a super modern one that has modern amenities and modern lot sizes, 
bigger yards, better stuff, jogging trail, that kind of stuff. That's another reason you might build is 
because you just can't even find ... because it doesn't exist, the quality of what you're trying to do. 

Then there's also some specialty niches which we should discuss. The first one is the specialty niche 
of building what appears to be a subdivision. We own one of these in Bloomington, Illinois. It looks 
just like a subdivision because it has ground-set installations, which means the mobile homes are 
not up in the air like they are in a traditional mobile home park, but they're set slightly above ground 
level, and that gives the complete appearance as being on a slab foundation. What the interesting 
trick of that kind of development is you can provide that full single-family product, looks no different 
than the stick-built community down the street, but at a fraction of the price. The homes in our park 
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are $60,000, and the homes down the street are $150,000. That's a specialty niche that really, really 
works if you're going to build from scratch. 

Another one would be to build something that appeals to HUD code tiny homes. Now, the best 
example that comes to mind is not a new development, although it was a retrofit of an old, 
abandoned, screwed-up mobile home park. That's the one that Tony Hsieh, the guy that founded 
Zappos, did out there in Las Vegas. I've written on it in different newsletters. I've had photos of it. It's 
called Airstream Village, and it is a utopian community of tiny homes. He has a mixture of Airstream 
RVs and tiny homes in there. 

Now, I would like to point out that tiny homes is a little bit of a problem right now because they really 
don't technically meet the law. The reason for that is that they are not HUD coded, so they're not 
really built for permanent residency, so therefore, they can't go in a mobile home park because they 
don't have the HUD seal. Instead, they often go in the RV park, but many RV parks are deed 
restricted against people living in them, although cities typically look the other way until you get 
children involved. Now they're back to the same issue we talked about of school tuition, et cetera, 
and suddenly, the city freaks out and says you can't have it in there. 

The tiny homes I'm talking about here are HUD-coded tiny homes. Yes, they now make tiny homes 
that have the HUD seal on them. Most of your major manufacturers build them. They're nice. They're 
different. They're not like mobile homes. They're not expected to look like mobile homes and they, 
therefore, don't reflect the look of a mobile home. They're a whole different product. 

I would think that, in many areas, particularly in the Pacific Northwest, this product would go over 
very well, just as developers are rebuilding these old factories into tiny micro-apartments. I'm sure 
you've seen those, 200-square-foot, 300-square-foot apartments that share common amenities. 
Some of those amenities are pretty neat. I've been in one of those micro-apartments, and they have 
like a food court out of a mall in them. They're actually kind of neat. There's an interesting vibe to it. 
There's a lot of college students and stuff in there. I could see mobile home parks having a new role 
in development as HUD-coded tiny home areas. 

Taking it to another extreme, out in California and some other spots, they make two-story mobile 
homes. It's a mobile home that, on the first story, is a garage, and then the other mobile home is set 
on top of that. It's kind of a cross between mobile home and modular. Again, you get my point. 
Basically, the one reason you might build a park today is because nothing like it exists, and it's an 
all-new concept. In fact, it may be a gray area. Remember, the industry started out as a gray area. 
It's kind of like a hot rod. It's kind of like a Model A hot rod, right? The old Model A would be those 
trailer parks from the '30s, '40s, and '50s, and then the hot-rodders took the old trailer park and 
slapped a giant engine in it, and redid the seats, and put in chrome doodads, and took it to a whole 
new level. 

The industry has been built, really, from its foundations on the ideas of morphing into something 
neat, or something cool, or something more in demand. I believe, probably, there's a future product 
in those kind of tiny home subdivisions. I could see that happen. Again, there's several reasons why 
you would want to build a mobile home park from scratch today. 
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What are the economics like when you build them? This is a topic I know well because we've done 
expansions. We've done them in the past. I'm sure we'll do them in the future. Here is a bare-bones 
rundown of what you need to know about building a mobile home park from scratch. It's not very 
complicated. It costs you ... and again, this is so broad-brushed, so this is a 5,000-foot elevation. 
This would be what you would say on a game show. The cost of building a lot in a mobile home park 
from scratch is roughly $15,000. $15,000 will get you the following. It will get you the street out front, 
a 20x20 concrete parking pad, water, sewer, power, and even gas, everything you need. About 
15,000 per pad, that's expense number one. 

Number two, the land itself. When I say the land, I want to also throw in, not only the land, but often 
land needs work. If there's any dirt work, or putting some kind of water feature into a culvert, or a box 
culvert or something, that's additional. When I say land, I mean land and improvement, so that's your 
second cost. Your third cost is called the soft costs, and that's mostly things like engineering, and 
permitting, and that type of item. 

There's one other dreaded animal, and you better know this one or you could get in real trouble, and 
that's what is called tap fees. What the heck is a tap fee? Well, a tap fee is this unpleasant cost you 
have to pay to hook into the city's water and sewer lines. If you want to hook into water and sewer, 
they're not going to let you just do that. You're going to have to pay a tap fee. 

How much is a tap fee? Well, in some places, it's nothing. We've done expansions in which the tap 
fee was zero. The city was very accommodating to growth. They encourage growth. They like to say, 
"We added X number of new residents, X numbers of new customers in our water and sewer," and 
they don't charge you much, but if you look at some towns in such states as Colorado, it may be 
$25,000 per lot, so think about that. Think about the tap fee being more than the entire cost of 
building the park per lot. That's scary, but it could even be worse. 

If you get into an area like New Mexico, some parts of New Mexico, the water rights trade for more 
than the mobile home parks do. I looked at a park once in Las Cruces, New Mexico. This has been 
probably 15 years ago or so. That park, it was hard for me to figure out how to buy because what 
they were selling was the park with water rights, but the water rights were valued more than the 
park. Talk about an area most Americans are not equipped to handle. It took it beyond the mere cost 
of land speculation. 

Some people always want to charge extra for buildable land. Picture how hard it is to plan when 
you're having to hedge what the cost of the water or what the water rights are worth. Obviously, 
that's a really, really impossible position, so ... but that's how it was. Whenever you're looking at 
building a park, always ask about the tap fees or any utility connection costs because we have 
found, over time, that can be more than the entire construction cost. There's another little item 
you've got to really watch out for. 

That's basically the economics, $15,000 a pad, plus the cost of the land, plus the cost of improving 
the land, the soft costs like engineering, and then the associated tap fees, but there's one other big 
issue that you have to consider if you really want to build a park, whether it's a new park from 
scratch or even an expansion, and that is how are you going to fill the lots? 
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Another topic I've written about many times is the fact that modern mobile home park dealers don't 
finance customers. That all went away all the way back in about the year 2000 when we had the 
personal property meltdown. We beat the single-family industry to the punch as far as having a 
recession about seven years ahead of them, and what you had is what's called the Great Channel 
Collapse of the year 2000, '99 to 2000. It was so bloody. The end result was so significantly bad that 
most lenders withdrew from the market and never went back. 

Today, if you want to build a mobile home park and fill it, you will have to bring in the homes to fill it. 
How do you bring in the homes to fill all the lots in whatever you build, whether it's an expansion or a 
new build? How do you do that? Well, the first one, which most people know, and we are huge users 
of the program, is the CASH Program through 21st Mortgage. Fantastic program if it works for your 
park. Greatest program of all time if it works for your park. 

I won't waste a ton of time on the topic, but just the quick overview, under the CASH Program, you 
pick a home. It can be any manufacturer today. It used to be only Clayton. Now it can be anybody's. 
You bring in the home, and they pay for the home, the move, the set, the skirt, the stairs, the 
connections, the whole deal. Your out-of-pocket, basically, nothing or near to nothing on the home 
coming in. Then you have to run the ads, show the home, turn any customer who wants to buy it 
over to 21st. They paper them, and you can effectively fill lots for free. 

However, there's still a catch. You have to pay the mortgage and the cost to put it back together, and 
clean it, and marketing costs if the customer runs off, because the way it works, 21st wants an 
uninterrupted stream of payments. You're not really personally guaranteeing the loan, technically, 
that's not the way it works, but you are guaranteeing to cover the shortfall, the negative when the 
customer vacates the home. Now, not all customers vacate the home. The loss rate right now is 
very, very low. Their default rate's only running 5 or 6%. Will it always remain that low? I don't know. 
Nobody knows. That's the CASH Program. 

However, the CASH Program doesn't always work because, sometimes, your customers are not 
creditworthy enough or have enough down payment to be qualified by 21st Mortgage, so you have 
to have a plan B. Plan B for many park owners is you buy an old or used home and bring that in, and 
you try, once again, to do it through 21st Mortgage, this time under their Used Home Program. 
They'll do used homes all the way down to a $10,000 purchase price. What that gets you is a much 
lower down payment, much lower monthly, but yet again, they may still not qualify in some markets. 
If that's the case, all you can really do is bring in the home, paying it completely out of your own 
pocket, and then rent the home or do a rent credit on it. Those are three ways you could fill lots. 

A fourth is you could fill it with RVs, but that's going to all boil down to your permit of whether the city 
even allows you to bring RVs into the lot. You'll be shocked that many mobile home parks in America 
have deed restrictions against RVs. Sometimes you have a deed restriction that only allows a certain 
percent of RV, like 20%, so sometimes, filling it with RVs is not an option. 

Another option you have, but it doesn't happen a lot, are what are called organic move-ins. That's 
where a customer who already has a home hates where they're living, and they prefer your park, 
and you pay the cost to move them from the park they hate to your park. That's called an organic 
move. Those are some ways to fill lots, but hopefully what you heard from that is little risky, capital 
intensive. It's not the most fun thing in the world to do. 
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Other issues you have to think about if you want to think about building a new mobile home park or 
even an expansion, number one is the cost of carrying the land until you fill it up. If you build that 
100-space park, and you're going to have to buy every home to fill every lot, I can guarantee you 
that, let's say you could only fill one lot per month. You have enough demand, enough money, 
enough firepower to do one a month. Well, that's going to take you eight years to fill that. Remember 
that, at a 10% interest rate compounding, everything doubles in seven years, so you're going to be 
shelling out a lot of money. You'll be feeding that property for many years until you get to break 
even. That's another issue is the cost of carrying the project. How much more are you going to have 
to put in in capital to carry it until it's self-sufficient? 

Another issue to think about is the risk of building that park. When I say risk, I will remember I never 
felt more nervous, probably ever, than when I had to get my green tag on a 100-space expansion I 
did in Texas. It all sounds fine and dandy until you finally come down to where you have to apply to 
get the green tag and then the sign off for you to open the park up, in this case, my expansion 
section. Here I had plowed all that money into that expansion. I had almost $1 million into the 
expansion, and I had no guarantee that any of it would ever be anything that could make any money. 
That's what happens when you build things from scratch, so I really sweated it out getting my permit. 
Now, I got my green tag to open, but what would have happened if I hadn't? What would have 
happened if they said, "Oh, my gosh. You know what? We just realized your lots aren't big enough," 
or, "You're water system's no good"? That terrified me. That's another thing to think about. 

Another issue is bank financing. There's almost nobody that does construction loans today, and for 
good reason, because since the window closed on building parks back in the '70s to '80s, who does 
them? Nobody ever does one, so they're completely unfamiliar with the idea, and they have the 
same concerns as what I'm expressing to you now. 

Next one is liquidity. That means what are you going to do from the moment you build that park til 
you get it on up to a stabilized position, which in the industry is 80%? What are you going to do? 
How are you going to survive? What happens if something happens and you have to sell it off, and 
you're only at 40% occupancy? How can you sell it? What can you do? How can that buyer get a 
loan on it? That's another key worry people have. 

There's another hybrid option that has much less worry, which I'm going to go over why it's easier, 
and that's expanding an existing park. I mean it would be easier to expand a 10-space park into a 
110-space park than to build a 100-space park from scratch. Why is that? Why is it easier? Well, 
here are the reasons why. Number one, the park stigma's already there. People in the neighborhood 
already have a mobile home park there, so when politicians ponder, "Well, will it hurt my chance of 
being reelected?" the impact's lower because they already have a park, so the people just don't 
seem to have as much aggressive fervor as they do if it's something that's starting from scratch. 

Also, it's a very important bargaining chip to already have the park there. How can you go to the 
council and say, "What do I have to do to get you to approve my expansion?" unless you have an 
ugly park there that they have reasons to make you want to do more with or a nice park they want 
you to take to even the next level? You really need that bargaining chip. 

Another thing is the land choice is really easy when you're doing an expansion. You know exactly 
that it has to be one of the parcels of land immediately surrounding the park, so it's a lot easier on 
you mentally because, otherwise, you're always trying to figure out, "Should I build it here? Nah. 
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Maybe over here. No, wait, maybe over here." Also, you have some lower operating costs because 
you already have your manager for free. When you're first starting out with your ground-up 
development, you're going to be feeding that manager out of your pocket at the start, there's no 
revenue coming in to cover that, but you do an expansion, the manager's already there. 

Another issue is you already have the utilities figured out. You already know that you're going to 
connect to your existing utilities, so there's no utility issues. Now, there still will be tap fees, so you 
can't get away from the tap fee monsters. You have to make sure you can handle the tap fees there. 

Bank lending is easier because, when you already have the existing park, it's much easier for the 
bank to visualize what the heck you're doing when you say, "I want to expand the park," than it is, "I 
want to build a park from scratch." They can go out to the park. They could eyeball it. They could see 
where the streets end. You could tell them, "The streets will now extend on out into that pasture with 
mobile homes on either side," and they can visualize it, so the bank lending's a whole lot easier on 
the expansion. 

Also, you have more liquidity because, again, you have an asset that people already want. If you're 
trying to sell a park with expansion, and you get caught midstream, and you get diagnosed with 
stage four cancer with a week to live, much better chance you'll be able to sell the park that exists 
with the expansion, which interests many people, than a greenfield development, which scares many 
people. 

Now, what is the comparison to building a mobile home park versus buying a mobile home park? 
Well, it's a pretty easy formula if you really think about it. Let me just explain it here how we would 
look at it. If I have a 100-space existing mobile home park and current rents at $300, that's the same, 
in the end, as a raw piece of land that you then build 100 lots on it to rent them out at $300 a month, 
so it's really all about the carrying costs. If you're going to get to the same position seven years from 
now as where I began with my existing park, then we will be of the same value seven years from 
now. You'll be there with your brand-new 100-space park at 300, and I'll be there with my existing 
100-space park at 300, so I guess we matched. 

However, as you've already figured out, I have a carrying cost to consider. You have no carrying 
costs. I have massive carrying costs, so I have to load all that carrying cost in. However, as you 
probably also just said, wait a minute now, right, if I'm having to buy my park at 100,000 a pad, and 
you could build your park for 20,000 a pad, even with the carrying costs, you may come out far 
ahead of me. That's what it's all about. It's all about the carrying costs. That's really what it's all 
about. 

When you're looking at building something from new or buying something existing, it's just simply a 
question of numbers. You build out your statement based on your assumptions of fill rate. That will 
tell you in the end how much money you're out of pocket into the development, and that will tell you 
whether you're better off buying an existing or building from scratch. 

There's also some risks to consider, and I cannot emphasize these enough as someone who's built 
probably 200 lots of expansion and watched as people built brand new parks, which we'll go over 
here in a minute. These would be my top 10 risks you have to worry about. The very first risk you 
have is what if you don't get approved for zoning? Because they're not going to let you go the full 
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cycle of getting the park fully zoned and permitted until you do all the engineered drawings and other 
items, and you've got to put up money on each of those steps. What if you end up having $40,000 in 
engineering and fees and stuff, and they shoot you down? That would be a very, very bad day. 

That can't happen when you buy an existing because, when you buy the existing, out of pocket you'll 
have a phase one, and you'll have maybe some other third-party reports like an appraisal or property 
condition report, but nowhere near the kind of money you're going to have. On the park you're 
buying, you're going to do all those items after you've done most of the diligence, so you know that if 
you go forward and spend the money, even your phase one, that you can still buy it, but in this case, 
you're taking a lot of risk with no guarantee at all. You may not get it. 

Number two, even if you get all of that put together, you may not get the construction loan because, 
again, it's a very rare animal. I can only think of one or two banks in America that I know of that 
would do a mobile home park construction loan. You might get everything together, and then you still 
can't build it because you can't get the loan, and that's a problem. 

The third one I just discussed, and that's getting the permit to open it once you build it. I mean I don't 
understand how people who build things have the guts to do it. It just blows my mind. I mean, here in 
the St. Louis area, you go down to the Arch Museum in St. Louis, and what do you have? You have 
an arch, a 700-foot-high, stainless steel structure that they didn't know if the top piece would go in til 
they put it up there. Everyone was holding their breath. This was before they had laser technology, 
so they had done this with engineering, literally with slide rules. This was built back in the '60s, so 
before the computer existed, before the pocket calculator existed. 

They built this mammoth object, and the way they built is they started on each side of the arch, and it 
went up with this gradual curvature, but then they had to bring in the very top section with a crane, 
and it had to exactly fit between those two spans, and they were extremely worried. If you read 
about it, they were freaking out because nobody knew with precision that it would fit. Absolutely 
terrifying to someone like me who doesn't build anything. Getting the permit, that's another scary 
item. 

The next thing is can you fill the lots? Are your customers creditworthy? You won't know til you try. 
What if you try, and they're not creditworthy? That's another huge issue. 

Next item, can you meet the budget in filling the lots? You say, "Yeah, I'm going to fill two lots a 
month like clockwork," but can you do it? You don't know til you try. What if you can't get two a 
month? What if you only get one a month? Will the bank shut you down? Will you miss all your 
targets? Will you miss the whole budget? That's another risk you have to worry about. 

Next, can you hit 80% occupancy before you try and refinance again? Is that humanly achievable? 
Because if you can't get it up to a stabilized occupancy, it's very possible you might be stuck with it. 
It might be really tough, a lot of bank renegotiation issues there that'd be really, really hard. What if 
you get into the project and die midstream? Then what do you do? How are you going to deal with 
that? How do you get that financed? What happens then? You're effectively illiquid. 
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Now, here's one you may not have never thought of before right now, and that is what do you do 
with the sewer while you're filling? Because here's a problem, and I didn't know this til I built my first 
or second expansion. If you have a mobile home on a sewer line, the sewer line is built to assume 
enough water going through it to push everything downstream. Remember that sewer lines are not 
pressurized. They rely on gravity, and they rely on that water to basically float everything down the 
line, to push it down the line. If you don't have enough water pressure in the early parts of the 
development, there's no way to push the stuff. 

I knew that I had one expansion, and we were Roto-Rootering the thing constantly, sometimes every 
week, and the reason was, as the Roto-Rooter man observed, we don't have enough water going 
through there to amount to anything so, as a result, every time someone goes to the bathroom, 
there's nothing to push it down the line. You take that and look at a much larger development, many 
fold in size, and you can see you might really be very seriously in the sewer game to a level you 
really had not originally anticipated. 

Another problem is can you cover the negative until you hit break even? Bear in mind, when you first 
start the park, you're going to have a negative. You're going to have a manager and other operating 
costs, marketing, and tax, and everything, insurance with no revenue coming in the door. Can you 
handle that? Can you physically write that negative check? 

Then, finally, what if your partnership blows up during that period? A lot of people buy parks or build 
parks using partners. You're talking a fairly long-term thing here. By the time you start the park, you 
fill the park, you might be in the park five years or more. What if your partnership breaks up along 
the way? Your health holds out, everything's fine there, but your partnership doesn't hold out. Again, 
you're still in an illiquid territory. Those would be the key top 10 risks I think most people would 
figure. 

Now let's take all this data together and examine it going back to our original theme of building a 
park versus buying a park. Well, basically, when you add it all together, to us, buying an existing 
park with upside is better than building one from scratch for various reasons. It has a higher overall 
return, typically, not always, which we'll go over in a minute. It has less risk, that's for sure, so that 
one's a given. There's less risk when you buy an existing. All those risks I just went over, those all 
evaporate. 

Definitely higher liquidity. No one would dispute that. You definitely have higher liquidity because you 
have an income-producing asset, and that's a lot easier to refinance or sell than a non-income-
producing, and definitely easier lending. Getting a loan on a mobile home park today that's existing 
has been the easiest it's ever been of all time. Getting one on one that you want to build you could 
not say is the easiest of all time. Back in the '60s, those HUD projects were amazingly attractive, but 
there's no HUD construction projects today financing out there for mobile home parks. 

Basically, when we look a it, we look at the existing park as being superior to the new park, but that 
being said, there are still some other niches, some other players that might beat that, that might 
actually beat the existing park. The first one is those situations where you have already-zoned land. 
Let me give you an example of that. I always like to give people examples as opposed to just theory. 
Theory is not nearly as interesting as reality. 
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The one I can think of that already had the zoning to be built was a park in Dallas, and here's what 
happened. There was somebody who apparently just perusing the world of zoning maps, and he 
noticed a piece of land that was zoned MH there in the Dallas metroplex, in fact, right in the city of 
Dallas, right in the loop, right in Dallas. It wasn't a huge parcel of land, but yet it was big enough to 
hold 100 lots, so there it was ready to go, already had the zoning on it. How had everyone missed it? 
I don't know. I guess not many mobile home park people probably ever even look at a zoning map. 
Not really sure why this guy was, but nevertheless, he found already-zoned land and needed nothing 
from the city at all. 

All he had to do was meet the modern requirements of building a park, which in Dallas are not that 
hard. Dallas doesn't really have really rough, rough parameters to build a new park. They'd never 
give you the zoning to do it, so they don't have to worry about them, but it didn't have unreasonably 
large lots or anything in it, so he built that 100-space park. It had city water, city sewer. The demand 
in Dallas in really large. He filled every lot, and I think he got the project over with, as I recall, in 
about four years. 

He was doing about two homes a month and had plenty of customers, and so that project worked. I 
bet if you looked at his numbers based on the four year whole, he probably did at least as well as if 
he had bought an existing one at a decent price, because he didn't have a whole lot of whole ... not a 
lot of carry on it. Project went very well and, in the end, he had a brand-new park with new PVC 
piping, so okay, I think that one might compete with buying an existing. 

Then here's another example is someone who built a project, in fact, the name is Scott Roberts. He 
built a project in Austin over the last five years. In this Austin project, what he took advantage of was 
super high housing prices coupled with a very proactive City Hall that wanted to help affordable 
housing. Austin, as people are probably aware, has extremely high median home prices, extremely 
high apartments, but the council there is a little more proactive on social welfare issues. Some 
people call Austin the California of Texas, and the people there are really, really concerned and 
really try to figure out, "how can we help everyone out, not just the wealthy of Austin? What can we 
do?" 

He was able to harness that energy and couple that with building a new park that's kind of like a 
subdivision but not a subdivision. It's truly one for manufactured homes, but nevertheless, he put that 
together. He's done very well with it. It's a large property. I think it's 700 lots approximately. I'm not 
sure of his current occupancy. I was out there a couple years ago, and he was doing pretty well with 
that. Again, if you look at the price of a park in Austin, and what he paid for the land, and soft costs, 
and building it all, he might tie or he might even be ahead. I mean I don't think there are any existing 
700-space parks in Austin, so that one, again, that might have worked just as good as buying one 
that was new. 

The third item would be buying a mobile home park in a small town in ... or building, sorry, building a 
mobile home park in a small town in the path of progress. Now, the example I think of here, which is 
not necessarily a park construction example, but you could easily see how it would happen, was the 
city of Frisco, Texas. Texas or the Dallas-Fort Worth area has always grown north. I knew it back 
when I was in the billboard business because, if you looked at all of the road studies for the area, 
you saw all the highways were being built north, so you knew the city was going north. 
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There's a city north of Dallas called Frisco that had everything. It was right in the path of all the major 
roads going in, very, very small town, very quaint, good schools, safe. If you had built a ... gone to 
Frisco back in the days when it was very, very small, and you could have pulled it off back then. 
Your city council in Frisco ... I know this because I approached them once for billboards. It was 
basically farmers. It wasn't a sophisticated crowd, and they wanted the city to grow. It didn't have a 
lot going on back in the day. You could have probably gotten a permit to build a mobile home park 
because they would have looked forward to having more people living in Frisco. If you had done 
that, the value of that park today would be immense. 

That would be the third time that it might work to build is if you have the niche of a town that has a 
council that's very amenable because it's not yet super sophisticated, it's not yet super hostile, the 
residents are not yet super hostile, and you're able to latch on and build that right as progress comes 
raging towards you, then that might be another option. 

One of my favorite books is a book written by Conrad Hilton. It's called The Man Who Bought the 
Waldorf. In the book, it follows the life of Hilton, and Hilton was a great real estate investor. I really 
like the book. If you've never read the book, I highly recommend, if you need a book to read, The 
Man Who Bought the Waldorf because what it talks about is Hilton's amazing roller coaster ride in 
real estate. It starts off in a small town in a little motel he owned called The Mobley. He didn't own it. 
His dad owned it. He worked there. He ultimately inherited it, but at any rate, so he has The Mobley, 
which ... I mean I've been there, and you can go there. The Chamber of Commerce of Cisco, Texas 
is located inside of The Mobley. It's not much to talk about. 

He had this vision. He wanted to be a big-time hotel person, so his mother ... He was always talking 
and drawing pictures of these grand visions of big hotels. She said, "Conrad, if you want to launch 
big ships, you have to go where the water is deep. You got to get out of Cisco, and you got to get up 
into the big city and pitch your hotel plan and give it your all." Well, he does that. He goes up, and he 
convinces a bank in Dallas that his experience at The Mobley, this little motel in Cisco, would propel 
him to greatness, and the bank allows him to build the first really kind of luxury high-rise hotel in 
Dallas, and it goes over gangbusters. This is back in the 1920s. 

He builds a few more, and then the Depression hits, and he loses everything. He then gets a job 
managing the hotels that he lost through foreclosure. Then, while he's doing that, he puts together 
an investment consortium over the years, and he goes and buys the hotels back that he already lost 
through foreclosure, so he gets this second shot of running the hotels. His timing was amazing. Then 
we go into World War II and, basically, he ... the man is so high, he's able to rent chairs in the lobby 
by the night. Then he just keeps buying more and more hotels using the cash flow from the hotels 
that he bought. His main quote from that era, his big lesson learned in the book, and I don't have the 
exact quote memorized, but he basically said what he learned from his life was never to build 
anything new, to just wait and buy it during a depression for 10 cents on the dollar. 

In that same theory, when you build a park, you're basically building it new, which if you could buy a 
park that's on hard times to turn around, you can often buy it for less than constructions costs, even 
when you add in tap fees and all the other associated costs. It's a very complicated dilemma 
because, as you'll notice, his heirs, the Hiltons of today, they build all their hotels. They don't buy any 
hotels, so I'm not really sure that his quote really works. It worked for him because the midpoint of 
his career was the Great Depression and then working his way out of the Great Depression, and he 
really died before there was another Great Depression. 
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The Ying and the Yang of how this all fits together, cycle of life, this is what really makes the issue 
hard to really get a handle on of whether you should build or buy because, as you see, it's really kind 
of complicated. The moral of it all is will there be more attempts to develop parks going forward? The 
answer is very possibly. As the parks become more valuable, it makes greater pressure to want to 
build the new. Will you be able to get permits to build new parks in the future? Maybe, maybe if you 
can come out with a better product, a newer product. Maybe you can ride the wave of Uber and Lyft 
and people who are getting around the old taxi cab franchise laws. It's really a more complicated 
issue than meets the eye. 

Now, when the average person calls me and says, "Hey, I want to build a park. What do you think?" I 
ask them, "Where's it going to go?" 9 out of 10 times they tell me, "Middle of Nowhere, Oklahoma," 
and I always say, "No. You never want to build a park in Middle of Nowhere, Oklahoma." If that's 
your strategy listening to the call, then that's not going to work for you, and it never has worked for 
anybody, but if you can find the key certain features that would make that project work, if you can 
find land that's already zoned in an area where mobile home parks that are existing are already very 
expensive, or areas that have extremely high housing prices coupled with city councils that are very 
aggressive in trying to solve a horrible housing, or small towns in the path of progress, then it might 
work, but it would only work in those conditions and would only work if you can meet and beat all 
those risks that I have laid out. 

If you can pull all that off, then building a new mobile home park might work. However, for the 
average person, ourselves included, we prefer to buy the existing because we find the existing to be, 
basically, a safer form of investment. Really, if you want to hybrid them together, then the ultimate 
deal would be an existing mobile home park that you can buy inexpensively because there's lots of 
things you can fix like pushing around and submetering water, then maybe also be coupled with 
expansion potential. 

If you've enjoyed the lecture and you want to hear more lecturing, I would urge you to come to one of 
our boot camps. It's my hobby. It's what I do several times a year with Brandon is basically talk about 
the industry and teach about it. Our next boot camp is in Chicago July 13th to 15th. It's a three-day 
immersion weekend where all we do is talk all things mobile home park, and we also go out in the 
field and evaluate mobile home parks real life in the fields. That's coming up in Chicago July 13th to 
15th, so contact Brandon if you want more information on that. 

Beyond that, as you know, we talk mobile home parks all the time. You can come to the Frank and 
Dave shows on Wednesdays. You should be receiving the newsletter, all the many things that I 
constantly am writing and talking about. We really appreciate everyone for taking the time to be here 
tonight to talk about the unusual topic, although one that has growing interest, as you can tell by the 
questions and people in attendance, on the concept of building mobile home parks going forward. 
It's an interesting topic that's always a changing playing field, and so we think it'll be something that 
people will be talking about much more going forward, and that's why we wanted to do it. Again, we 
appreciate everyone for being here at the MHU.com lecture series event on building mobile home 
parks. 
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October 6, 2025 
 
 
City of Great Falls Planning Staff, Zoning Board, City Commission 
 
Dear City of Great Falls partners: 
 
On behalf of the Great Falls Development Alliance (GFDA) I am writing to support the annexation, zoning, and 
preliminary plat for the IX Blessings housing project located on 7th Avenue North in Great Falls, MT. As you 
know, access to housing for Great Falls residents is a top priority for the GFDA. According to the 2024 Housing 
Market Demand Assessment completed for Great Falls, MT by the Concord Group, Great Falls has unmet demand 
for 650 new units per year until 2035 and our current production level is woefully below that number in the city. 
That same study highlighted demand for about 150 units of the product IX Blessings is proposing for their project. 
We feel that demand for all product types covered in the study has likely increased as we have not met production 
demand for any housing product type since the study was completed.  
 
In addition to the substantiated demand for this product type in the Great Falls market, this product type fits well 
with the selected site as other potential projects have considered the site and fallen through due to the site-specific 
soil challenges present. In short, we feel that housing, of any type, is highest and best use of this site given its 
inability to support other development models. Furthermore, this use of land is beneficial to the GFDA and City’s 
goals for infill development and the annexation of the site will help a county enclave perform better in terms of 
tax base and new rate payers for utilities. The mobile home parks already present in the neighborhood make this 
development in keeping with the look and feel of the area and a new project of this type will offer modern 
construction quality to the neighborhood.  
 
GFDA is a community economic development partnership and certified Community Development Financial 
Institution (CDFI). We are organized as a Montana non-profit 501 (c) 3 charitable corporation. GFDA is a broad 
public, private, nonprofit partnership that serves the Great Falls Montana MSA and the surrounding thirteen-
county rural and tribal trade area of north central Montana. Our partnership includes the City of Great Falls, 
Cascade County, Great Falls College MSU, Little Shell Tribe of Chippewa Indians, University of Providence, 
Great Falls Public Schools, Great Falls International Airport Authority, Great Falls Tourism, Great Falls Area 
Chamber of Commerce, NeighborWorks Great Falls, Downtown Development Partnership of Great Falls, Great 
Falls Association of Realtors, Homebuilders Association of Great Falls, Sweetgrass Development, Great Falls 
Business Improvement District, Cascade County Tavern Association, McLaughlin Research Institute, and over 
130 leading local businesses and institutions who invest in our work. 
 
 
Sincerely, 
 
 
 
 
Jake Clark, Vice President for Business Development  
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Oct 13, 2025 
Leo Imperi 
Great Falls, MT 59404 
 
Attn: Planning Advisory Board/Zoning Commission 
Agenda Item #5 

A letter in support of 9 Blessings Project - The Lariat 

I wanted to take a moment to voice support as well as address a few community concerns regarding 
the development of the 25 acre manufactured home park at 4600 7th Ave N. Specifically regarding 
market conditions for homes near the park, and the type of asset being proposed by 9 Blessings. I am a 
realtor with Keller Williams Realty at 202 2nd St S #201, Great Falls. I have been licensed as a Realtor for 
8 years. 

It seems the buzzword ‘mobile home park’ can generate an image in our minds that is unpleasant. We 
all picture the typical trailer park boys style homes with deferred maintenance, unruly residents, etc.I 
think it is important to convey to you and the community that this proposed park may actually help 
boost neighborhood appeal while providing a solution to an otherwise mostly un-developable lot.  

Although it's not currently clear on what specific manufacturers' homes will be used in the park, I have 
seen 9 blessings use Fleetwood and Clayton homes for similar crossmod single family projects in the 
past. Below are photos from the manufacturer’s website from their standard home collections. There 
are additional models that look even more like a site built single family home beyond these examples. 
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Lastly, I wanted to touch on the impact on home values near a park like this. It’s important to keep in 
mind these would likely be brand new, or close to brand new homes in the 9 blessings development. 
When we look at Countryside Village or Highwood Mobile Home Park (the closest examples at this 
scale) the homes here are generally older albeit in good condition.  

I took Highwood Park and Countryside Village and set a ¾ mile radius search including single family 
homes, townhomes, and condos that have sold over the last 5 years near these parks. 305 Sales near 
Highwood Park, and 311 near Countryside Village. Mobile Homes were excluded. This was done in the 
Montana Regional MLS. 

 

Below are some rudimentary market statistics for these 616 home sales over the last 5 years near these 
two mobile home parks: 
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Next I ran the same search for the entire city over the last 5 years with the 616 near the two parks 
excluded. This showed 3,672 sales. 

 

Running the same report, we get the following basic statistics: 
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Some notes of comparison between the two reports: 

●​ Almost identical days on market (DOM) indicating there's no uptick in the time it takes to sell 
homes near these two existing parks (Median - 46 vs 47 days) 

●​ Average closed prices near the parks are actually higher than the city-wide averages (Median - 
$323,750 vs $275,000) That's a difference of about 18%. 

Please note, I am certainly no economist! I just wanted to use my realtor-given resources to help share 
a perspective with you and our concerned community. I can only speak on the demands and needs of 
those I work with every day who look for homes in our community and I can’t think of a more 
important priority than our affordable housing shortage. 

Respectfully, 

 

Leo Imperi 
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I am a resident  living near the proposed Nine Blessings manufactured home park.  Great Falls has an 

affordable housing problem. Manufactured homes might be the answer, but this plan, that puts resident-

owned manufactured homes on developer-owned property is not the answer.  Residents would end up 

with a rental payment of $600-$800/month on top of a house payment for a depreciating residence that it 

could cost between $5000-$15,000 to move to another location.  This has the potential to trap people in a 

situation where they could neither afford their mortgage/lot rental or to move their home if they so 

desired. 

 

 Rental payment estimate was based on Highwoods Mobile Home Park. 

 

 House payment (not included in above statement) for a $100,000 dollar manufactured home 

purchased on a 20 year loan with no down payment at 9.0% interest would run $899.73/month 

 Interest rate chosen based on Forbes Advisor current rates and The Mortgage Reports. The 

latter listed rates as low as 6.25% but noted this was dependent on credit score, placement of 

the home (permanent foundation or not) and status of home as real property or personal 

property. This same page also notes the following: 

 “While mobile home financing rates can be higher than standard home loans, 

knowing what affects your rate can help you find a deal that fits your budget.” 

 “A home classified as real property instead of personal property typically qualifies 

for lower interest rates and better loan terms. Real property status usually applies 

when the home is permanently affixed to land you own. Lenders treat it more like a 

traditional home, which opens the door to conventional or FHA loan programs.” 

 Note that this is from a site that seems to be pretty much on the pro side of the 

arguments for/against manufactured homes.  

 The Mortgage Reports also has links to check out personal loan rates. I opted out of 

continuing with these at the point where they wanted consent for telephone contact. 

 Time frame chosen based on the fact that at 20 years more is already being paid in interest 

($115,934.23 than principal ($100,000.00) over the life of the loan.  No down payment 

chosen because this project is aimed at people who can’t afford most homes. 

 

 Researching the depreciation of manufactured homes provided no numbers that I would quote with 

confidence.  Using tax valuation/depreciation schedules would be questionable because resale and tax 

values are not necessarily the same.  Claims that manufactured homes appreciate in value will  be 

addressd.  This is the best table I could find showing manufactured home depreciation.  It is 6 years 
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out of date, combines mobile and manufactured data, is on third party website (not the originator of 

the data). The company has changed name from CoreLogic to Cotality and is an information provider 

for real estate related businesses which apparently does no business with the general public. 

 Appreciation Claims 

 Hames Homes, which makes manufactured homes provides the most direct argument 

I could find claiming that manufactured homes don’t depreciate in the online article 

titled “Manufactured Homes Do NOT Depreciate. Here’s The Proof.”  It includes the 

following statement:  

“According to lendingtree.com, the median value of mobile homes increased by 39% 

from 2014 to 2019, which is 6 percentage points more than the 33% increase in the 

median value of a single-family home in the same period.[i] 

 

         At Hames Homes: 

·        In 2008, the average age of a used manufactured/mobile home sold was 12.8 years.    

          Meanwhile, the average price was $29, 964. 

·        In 2021, the average age of a used manufactured/mobile home sold was 22.1 years            

          with an average price of $51,133. That’s a 71% increase!” 

 

 If reference to the first statement a manufactured home with an original price 

of $100,000 would gain $39,000 in value while an average priced residence 

in Great Falls MT initially costing $330,000 would gain $108,000 over the 

same period.  Note that average price in Great Falls varies from $329,757 

(Zillow) to $ 399,500 (Movoto). 

 As far as the other claims, no information is provided on type/size of 

manufactured home but if we are comparing similar homes from different 

eras, such price increases should be expected due to inflation. 

 Other pro-manufactured housing websites also tout manufactured homes retaining 

value or even increasing in value but as you read farther into the article include 

statements like ”… owned land can dramatically increase property values …” 

(Manufactured Housing Consultants) or “Manufactured homes located in mobile 

home parks often face steeper depreciation. This is because the land is leased rather 

than owned, limiting the homeowner's investment to the home itself.” (Sun 

Communities) 

 Depreciation Claims:  Every website I visited that disputed manufactured home depreciation 

made it clear that personal ownership of the land the home sat on was a major factor in 

maintaining/increasing home value.  The websites I visited that discuss depreciation of 

manufactured homes generally had a profit driven stake in their customers believing in 
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depreciation.  I’ve included examples of both and think the pro-manufactured home websites 

better prove manufactured homes are a poor investment than the sites that are actually trying 

to do so, at least as far as the business model of selling the home and renting the land is 

concerned. 

 Mobile Byebye lists the depreciation of manufactured homes at 10-20% within the 

first year after purchase and then 3-5%  a year, comparing them to other personal 

property such a vehicles.  They also note that older homes (generally over 15 years 

old) tend to see a slower depreciation rate as to those that are well maintained or 

located in desirable locations. 

 Big Sky Homes is a Billings based company selling modular and manufactured 

homes.  They use both the terms mobile and manufactured home to refer to 

manufactured homes and sell homes that range up into the $400,000.00 range.  The 

first downside to owning a mobile home they list is “Mobile homes are not 

considered as real property, and tend to depreciate over time. Similar with an 

automobile which drops in value as soon as you drive it from the lot, a mobile home 

likewise diminishes in value as soon as you step inside it. Accordingly, a mobile 

home often has a lower resale value.” 

 Rocket Mortgage lists community fees and little appreciation among the cons of 

owning a manufactured home. They even compare manufactured homes to 

automobiles that lose value as soon as they leave the lot. 

 

 Cost of moving a manufactured home for people who are unhappy with or can’t afford lot rent.  The 

average estimated cost of moving a manufactured/mobile home in the US is $9000 with the normal 

price range being between $5000-$20,000. However minimum service where the home is moved or 

nothing else is done can be less than $1000 while full service moves which include extras such as 

setting up decks or utilities can exceed $20,000.  Long distance moves of double or triple wide units 

with full service is estimated to run in the $25,000-$30,000 price range. 

 Multiple factors can influence the overall price.  Home size, distance moved and 

condition/size of roads, utility hookups or utilities in the way, permitting at both ends, site 

preparation, setup costs and level of service. 

 Sources and notable information: 

 Angi.com - Worth a look as an interesting breakdown of what comprises these costs 

and potential additional costs.  No sources so not quotable, but definitely useful as 

background information. 
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Type of Mobile Home Low Cost High Cost 

Single-wide: $4,000 $8,000 

Double-wide: $8,000 $15,000 

Triple wide: $12,000 $25,000+ 

 

Type of Move Low Cost High Cost 

Very short distance mobile home 

move: 

$1,000 $5,000 

Short-distance mobile home 

move: 

$5,000 $9,000 

Long-distance mobile home 

move: 

$6,500 $15,000 

Mobile home move over 100 

miles: 

$20,000 $25,000 

 Homenation.com - Interesting list of what setup fees and extra services can include 

plus this estimated fee schedule 

 Single-wide mobile home:  $5000-$8000 

 Double-wide mobile home:  $10,000-$20,000 

 Triple-wide mobile home:  $25,000-$30,000 

 Homes Direct article “How Much Does It Cost To Move a Manufactured Home?”  

They freely interchange the use of the terms manufactured and mobile. 

Sections Moving by yourself Moving Company 

Single Wide  $1,000 to $9,000 $5,000 to $10,000 

Double Wide  $2,000 to $16,000 $15,000 to $20,000 

Triple Wide $3,000 to $24,000 $25,000 to $30,000 

 

 Applicable Montana Laws.  Linked to Montana Code Annotated (MCA) 2023 which is shown as 

updated December 18, 2024.  Note this is the date shown within the MCA, the link title shows the last 

update as September 17, 2024.  There is an MCA 2025 posted on the AI Legal website vLex.  I am 

using the updated 2023 version since I got to it directly from the Montana Legislature’s website by 

selecting “Laws” from the home page, then selecting “Montana State Statutes (MCA) from the 

following page. 

 MCA 15-1-101 - Tax Administration Definitions.   

 (1) (d) (ii) and (1) (d) (ii) (D) explain that exclusively residential 

mobile/manufactured homes are not commercial properties unless held by a 

dealer/distributor as stock in trade. 
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 (1) (n) (i) and (1) (n) (ii) along with (1) (p) define the legal difference between 

manufactured and mobile homes in Montana. Manufactured homes are factory built 

residence compliant with HUD and the federal Manufactured Home Construction and 

Safety Standards of 1976. Mobile homes are house trailers or coaches over 8 feet 

wide or 45 feet long designed to be moved by towing or smaller such trailers or 

coaches used as a principal residence. 

 MCA 15-1-116 - Manufactured Home Considered As Improvement To Real Property – 

Requirements 

 (1) (a) thru (3) (a) are the owner’s requirements to have a manufactured home legally 

considered as an improvement to real property. 

 Running gear removed. 

 Attached to permanent foundation on land owned or being bought by home 

owner or on rented land with land owner’s permission and is no longer 

capable of public highway travel. 

 Statement of intent with county clerk which must include home serial 

number, legal description of real property to which permanently attached, 

description of any security interests in the home, approval from all 

lienholders and owner’s signature. 

 Statement of intent must be recorded with the county clerk and recorder, 

original certificate of origin or title and a certified copy of the statement of 

intent to the county treasurer. 

 MCA 15-1-18 - Reversal Of Declaration That Manufactured Home Is Real Property 

 (1) thru (5) cover reverting tax status of a manufactured home from real property to 

personal property which is required if it is to be removed from it’s permanent 

foundation and running gear is attached to move it over the roads. 

 Owner is required to provide a statement of reversal of declaration to the county clerk 

and recorder which must include 

 Serial number 

 Legal description of property from which the home will be removed 

 Description of any security interests in either the home or the property from 

which it is to be removed 

 Approval from all lienholders 

 Additionally, the county treasurer will not issue a transaction summary receipt until 

all taxes, interest, and penalties in the real property have been paid. 
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 MCA 15-6-134 - Class Four Property – Description – Taxable Percentage  

 (1) thru (1) (b) (i) define class four property as any land not included in another 

category and all improvements including single-family residences, trailers, 

manufactured homes, or mobile homes used as a residence, except those specifically 

included in another class. 

 (3) (a) indicates that, with certain exceptions, class four property is taxed at 1.35% of 

market value up to $1.5 million.  The exceptions to new or expanding industry (15-

24-1402) and special tax applications for remodeling of buildings or structures (15-

24-1501 and 1502). 

 MCA 15-24-201 - Is a restating of the definitions of mobile homes, manufactured homes and 

house trailers from MCA 15-1-101 above.  

 

 Forms required to declare a manufactured home as real property and to reverse such a declaration.  

Although I did not interpret the MCA to require the land owner’s permission when the home is on 

rented property, the signature of landowner if he is not the home owner, seems to be required based 

on the way the forms are written. 

 MVD72A - Instructions for Statement of Intent to Declare a Manufactured Home as 

Improvement to Real Property. 

 MVD73A - Instructions for Reversal of Declaration of Manufactured Home as Improvement 

to Real Property. 

 

 Other considerations that might be worth mentioning. 

 Private equity firms buying mobile home parks to profit at the expense of renters. 

 PBS article about a situation in New York with an overview of the broader 

nationwide picture. 

 Great Falls Tribune article from 2023 about the Highwoods. 

 Mobile Home University home page first line is  “We Teach Mobile Home Park 

Investing.”  This is also from their home page:  “With over 20% of Americans trying 

to live on $20,000 per year or less, the demand for mobile homes has never been 

higher -- and the big winners are the owners of the mobile home parks in which those 

customers reside.” 
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https://www.mobilehomeuniversity.com/


Planning/Zoning Board 9-Blessings MHP public stmt 10/14/25 

Planning Board Members, 

My name is Ron Paulick, Neighborhood 4 resident, 

I have previously emailed you various information regarding MHPs and my concerns. 

Today I'd like to thank the planning department for their letter to residents residing near the 

proposed 9-Blessings development. It helped several of us to actually speak to over 90 

residents. 88 of whom were not in favor, approximately 8-10 had no opinion, and not one 

said "I want it". 

As stated in the agenda we are to address annexing the 9-Blessing MHP development into 

their neighborhood. 

What we heard are very important concerns. Those concerns go beyond zoning requirements 

and are essential prior to approval. 

Traffic safety issue: 154 additional homes with potentially 308 additional cars at peak hours 

trouble residents. One resident replace 3 trucks because of reckless drivers before this 

development was even thought of. A school cross walker was afraid of traffic now. With 

MHP kids going to Morningside School the cross walker was terrified thinking of it. 

A traffic count was completed. As best as one 7th Ave North resident could 

remember, that person said "Why was it only a three day sampling." The department's study 

gives traffic numbers but not dates. The department did state 'see the appendix~• but I could 

not find the appendix in the agenda packet. So the question needing to be asked is "What if 

the traffic sampling was done before school even started? The traffic data could be flawed 

and erroneous. 

Also, the agenda packet indicates all traffic issues, road improvements, signage, etc. 

will be address but the cost wasn't. Has a cost evaluation, with line item income and 

expenses, been completed? If so where is it for the public to ~ review? 

Affordability issue: Has the developer given any indication of housing costs and other 

approximate resident payments? If not, why not? Housing costs define affordability or 

attainability. Ask 9-Blessings to give you some numbers before approval. If they claim 

affordability they need to prove it. 

The Planning department states in their justification section the park property value 

will increase. Yes it will, for 9-Blessing, but not potential home-9wners who don't own the 

land or pad under the house. A resident realtor stated selling a home without the land is 
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outright unethical. Not owning the land you gain little equity and you are rarely able to step 

up into a better home. 

Meadowview HMP, just blocks away to the south and having similar soils tested by 

TD&H, offers a far better arrangement. Sell the land and manufactured home together, i.e. 

build equity. 

Also, have you read the 36 page Lariat Community Lease Agreement? Check out the 

language and words carefully for the potential other costs tenants will pay. After reading you 

would give second thoughts just like I did. 

In my opinion GFDA needs to target businesses to Great Falls that pay workers higher 

wages. MHPs add little good paying jobs. 

I and another resident did some basic calculations to determine affordability. My 

calculations found 2024 estimates to build a manufactured home ran $80 - $160 per square 

foot. Transportation from factory to MHP location runs $50 - $100 per square foot. To build a 

basic 1200 square foot home the construction cost $96,000 to $192,000. Transportation cost 

$60,000 to $120,000. Total cost $156,000 to $312,000. Adding electrical, water, wastewater 

hookup fees, along with water and electrical usage, home insurance and other tenant 

monthly lot lease fees affordability is not the correct word for Great Falls working class home 

buyers. 

A simple monthly mortgage at 8% for 30 years for the total prices of $156,000 and $312,000 

would be $1,145 to $2,289 per month NOT including other living costs. Using the 30% income 

housing cost factor, those figures equate to a yearly income of, $45,800 - $91,560. Neilsberg 

Research suggests inflation adjusted 2023 median income was at $63,900 in Great Falls. 

That's a reasonable income for purchasing a used home with land. 

Zoning Code 17.20.6.010 (Ord. 2950, 2007): Those codes were established 18 years ago. They 

are outdated for 2025. The Code title specifies Mobile Home Park. Yes the definition of 

Mobile was changed to include Manufactured homes. However manufactured homes squired 

to a pad are hardly movable without high costs, no wheels, and no place to put it. 

Pad size as stated in code " ... pad shall be at least 14' wide & at least 70' long. Note 

the words "at least". I.e. the pads can be larger. Why then are 154 homes being proposed? 

Why not fewer larger and nicer homes? That would certainly increase the value of 

neighboring homes. That's what residents want. Is the business model the reason for not? 
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Fewer homes mean less traffic, less traffic safety, a more compatible neighborhood, 

and other neighborhood concerns. 

The current City Planning document is dated 2013. The future is tomorrow, so what is 

stated specifically about Mobile Home Parks in the Future Great Falls 2025 planning 

document? 

Note about pads. Language in the code specifies minimal requirements. Having talked 

to a local building contractor, residents and investigating mobile home pad/foundations I 

learned: Soil of this type move and lift making it hard to predict what the pad will do. This 

dilemma is the variable of weather conditions. It's better to take the best engineering 

suggestion. The best may drive up developer costs but may cut costs in the long run. 

However if the engineering firm wants the best, and the city has the least costly or HUD 

approved pad design, the developer has to decide which to pick. If the developer makes the 

wrong decision an ugly legal battle may start if the privately owned home is damaged. This 

already happened some time back in Great Falls. Unfortunately the home owner may be left 

out in the cold. 

Code line item Q, Common storage area: It refers to boats, trailers, recreational 

vehicles, and similar equipment. I found no area of this type laid out. A common storage area 

should be made available for 154 home owners! Storing vehicles is expensive. Parking 

restrictions in the lease exemplify the need for a common storage area. 

Here are my last words. Probably all scriptures say something about caring for our neighbors 

not just the ones next door. It's those words this neighborhood is following. Not just for 

neighbors around and beyond the MHP, but also within 9-Blessings. 

Thank you, 

Ron Paulick 
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. .... 

City Commission Meeting regarding Annexation - 9-Blessings Resolution - first readings 

Mayor Reeves, City Commissioners, City Staff. 

Ron Paulick, Neighborhood 4 resident, 

Previously I emailed you information regarding MHPs and my concerns. 

Several of us talked to over 115 residents about the subject 9-Blesings development. Here 

are signatures of 105 residents not in favor of this annexation. No one asked said "Yes". 

These sheets will be submitted to you before the second reading of the 9-Blessings 

resolution. We will continue to collect signatures up to that time. 

A question I asked "Is annexation for R-10 zoning appropriate for this neighborhood? My 

answer is no. 

Residents stated important concerns, many of which were beyond annexation requirements. 

However, those concerns represent their values. Values built by their blood, sweat, and tears 

to keep their neighborhood a pleasing place to live in. Please regard these values in your 

decision making process. 

Annexation and zoning concerns: 

Regarding Zoning Code 17.16.7.060: Imposition of Annexation Conditions. It states 

"In approving the application the City Commission may impose conditions as may be 

necessary to show the annexation is in the public interest." 

Regarding Zoning Code 17.20.6.010 (Ord. 2950, 2007). These codes were established 

18 years ago. They are outdated for today's MHPs. Other factors for today's manufactured 

homes are not clearly addressed in this outdated code. Like move ability of manufactured 

homes. Structural damage may occur if moved. Also, the businesses of today's MHP's are 

different from past operations. 

Pad size as stated in code states " ... pad shall be at least 14' wide & at least 70' long. 

Note the words "at least". Pads can be larger. Why then 154 homes? Why not establish an 

annexation condition that fewer homes be placed on larger lots? Or rezone the annexed 

property to R-3 for compatibility with the surrounding R-3 zoned property. Compatibility is 

not mentioned in the R-10 directives. It should be. Establishing this compatibility condition 

helps to increase or retain home values for surrounding residents. Also fewer homes mean 

less traffic and safety issues all year round, enhancing compatibly and living conditions for all 

neighborhood home owners. 

Please note the current City Planning document being used is dated 2013. The future 

is tomorrow. Where does Mobile Home Parks fit in the Future Great Falls 2025 plan? I did 

not see the question "Do you propose or oppose a MHP in your neighborhood." Not asking 

that question hamstrings the future with directives from the past? Annexation at this time 
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would be inappropriate. Finalize Future Great Falls 2025 first. Please don't damage this 

neighborhood by disregarding its future. 

Take note of Zoning Code 17.20.6.010 line Q, Common storage area refers to boats, 

trailers, recreational vehicles, and similar equipment. I found no such area in the developer's 

drawing. 600+ potential residents in this development! A common storage area should be an 

annexation R-10 condition. It should not be an option. Also take note of the 9-Blessings 36 

page Lariat Lease Agreement. It specifies parking restrictions thus exemplifying the need for 

a common storage area. 

Other Related Annexation issues: 

A geotechnical report with mitigating home placement requirements, I am told, is 

available after approval of a MHP. How odd! It's an important cost factor for any house 

construction. It's an important factor for determining affordability and attainability. That 

report is necessary for determining proper land use before annexation. 

Additional cars always impacts neighborhoods at all hours of the day spring, summer, 

fall or winter. Think about hazardous winter weather condition. This troubles families 

especially those with children. 

There could potentially be more than 600+ residents and 308+ cars in just 24 acres. 

Extremely high density for neighbors living in R-10 or R-3 zoned property. 

Traffic counts were stated as being completed. However, sufficient data may not have 

been collected. This questions the reliability of the city's traffic study. Has a resent winter 

traffic count for 7 Ave No. by the Morningside School been completed? Also, mitigating 

traffic problems may be extremely expensive. No costs estimates have been given. 

Hopefully a cost evaluation has been completed to determine if the 9-Blessings 

business property tax revenue covers city infrastructure expenses before and after 

construction. If so where is it for public review? It's their money. It should be consider 

before annexation. 

Upslope's Meadowview MHP development offers selling the lot and manufactured 

home together. That option builds home owner equity for working class people. 9-Blessings 

officials' state lots will not be sold just the manufactured homes. 

The developer has given total home costs plus other resident payments? If not, why 

not? Knowing those figures define affordability and attainability. Who pays the business 

property tax? That tax might be added to tenant fees. 

Neighbors in this area want city developments that pay workers higher wages. Not for 

them but for their children that may want a nice single family home next to their parents. 

Thank you, 

Ron Paulick 
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From: Paul Nutter <paul.nutter0@gmail.com> 
Sent: Friday, November 7, 2025 11:16 PM 
To: commission <commission@greatfallsmt.net> 
Subject: City Stormwater Master Plan and proposed IX Blessings Mobile Home Park 

  

Dear City Commission, 

  

The city planning board unanimously voted to recommend annexation and zoning for a 
proposed 154-pad manufactured home park at 4600 7th Ave. N. on the east end of Great 
Falls during their Oct. 14 meeting.  ("The Electric Great Falls") 

  

As it is now up for City Commision review, I would like to point out that the location of the 
proposed development coincides with a "high priority" stormwater mitigation plan outlined 
in the City of Great Falls Stormwater Master Plan, recently approved October 7th, 2025. In 
reading meeting minutes and news articles, it does not appear this conflict has been 
previously identified. 

  

The location of the proposed development involves key portions of the "Giant Springs" 
stormwater drainage. For your consideration, key context within the Stormwater Master 
Plan include: 

• Pages 191-197, "4.23 Basin 23 - Giant Springs (GS)" 

• Page 199, Figure 4-66: Existing conditions 

• Page 202, Figure 4-69: 7th Ave N Pond, high priority project "GS-2". 

Quoting directly from the report (page 194): 

"GS-2 Project includes the construction of a new regional pond to the southwest of the 
intersection of 7th Ave N and Riverwood Ct, in place of the existing Giant Springs 
Depression 1, and construction of 590 LF of new 42-inch storm drain starting at the north 
end of 44th St N to discharge stormwater into the pond. This pond could potentially be 
designed to provide some longer-term pooling and a forebay to improve water quality. A 6-
inch outlet orifice would result in a peak flow reduction through the pond from 85.0 ft3/s to 
1.3 ft3/s. The maximum pond depth would be 3.5 ft with a maximum storage capacity of 
563,000 ft3 a maximum pooling depth of 3.1 ft during the design storm event. This pond 
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would greatly reduce the peak flow through the main  interceptor which removes the need 
for a large amount of pipe upsizing to remove system flooding." 

  

As a resident of the adjacent neighborhood, I remain concerned with drainage through the 
planned development. I have seen knee-deep water converging at the northeast corner of 
Heren Park, and standing water at the north end of the drainage between Clearwater Ct and 
Beaverhead Ct two times this summer following thunderstorms. 

  

I ask the commission to seek updated, and more specific engineering solutions for this 
primary drainage pathway before approving the development of IX Blessings. 

  

Thank you, 

Paul Nutter 

701 48th St N 

Great Falls, MT 59405 

 

City planning board recommends approval of proposed mobile home park 

Posted on October 14, 2025 by Jenn Rowell 

 

The city planning board unanimously voted to recommend annexation and zoning for a 
proposed 154-pad manufactured home park at 4600 7th Ave. N. on the east end of Great 
Falls during their Oct. 14 meeting. 
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The proposal for IX Blessings development includes annexing about 25 acres and assigning 
R-10 mobile home park zoning for the establishment of 154 manufactured home pads. 

The project will next go the City Commission for final consideration. 

The applicant is Caleb Morey of IX Blessings and his representative on the project is TD&H 
Engineering. 

The development has been named The Lariat and would be on lots located southeast of the 
intersection of 7th Avenue North and 42nd Street North. 

Mobile home park proposed for east end 

After construction, the required water and sewer main infrastructure would be owned and 
maintained by the city, but stormwater infrastructure would be privately owned and 
maintained. 

The property is currently vacant, undeveloped and being used as horse pasture, according 
to the project narrative provided to the city by TD&H. 

The proposal includes a minimum of two off-street parking spaces per unit and parking will 
be limited to off-street so roadways remain open to emergency vehicles at all times, 
according to TD&H’s narrative. 

Additional guest parking will be provided throughout the development. 

City moving to make workforce housing TIF eligible, but likely won’t help downtown 
property owners 

Several area residents said they were concerned about increased traffic from the proposed 
development. 

The development is projected to generate about 1,100 average daily trips and 100 peak-
hour trips and full build out, according to city, and those projections fall below the city’s 
threshold for a formal traffic impact analysis. 

Staff completed a traffic analysis to address concerns, evaluating traffic conditions along 
7th Avenue North, 42nd Street North and adjacent streets, finding that “the local and 
collector street network has sufficient capacity to accommodate the additional daily and 
peak-hour volumes generated by the development.” 
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Staff also evaluated potential conflicts with Morningside Elementary School, which is 
northwest of the development on 7th Avenue North, observing peak school drop off and 
pick up times were between 8-8:30 a.m. and 2:45-3:15 p.m., “which does not significantly 
overlap with the development’s projected traffic peaks. The study found no adverse impact 
to school operations or pedestrian safety, particularly given planned sidewalk and frontage 
improvements along 7th Avenue North,” according to the staff report. 

County starts process to donate 10 acres for NWGF self-help build housing 

During the Oct. 14 planning board meeting, several area residents said that they were 
concerned about traffic and safety around the school that would be negatively impacted by 
the proposed development. 

In an Aug. 5 letter to city planning staff from GFPS Superintendent Heather Hoyer that was 
included in the agenda packet for the meeting, she wrote that historically the district hasn’t 
had a large population of students within local mobile home parks. 

The proposed entrance for the development is near the school drop off zone, Hoyer wrote, 
and may impact walking routes for students and asked the developers to be mindful of that 
and requested city assistance with crossworks. 

During the Oct. 14 meeting, Sara Reynolds, city planner, told the board that the traffic 
cameras they used for counts didn’t record any drop-offs near the proposed entrance for 
the development. 

City planning board supports annexation, zoning for 67-lot single family housing 
development 

In an Oct. 14 email to The Electric, Jackie Mainwaring, assistant GFPS superintendent, said 
that the district had not received any complaints about traffic since opening the charter 
school in August 2024. 

Mainwaring said that as the district planned to open the charter school, the Morningside 
community shared concerns about parking and potential for increased traffic. The district 
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opened another parking area in the back of the school to accommodate the increased 
student population, she said, which reduces the need to park in front of the school. 

The CORE/Morningside principle has also been explaining and reinforcing drop-off and 
pick-up procedures, she said. 

City approves annexation, zoning for 163 housing lots on east side 

The CORE school has 313 enrolled students as of Oct. 14, which is about 100 more than 
were enrolled previously, but many of the neighborhood students elected to stay at the 
school when it became the district’s first public charter school. 

The development agreement requires frontage improvements along 7th Avenue North, 
including curb, gutter and sidewalk installation, according to city staff. 

“These enhancements will improve pedestrian connectivity, correct existing ADA 
deficiencies at key crossings, 
and better organize vehicle flow near Morningside School,” according to the staff report. 

Pedestrian sidewalks will be provided on both sides of 44th Street North and along the 
south side of 7th Avenue North. 

The proposed home will be placed on and anchored to concrete slabs which will be 
designed to support the structures that are proposed, according to TD&H. 

GFDA releases updated housing assessment showing increased demand [2024] 

Morey said during the Oct. 14 meeting that their goal is an estimated monthly housing 
payment of $1,700 for the house, lot and utilities, buying the home with a $3,000 to $5,000 
down payment. Residents would not own the land under their homes. 

Morey said that they recently set a similar modular home at 2226 7th Avenue North and 
that they’ve developed or renovated other units around Great Falls in recent years. 

He said city code allow them to build 10 homes per acre, but they’re planning about 6.2 
homes per acre, in what he called a “fantastic alternative to an apartment” to have some 
space and a yard. 
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Morey said “people have an opinion that people who need affordable housing do bad 
things,” but they’ll have a manager on site and plan lighting to increase safety without 
disrupting the existing neighborhood. 

“We want a place for families,” he said. 

Rising homelessness in Montana prompts proposals to ban urban camping, supportive 
housing approaches met with resistance 

The development proposal includes open space/park space for residents to include a half 
basketball court, pickleball court, children’s playground and a gazebo. One area is planned 
to be a fenced dog park. 

The proposal includes a park area along the south edge of the development with multiple 
access pathways installed connecting to the adjacent Heren Park pathway system. 

Jake Clark of the Great Falls Development Alliance spoke in favor of the project as housing 
“production has not kept pace with demand.” 

He said a higher density residential project is good for areas that are within walking 
distance of a school and public park to encourage people to walk more and drive less. 

Clark said the proposal makes use of a challenging site that other developers had passed 
on due to the soils. 

The majority of the property is currently a county enclave within in the city so city services 
are operating in the area but the property doesn’t generate any tax revenue for the city. 

Tony Peres, a local real estate broker, said that he wasn’t against the project, but was 
against the location since he believed it would impact property values for existing 
homeowners and there will be a cumulative impact to traffic from developments in the 
area. 

“I would like to see you in a different location, but not my neighborhood,” he said. 
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Michael Gorecki, planning board member, said that he grew up in a house that bordered 
the Highwood mobile home park and now lives near Riverview Elementary School. 

He said when the large apartment complex was proposed across the street from Riverview, 
he thought it would be “so bad. My concerns were not justified as much as I thought they 
would be.” 

The apartments added some traffic, but it wasn’t detrimental he said, and looking at the 
overall picture, the proposal was “not outside” of the mix of housing types already in the 
area. 

David Cantley, planning board member, said that the project serves a “valuable need” in 
the community. 
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Commission Meeting Date: December 2, 2025 

CITY OF GREAT FALLS 

COMMISSION AGENDA REPORT 

 

Item: Approval of a Community Development Block Grant (CDBG) Funding 

Agreement for NWGF Purchase and Demolition of 1118 2nd Ave S. 

From: Finance Department 

Initiated By: Finance Department 

Presented By: Sylvia Tarman, CDBG Administrator 

Action Requested: Approval of CDBG Funding Agreement to NWGF 

 

Suggested Motion: 
 

1.   Commissioner moves: 

 

“I move that the City Commission (approve/not approve) the CDBG Funding Agreement in the 

amount of $50,000.00 to Neighborworks Great Falls for the purchase and demolition of 1118 2nd 

Ave S, and authorize the City Manager to execute the grant agreement.” 

 

2.   Mayor requests a second to the motion, public comment, Commission discussion, and calls for the 

vote. 

 

 

Staff Recommendation:  Staff recommends approval of the requested CDBG Funding Agreement in the 

amount of $50,000.00 to NWGF for the purchase and demolition of 1118 2nd Ave S. 

 

Summary:  Neighborworks Great Falls has submitted an application to purchase and demolish a blighted 

property. The home at 1118 2nd Ave S. has been abandoned and condemned, and NWGF proposes to 

purchase the property for approx. $30,000.00 upon approval of the grant agreement. They will use the 

remaining $20,000.00 to demolish the existing structure. Purchase and demolition is slated to occur within 

6 months of the approval of the grant agreement. Within a year of demolition, NWGF plans to construct 

a new home on the property that will be sold to low-moderate income homebuyers. This grant agreement 

is only for the purchase and demolition of the property at this time, which makes the project eligible under 

the blight removal category of the City’s Annual Action Plan. 

 

The application was reviewed by the City’s CDBG Review Committee and was recommended for 

approval. City staff has also reviewed the project for eligibility and funding, and recommends that the 

commission approve the CDBG Grant Agreement.  

 

Fiscal Impact: NWGF has requested $50,000.00 of CDBG funding for the project. The City has sufficient 

CDBG reserves to fund this project out of our 2024-2025 program year. 
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Alternatives: If the Commission were to reject the proposed funding agreement, this project would most 

likely be postponed in order to secure alternate funding.  

 

Concurrences: Staff from Finance, as well as the CDBG Review Committee reviewed the application 

and project, and concurred that the project was eligible and recommended for funding.  

 

Attachments/Exhibits:  

2024/2025 City of Great Falls – NWGF Funding Agreement for Purchase and Demolition of 1118 2nd Ave 

S. 
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CITY OF GREAT FALLS 

2024/2025 Community Development Block Grant Agreement 
BY AND BETWEEN 

THE CITY OF GREAT FALLS, MONTANA, AND NEIGHBORWORKS GREAT 
FALLS 

 
 

NeighborWorks Great Falls, hereinafter referred to as the Grantee, hereby enters into this 
Agreement with the Finance Department of the City of Great Falls, a Municipal Corporation of 
the State of Montana, hereinafter referred to as the City on this 2nd  day of December, 2025. 

 

SECTION 1 – PROJECT DESCRIPTION 
 

The Grantee has approved of, and hereby agrees to, the following project description, program 

budget and tentative activity schedule: 

 

A. The Grantee has been awarded as a subrecipient of the City to receive United States 

Department of Housing and Urban Development (HUD) Community Development Block 

Grant (CDBG) funds in the amount of $50,000.00. 

 

B. Personnel assigned to scope of work includes: Casey Pecina, Project Director 

Contact Information: cpecina@nwgf.org, 406-791-5861. 

 

C. The project scope will purchase the property and demolish the condemned 

structure at 1118 2nd Ave S., Great Falls . The project will be implemented during the 

time period of December 2, 2025 to June 30, 2026. 

 

D. Grantee is responsible for any costs and for expenses incurred in excess of the grant 

amount. Non-profit agencies will not be funded for staff salaries, benefits, office 

consumables, and rent payments for agency office space or utility costs. All grant funds 

will need to be expended by the Grantee prior to June 30, 2026. Any remaining unspent 

funds will revert back to the City after that date. 

 

E. Requests for extension can be submitted by the Grantee and considered for approval by 

the City.  Extension requests must  be submitted by June 1, 2026. Refer to 24 

CFR570.503 regarding Scope of Work, Time of Performance, and budget documentation. 

NATIONAL OBJECTIVE 

The CDBG national objective most pertinent to the proposed project is Slum and Blight 

Removal. 

 

Determination of eligibility is fully described in 24 CFR 570.200 through 24 CFR 

570.209. 

 

The project will address the national objective by eliminating slum and blight in a 

designated area or on a spot basis. 
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SECTION 2 – GENERAL CONDITIONS 
 

A. GENERAL COMPLIANCE: 
 

The Grantee agrees to comply with the requirements of Title 24 of the Code of Federal 

Regulations, Part 570. These are the HUD regulations concerning the CDBG program. The 

Grantee also agrees to comply with all other applicable Federal, state and local laws, 

regulations, and policies governing the funds provided under this contract. Additionally all 

regulations under 2 CFR 200 apply. 

 

B. INDEMNIFICATION: 
 

a. The Grantee waives any and all claims and recourse against the City of Great Falls, 

including the right of contribution for loss or damage to persons or property arising 

from, growing out of, or in any way connected with or incidental to the Grantee's 

or any subrecipient’s performance of this Contract. 

 

b. The Grantee shall indemnify and hold harmless the City of Great Falls and its agents 

and employees from and against all claims, damages, losses and expenses, penalties 

including attorney fees arising out of, or resulting from, the performance of the 

work, provided that any such claim, damage, loss, or expense which is: 

 

i. attributable to bodily injury, sickness, disease or death or to damage or 

destruction of tangible property, other than the work itself, including the 

loss and use resulting therefrom; 

 

ii. caused in whole or in part by any negligent act or omission of the 

contractor(s), and subcontractor(s), or anyone directly or indirectly 

employed by any one of them or anyone else, for whose acts any of them 

may be liable, regardless whether or not is caused in part or by party 

indemnified hereunder; and, 

 

iii. caused in whole or in part by its failure to adhere to the terms of this 

contract. 

 

C. SUSPENSION/TERMINATION/REIMBURSEMENT: 
 

The Grantee agrees that suspension or termination of this project may occur if the Grantee 

materially fails to comply with any term of this Agreement, or any rules, regulations or 

provisions referred to herein, and that this grant may be terminated by the City for 

convenience. These conditions are fully described below in 2 CFR 200.338 and  2 CFR 

200.339. 

 

1. 2 CFR 200.338 Remedies for Noncompliance 
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a. If a non-Federal entity fails to comply with Federal statutes, regulations or the terms 

and conditions of a Federal award, the Federal awarding agency or pass- through 

entity may impose additional conditions, as described in § 200.207 Specific 

Conditions. If the Federal awarding agency or pass-through entity determines that 

noncompliance cannot be remedied by imposing additional conditions, the Federal 

awarding agency or pass-through entity may take one or more of the following 

actions, as appropriate in the circumstances: 

 

i. Temporarily withhold cash payments pending correction of the deficiency 

by the non-Federal entity or more severe enforcement action by the Federal 

awarding agency or pass-through entity. 

 

ii. Disallow (that is, deny both use of funds and any applicable matching credit 

for) all or part of the cost of the activity or action not in compliance. 

 

iii. Wholly or partly suspend or terminate the Federal award. 

 

iv. Initiate suspension or debarment proceedings as authorized under 2 CFR 

part 180 and Federal awarding agency regulations (or in the case of a pass- 

through entity, recommend such a proceeding be initiated by a Federal 

awarding agency). 

 

v. Withhold further Federal awards for the project or program. 

 

vi. Take other remedies that may be legally available. 

 

2. 2 CFR 200.339 Termination 
 

a. The Federal award may be terminated in whole or in part as follows: 

 

1. By the Federal awarding agency or pass-through entity, if a non-Federal 

entity fails to comply with the terms and conditions of a Federal award; 

 

2. By the Federal awarding agency or pass-through entity for cause; 

 

3. By the Federal awarding agency or pass-through entity with the consent of 

the non-Federal entity, in which case the two parties must agree upon the 

termination conditions, including the effective date and, in the case of 

partial termination, the portion to be terminated; or 

 

4. By the non-Federal entity upon sending to the Federal awarding agency or 

pass-through entity written notification setting forth the reasons for such 

termination, the effective date, and, in the case of partial termination, the 

portion to be terminated. However, if the Federal awarding agency or pass-

through entity determines in the case of partial termination that the reduced 

or modified portion of the Federal award or subaward will not 
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accomplish the purposes for which the Federal award was made, the Federal 

awarding agency or pass-through entity may terminate the Federal award in 

its entirety. 

 

b. When a Federal awarding agency terminates a Federal award prior to the end of the 

period of performance due to the non-Federal entity's material failure to comply 

with the Federal award terms and conditions, the Federal awarding agency must 

report the termination to the OMB-designated integrity and performance system 

accessible through SAM (currently FAPIIS). 

 

1. The information required under paragraph (b) of this section is not to be 

reported to designated integrity and performance system until the non- 

Federal entity either – 

 

i. Has exhausted its opportunities to object or challenge the decision, 

see § 200.341 Opportunities to object, hearings and appeals; or 

 

ii. Has not, within 30 calendar days after being notified of the 

termination, informed the Federal awarding agency that it intends to 

appeal the Federal awarding agency's decision to terminate. 

 

2. If a Federal awarding agency, after entering information into the designated 

integrity and performance system about a termination, subsequently: 

 

i. Learns that any of that information is erroneous, the Federal 

awarding agency must correct the information in the system within 

three business days; 

 

ii. Obtains an update to that information that could be helpful to other 

Federal awarding agencies, the Federal awarding agency is strongly 

encouraged to amend the information in the system to incorporate 

the update in a timely way. 

 

3. Federal awarding agencies, shall not post any information that will be made 

publicly available in the non-public segment of designated integrity and 

performance system that is covered by a disclosure exemption under the 

Freedom of Information Act. If the non-Federal entity asserts within seven 

calendar days to the Federal awarding agency who posted the information, 

that some of the information made publicly available is covered by a 

disclosure exemption under the Freedom of Information Act, the Federal 

awarding agency who posted the information must remove the posting 

within seven calendar days of receiving the assertion. Prior to reposting the 

releasable information, the Federal agency must resolve the issue in 

accordance with the agency's Freedom of Information Act procedures. 
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c. When a Federal award is terminated or partially terminated, both the Federal 

awarding agency or pass-through entity and the non-Federal entity remain 

responsible for compliance with the requirements in § 200.343 Closeout and § 

200.344 Post-closeout adjustments and continuing responsibilities. 

 

D. REVERSION OF ASSETS: 
 

1. Upon final payment by the City, the Grantee agrees that any unspent funds shall 

no longer be obligated by the City to the Grantee. 

 

2. The Grantee agrees to the following: 

 

a. It will strive to deliver the kinds of services to the types of beneficiaries that 

will enable it to always meet at least one of the national objectives of the 

CDBG program referred to in 24 CFR 570.208. This stipulation is in effect 

for five years from the date of issuance of the final payment by the City for 

this activity; 

 

b. If at any time during these five years the Grantee is no longer conducting a 

program or programs that are CDBG eligible, the Grantee agrees to return 

all furnishings, equipment, or personal property that was paid for by CDBG 

funds, or reimburse the City in the amount that is equal to the value; 

 

c. This agreement shall comply with the requirements specified in 24 CFR 

570.503(b)(7); and 

 

d. If any furnishings, equipment or personal property (under the above the 

criteria) are no longer in control or possession of the Grantee, said Grantee 

agrees to reimburse the City in the amount that is equal to the furnishing, 

equipment, or personal property value at the time of the purchase, and that 

the City may use any legal means necessary to obtain restitution for these 

items from the Grantee. 

 

E. TERM OF THE AGREEMENT: 
 

1. The term of this Agreement with the exception of Section 2-D above shall expire 

when the final payment is made or on June 30, 2026 , whichever is later. 

 

2. The term of the Agreement pertaining to Section 2-D shall expire only when the 

applicable criteria are met by the Grantee and accepted by the City. 
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F. PUBLICATIONS: 

In all documents referencing the CDBG Project the Grantee agrees to insert the  

following language, to the fullest extent possible, and submit a copy to the City: 

“-funded by the City of Great Falls CDBG Program.” 

SECTION 3 – ADMINSTRATION REQUIREMENTS 
 

A. FINANCIAL MANAGEMENT: 
 

1. The Grantee agrees to provide the City with the following documents (if applicable) 

before any funds are disbursed by the City: 

 

a. This signed Community Development Block Grant Agreement; 

b. Grantee’s Articles of Incorporation; 

c. Grantee’s tax-exempt status certification; 

d. Grantee’s by-laws or other such operational information; 

e. Any other pertinent information which the City requests; and 

f. Any Grantee lease agreements. 

 

2. The Grantee shall comply with the current requirements and standards, in effect to 

the date of this agreement, of 2 CFR, Part 200 and containing reference to 2 CFR, 

Part 230, “Cost Principles for Non-Profit Organizations” or 2 CFR, Part 220, “Cost 

Principles for Educational Institutions,” as applicable, and with the following 

Attachments to 2 CFR, Part 215: 

 

(1) “Financial Reporting”; 

(2) “Bonding and Insurance”; 

(3) “Retention and Custodial Requirements for Records”; 

(4) “Standards for Financial Management Systems”; 

(5) “Monitoring and Reporting Program Performance”; 

(6) “Property Management Standards”; and 

(7) “Procurement Standards”. 

 

B. DOCUMENTATION AND RECORD-KEEPING: 
 

1. The Grantee agrees to maintain all records required by the Federal regulation 

specified in 24 CFR Part 570.506, which are pertinent to the activities to be funded 

under this Agreement. Such records shall include but are not limited to: 

 

a. Records providing a full description of each activity undertaken; 

b. Records demonstrating that each activity undertaken meets one of the 

National Objectives of the CDBG program; 

c. Records documenting compliance with the fair housing and equal 

opportunity components of the CDBG program; 

d. Financial records as required by 24 CFR Part 570.502, and 2 CFR Part 

200; and 

e. Other records necessary to document compliance with Subpart K of 24 

CFR 570. 
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2. The Grantee shall retain all records pertinent to expenditures incurred under this 

contract for period of five (5) years after the termination of all activities funded 

under this Agreement. 

 

3. The Grantee shall maintain grant beneficiary information, as requested by the City 

which will include client eligibility for services, and client ethnicity. The Grantee 

agrees to provide the City all non-duplicated information required. This report is 

due, upon request of funds or, if not applicable, on or before June 30, 2026, and  

will cover the period from December 2, 2025 through June 30, 2026 unless 

otherwise specified by the City. 

 

4. The Grantee understands that certain client information collected under this 

contract is private and use or disclosure of such information, when not directly 

connected with the administration of the City’s or Grantee’s responsibilities with 

respect to services provided under this contract, is prohibited. Client information 

that might be utilized for identity theft including Social Security numbers, bank 

account numbers, and other personal information shall be kept under lock and key 

by the Grantee. 

 

5. The Grantee shall maintain real property inventory records which clearly identify 

properties purchased, improved, or sold. Properties retained shall continue to meet 

eligibility criteria and shall confirm with the “changes in use” restrictions specified 

in 24 CFR Parts 570.503 (b)(7), as applicable. 

 

6. All Grantee records with respect to any matters covered by this Agreement shall be 

made available to the City or HUD, at any time during normal business hours, as 

often as the City or HUD deems necessary, to audit, examine, and make excerpts 

or transcripts of all relevant data. Any deficiencies noted in audit reports must be 

fully cleared by the Grantee within 30 days after the Audit Report. Failure of the 

Grantee to comply with the above audit requirements will constitute a violation of 

this contract and may result in the withholding of future payments. 

 

7. At the City’s discretion, the City may monitor the Grantee on-site to review all 

Grantee records with respect to any matters covered by this Agreement. A fifteen 

(15) day notice of an on-site monitoring will be provided and in accordance with 

24 CFR 570 Part 570.502(b)(vii). On-site monitoring of the Grantee will be 

conducted less frequently than quarterly and more frequently than annually. 

 

8. Under the conditions of 24 CFR 570.508, public access to program records shall be 

provided to citizens with reasonable access to records regarding the past use of 

CDBG funds, consistent with applicable State and local laws regarding privacy and 

obligations of confidentiality, notwithstanding 2 CFR 200.337. 
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C. REPORTING AND PAYMENT PROCEDURES: 

1. Program Income 

The Grantee agrees that this CDBG activity, as proposed, generates no program 

income as defined in 24 CFR 570.500(a) and therefore, the requirements of 24 CFR 

570.504 are not applicable to this project. This paragraph does not nullify any of 

the requirements described in Section 2-D of this Agreement. 

 

2. Payment Procedures 

The City will pay to the Grantee/Contractor funds available under this contract 

based upon information submitted by the Grantee and consistent with any approved 

budget, and City policy concerning payments. Payments will be made for eligible 

expenses actually incurred by the Grantee, and not to exceed actual cash 

requirements. In addition, the City reserves the right to liquidate funds available 

under this contract for costs incurred by the City on behalf of the Grantee. Final 

invoices must be received by City no later than 15 days after the end of the contract 

to be eligible for payment, unless an extension is given by the City. 

 

3. Progress Reports 

The Grantee shall submit regular progress reports to the City in the form, content, 

and frequency as required by the City. 

 

D. PROCUREMENT: 
 

1. Federal Standards 

The Grantee shall procure all materials, property, or services in accordance with 

the requirements of 2 CFR Part 215.40, Procurement Standards. 

 

2. Compliance 

The Grantee agrees to comply with current City policy concerning the purchase of 

equipment and shall maintain inventory records of all non-expendable personal 

property as defined by such policy as may be procured with funds provided therein. 

All program assets (unexpended program income, property, equipment, etc.) shall 

revert to the City upon termination of this contract. 

 

E. OTHER PROGRAM REQUIREMENTS: 
 

1. The Grantee shall carry out the activities under this contract in compliance with 

all Federal laws and regulations as described in 24 CFR 570 Subpart K: 

 

(1) 570.600, General; 

(2) 570.601, Public Law 88-352 and Public Law 90-284; affirmatively 

furthering fair housing; Executive Order 11063; 99; 

(3) 570.602, Section 109 of the Act; 

(4) 570.603, Labor Standards; 

(5) 570.604, Environmental Standards; 

(6) 570.605, National Flood Insurance Program; 
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(7) 570.606, Displacement, Relocation, Acquisition, and Replacement of 

Housing; 

(8) 570.607, Employment and Contracting Opportunities; 

(9) 570.608, Lead-Based Paint; 

(10) 570.609, Use of Debarred, Suspended or Ineligible Contractors or 

Subrecipients; 

(11) 570.610, Uniform Administrative Requirements and Cost Principles; 

(12) 570.611, Conflict of Interest; 

(13) 570.612, Executive Order 12372; and 

(14) 570.613, Eligibility Restrictions for Certain Resident Aliens; 

(15) 570.614, Architectural Barriers Act and the Americans with Disabilities 

Act; and except that: 

(i) The Grantee does not assume the City’s environmental 

responsibilities described in 570.604; and 

(ii) The Grantee does not assume the City’s responsibility for initiating 

the review process under the provisions of 24 CFR Part 52. 

 

SECTION 4 – PERSONNEL & PARTICIPANT CONDITIONS 
 

A. CIVIL RIGHTS : 
 

1. Compliance 

Grantee will comply with Federal requirements set forth in 24 CFR Part 5, subpart 

A which includes nondiscrimination and equal opportunity; disclosure 

requirements; debarred, suspended, or ineligible contractors; and drug-free 

workplace. 

 

2. Nondiscrimination 

The Grantee will not discriminate against any employee or applicant for 

employment, because of race, color, creed, religion, ancestry, national origin, sex, 

disability or other handicap, age, marital/familial status, or status with regard to 

public assistance. The Grantee will take affirmative action to insure that all 

employment practices are free from such discrimination. 

 

B. AFFIRMATIVE ACTION: 
 

1. W/MBE 

The Grantee will use its best efforts to afford minority and women-owned business 

enterprises the maximum practicable opportunity to participate in the performance 

of this contract. 

 

2. Access to Records 

The Grantee shall furnish and cause each of its own subrecipients or subcontractors, 

to furnish all information and reports required hereunder and will permit access to 

its books, records and accounts by the City, HUD or its agent, or 
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other authorized Federal officials for purposes of investigation to ascertain 

compliance with the rules, regulations and provisions stated herein. 

 

3. EEO Statement 

The Grantee will, in all solicitations or advertisements for employees and/or 

contractors placed by or on behalf of the Grantee, state that it is an Equal 

Opportunity Employer under the provisions of 24 CFR 570.607(a). 

 

4. Subcontract Provisions 

The Grantee will include the provisions of the above paragraphs regarding Civil 

Rights and Affirmative Action in every subcontract, so that such provisions will be 

binding upon each of its own subrecipients or subcontractors. City will monitor all 

subcontracts/agreements to verify that Grantee is in compliance. 

 

C. EMPLOYMENT RESTRICTIONS: 
 

1. Labor Standards 

The Grantee agrees to comply with the requirements of the Secretary of Labor in 

accordance with the Davis-Bacon Act as amended, the provisions of Contract Work 

Hours and Safety Standards Act, the Copeland “Anti-Kickback” Act, and all other 

applicable federal, state and local laws and regulations pertaining to  labor standards 

insofar as those acts apply to the performance of this contract. 

 

a. This requirement applies for all contractors engaged under contracts in 

excess of $2,000 and shall apply to residential properties only if such 

property contains no less than 8 units; for construction, renovation, or repair 

work financed in whole or in part with assistance provided under this 

contract. The Grantee shall maintain and obtain documentation which 

demonstrates compliance with hour and wage requirements of this part. 

Such documentation shall be made available to the City for review upon 

request. The Grantee shall cause or require to be inserted in full, in all such 

contracts subject to such regulations, provisions meeting the requirements 

of the paragraph. 

 

2. Section 3 Clause 

The Grantee affirms that to the maximum extent possible it will employ local 

(Section 3) contractors on any projects using CDBG funds (under the provisions of 

24 CFR 135). 

 

a. The work to be performed under this contract is subject to the requirements 

of section 3 of the Housing and Urban Development Act of 1968, as 

amended, 12 U.S.C. 1701u (section 3). The purpose of section 3 is to ensure 

that employment and other economic opportunities generated by HUD 

assistance or HUD-assisted projects covered by section 3, shall, to the 

greatest extent feasible, be directed to low- and very low-income 
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persons, particularly persons who are recipients of HUD assistance for 

housing. 

 

b. The parties to this contract agree to comply with HUD's regulations in 24 

CFR part 135, which implement section 3. As evidenced by their execution 

of this contract, the parties to this contract certify that they are under no 

contractual or other impediment that would prevent them from complying 

with the part 135 regulations. 

 

c. The contractor agrees to send to each labor organization or representative 

of workers with which the contractor has a collective bargaining agreement 

or other understanding, if any, a notice advising the labor organization or 

workers' representative of the contractor's commitments under this section 

3 clause, and will post copies of the notice in conspicuous places at the work 

site where both employees and applicants for training and employment 

positions can see the notice. The notice shall describe the section 3 

preference, shall set forth minimum number and job titles subject to hire, 

availability of apprenticeship and training positions, the qualifications for 

each; and the name and location of the person(s) taking applications for each 

of the positions; and the anticipated date the work shall begin. 

 

d. The contractor agrees to include this section 3 clause in every subcontract 

subject to compliance with regulations in 24 CFR part 135, and agrees to 

take appropriate action, as provided in an applicable provision of the 

subcontract or in this section 3 clause, upon a finding that the subcontractor 

is in violation of the regulations in 24 CFR part 135. The contractor will not 

subcontract with any subcontractor where the contractor has notice or 

knowledge that the subcontractor has been found in violation of the 

regulations in 24 CFR part 135. 

 

e. The contractor will certify that any vacant employment positions, including 

training positions, that are filled (1) after the contractor is selected but 

before the contract is executed, and (2) with persons other than those to 

whom the regulations of 24 CFR part 135 require employment opportunities 

to be directed, were not filled to circumvent the contractor's obligations 

under 24 CFR part 135. 

 

f. Noncompliance with HUD's regulations in 24 CFR part 135 may result in 

sanctions, termination of this contract for default, and debarment or 

suspension from future HUD assisted contracts. 

 

g. With respect to work performed in connection with section 3 covered Indian 

housing assistance, section 7(b) of the Indian Self-Determination and 

Education Assistance Act (25 U.S.C. 450e) also applies to the work to be 

performed under this contract. Section 7(b) requires that to the greatest 
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D. CONDUCT: 

extent feasible (i) preference and opportunities for training and employment 

shall be given to Indians, and (ii) preference in the award of contracts and 

sub contracts shall be given to Indian organizations and Indian-owned 

Economic Enterprises. Parties to this contract that are subject to the 

provisions of section 3 and section 7(b) agree to comply with section 3 to 

the maximum extent feasible, but not in derogation of compliance with 

section 7(b). 

 

1. Assignability 

The Grantee shall not assign this contract or any of the payments that become due 

without the written consent of the City. 

 

2. Subcontracts 

The Grantee shall not enter into any subcontracts with any agency or individual in 

the performance of this contract without the written consent of the City prior to the 

execution of such an agreement. 

 

a. The City will monitor all subcontracted services to assure contract 

compliance. 

 

b. The Grantee shall cause all of the provisions of this contract in its entirety 

to be included in and made a part of any subcontract executed in the 

performance of this Agreement. 

 

c. The Grantee shall undertake procedures to ensure that all contracts and 

subcontracts let in the performance of this Agreement shall be awarded on 

a fair and open competition basis. Executed copies of contracts and 

subcontracts shall be forwarded to the City along with documentation 

concerning the selection process. 

 

3. Conflict of Interest 

Except for approved administrative and/or personnel costs, no person having 

responsibilities dealing with CDBG assisted activities may obtain a personal or 

financial interest or benefit from the activity, or have an interest in any contract, 

subcontract or agreement, either for themselves or their family, during their tenure 

or for one year thereafter. In its entirety: 

 

24 CFR §570.611 Conflict of interest. 

(a) Applicability. 

(1) In the procurement of supplies, equipment, construction, and services 

by recipients and by subrecipients, the conflict of interest provisions in 2 

CFR 200.317 and 200.318, shall apply. 

 

(2) In all cases not governed by 2 CFR 200.317 and 200.318, the 

provisions of this section shall apply. Such cases include the acquisition 
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and disposition of real property and the provision of assistance by the 

recipient or by its subrecipients to individuals, businesses, and other 

private entities under eligible activities that authorize such assistance (e.g., 

rehabilitation, preservation, and other improvements of private properties 

or facilities pursuant to §570.202; or grants, loans, and other assistance to 

businesses, individuals, and other private entities pursuant to §570.203, 

570.204, 570.455, or 570.703(i)). 

 

(b) Conflicts prohibited. The general rule is that no persons described in 

paragraph (c) of this section who exercise or have exercised any functions or 

responsibilities with respect to CDBG activities assisted under this part, or who 

are in a position to participate in a decision making process or gain inside 

information with regard to such activities, may obtain a financial interest or 

benefit from a CDBG-assisted activity, or have a financial interest in any contract, 

subcontract, or agreement with respect to a CDBG-assisted activity, or with 

respect to the proceeds of the CDBG-assisted activity, either for themselves or 

those with whom they have business or immediate family ties, during their tenure 

or for one year thereafter. For the UDAG program, the above restrictions shall 

apply to all activities that are a part of the UDAG project, and shall cover any 

such financial interest or benefit during, or at any time after, such person's tenure. 

 

(c) Persons covered. The conflict of interest provisions of paragraph (b) of this 

section apply to any person who is an employee, agent, consultant, officer, or 

elected official or appointed official of the recipient, or of any designated public 

agencies, or of subrecipients that are receiving funds under this part. 

 

(d) Exceptions. Upon the written request of the recipient, HUD may grant an 

exception to the provisions of paragraph (b) of this section on a case-by-case basis 

when it has satisfactorily met the threshold requirements of (d)(1) of this section, 

taking into account the cumulative effects of paragraph (d)(2) of this section. 

 

(1) Threshold requirements. HUD will consider an exception only after 

the recipient has provided the following documentation: 

 

(i) A disclosure of the nature of the conflict, accompanied by an 

assurance that there has been public disclosure of the conflict and a 

description of how the public disclosure was made; and 

 

(ii) An opinion of the recipient's attorney that the interest for which 

the exception is sought would not violate State or local law. 

 

(2) Factors to be considered for exceptions. In determining whether to 

grant a requested exception after the recipient has satisfactorily met the 

requirements of paragraph (d)(1) of this section, HUD shall conclude that 

such an exception will serve to further the purposes of the Act and the 

effective and efficient administration of the recipient's program or project, 
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taking into account the cumulative effect of the following factors, as 

applicable: 

 

(i) Whether the exception would provide a significant cost benefit 

or an essential degree of expertise to the program or project that 

would otherwise not be available; 

 

(ii) Whether an opportunity was provided for open competitive 

bidding or negotiation; 

 

(iii) Whether the person affected is a member of a group or class of 

low- or moderate-income persons intended to be the beneficiaries 

of the assisted activity, and the exception will permit such person 

to receive generally the same interests or benefits as are being 

made available or provided to the group or class; 

 

(iv) Whether the affected person has withdrawn from his or her 

functions or responsibilities, or the decision making process with 

respect to the specific assisted activity in question; 

(v) Whether the interest or benefit was present before the affected 

person was in a position as described in paragraph (b) of this 

section; 

 

(vi) Whether undue hardship will result either to the recipient or 

the person affected when weighed against the public interest 

served by avoiding the prohibited conflict; and 

 

(vii) Any other relevant considerations. 

 

4. Religious Organization 

The Grantee agrees that funds provided under this contract will not be utilized for 

religious activities, to promote religious interests, or for the benefit of a religious 

organization in accordance with the federal regulations specified in 24 CFR 

570.200(j). The Grantee hereby certifies that none of the beneficiaries of its 

activities or services are based upon any religious preference. 

 

5. Political Activities and Lobbying 

The Grantee agrees that under 24 CFR 507.207, the following activities will not be 

assisted with CDBG funds: 

a. Buildings or portions thereof, used for the general conduct of government 

as defined at § 570.3(d); 
 

b. General government expenses; and 
 

c. Political activities. 
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d. The Grantee certifies, to the best of his or her knowledge and belief, that: 

 

(i) No federal appropriated funds have been paid or will be paid, by or on 

behalf of the undersigned, to any person for influencing or attempting to 

influence an officer or employee of any agency, a member of Congress, an 

officer or employee of Congress, or an employee of a member of Congress 

in connection with the awarding of any federal contract, the making of any 

federal grant, the making of any agreement, and the extension, continuation, 

renewal, amendment, or modification of any federal contract, grant, loan, or 

cooperative agreement; 

 

(ii) If any funds other than federal appropriated funds have been paid or will be 

paid to any person for influencing, or attempting to influence an officer of 

employee of any agency, a member of Congress, an officer or employee of 

Congress, or an employee of a member of Congress in connection with this 

federal contract, grant, loan, or cooperative agreement, the undersigned 

shall complete and submit Standard Form-LLL, “Disclosure Form to Report 

Lobbying”, in accordance with its instructions; 

 

(iii) The undersigned shall require that the language of this certification be 

included in the award documents for all subawards at all tiers (including 

subcontracts, subgrants, and contracts under grants, loans, and cooperative 

agreements) and that all subrecipients shall certify and disclose accordingly; 

and 

 

(iv) This certification is a material representation of fact upon which reliance 

was placed when this transaction was made or entered into. Submission of 

this certification is a prerequisite for making or entering into this 

transaction imposed by section 1352, Title 31, U.S. Code. Any person 

who fails to file the required certification shall be subject to penalty as 

authorized by section 1352, Title 31, U.S. Code. 

 
 

APPROVED BY: THE CITY OF GREAT FALLS: 
 

 

 

Gregory T. Doyon, City Manager 
 

DATE:    
 

 

ATTEST: 

(Seal of the City) 
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Lisa Kunz, City Clerk 

 
 

APPROVED FOR LEGAL CONTENT: 
 

 

 

David Dennis, City Attorney * 

* By law, the City Attorney may only advise or approve contract or legal document language on 

behalf of the City of Great Falls, and not on behalf of other parties. Review and approval of this 

document was conducted solely from the legal perspective, and for the benefit, of the City of 

Great Falls. Other parties should not rely on this approval and should seek review and approval 

by their own respective counsel. 

 

APPROVED BY: NeighborWorks Great Falls 
 
 

 

    Error! Reference source not found. 
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Commission Meeting Date: December 2, 2025 

CITY OF GREAT FALLS 

COMMISSION AGENDA REPORT 

 

Item: Ordinance No. 3282, Amending Title 12, Chapter 5, and Title 15, Chapter 9 

of the official code of the City of Great Falls (OCCGF) pertaining to 

parades, processions, fun runs, street closures and the fire code 

From: Assistant Chief Mike McIntosh 

Initiated By: Assistant Chief Mike McIntosh 

Presented By: Assistant Chief Mike McIntosh 

Action Requested: Accept Ordinance No. 3282 on first reading and schedule a second reading 

for December 16, 2025 

 

Suggested Motion:  
 

1.   Commissioner moves: 

 

“I move that the City Commission (accept/not accept) Ordinance 3282 on first reading and (set/not 

set) a second reading for December 16, 2025.” 

 

2.   Mayor requests a second to the motion, public comment, Commission discussion, and calls for the 

vote. 

 

 

Staff Recommendation: Staff recommends that the City Commission accept Ordinance 3282 on first 

reading and set a second reading for December 16, 2025, to consider the adoption of Ordinance 3282. 

 

Summary: Great Falls Fire Rescue (GFFR) and the City of Great Falls are looking to Amend OCCGF 

Title 12, Chapter 5 Parades, Processions, Fun Runs and Street Closures, and Title 15, Chapter 9 The Fire 

Code.  

 

Background: In 2025, GFFR took over the management of street closure permitting for the City of Great 

Falls. Previously, street closure permitting was administered through the City Manager's office. As GFFR 

took over the street closure permitting process, it was suggested that GFFR also administer the permitting 

process for parades, as parades, like street closures, have special public-safety requirements as dictated by 

the International Fire Code.  

 

Currently, parade permits shall be obtained from Park and Recreation, who administer the parade 

permitting process. GFFR staff worked with Park and Recreation staff to develop an equitable process for 

GFFR to assume the parade permitting responsibilities. Both departments agreed that GFFR would review 

and administer the parade permitting process, and that the rental of any needed barricades and the funds 

earned from those rentals would continue to go to Park and Recreation. 
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As GFFR and Park and Recreation were reaching this agreement, parade season was beginning. With that, 

there was not enough time to properly change the language within the OCCGF. Therefore, for the warm 

months of 2025, it was agreed upon that the parade permitting process would proceed as usual.  

 

GFFR and Park and Recreation are now bringing forward the language change in Title 12, Chapter 5 to 

transfer the parade application and administration from Park and Recreation to GFFR, effective in 2026. 

Outside of the language changes in the application and administration of the parade permitting process, 

no other changes are being made to the process. 

 

GFFR is also looking to bring forth changes to Title 15, Chapter 9, the fire code chapter of the OCCGF. 

In years past, there was an effort to clean up language and specific processes within the fire code chapter. 

When the State of Montana adopts the International Fire Code (IFC), local municipalities must then adopt 

the IFC, and many choose to adopt sections of the code not adopted by the State. The State of Montana 

and the City of Great Falls last adopted a new version of the IFC in 2023. During the code adoption 

process, it was identified that when the OCCGF was cleaned up, the sections of the IFC that the City of 

Great Falls adopted, but the State of Montana did not, had been removed from the OCCGF. In working 

with the City Attorney's office, both GFFR and the City Attorney's office felt that the IFC code adoption 

process, along with those sections of code adopted by the City that were struck by the State, should be 

captured in the OCCGF. It is with that in mind that GFFR is looking to add language to the OCCGF 

regarding the IFC code adoption process for the City and to capture which sections of code the City is 

adopting that the State chose not to adopt. 

 

It was also identified that within the fire code chapter of the OCCGF, certain sections of the code were no 

longer relevant, and the new sections of code needed to be added. As GFFR and the City Attorney's office 

evaluated the language in the fire code chapter of the OCCGF, other Montana jurisdictions' fire code 

chapters were also assessed. This evaluation showed that other Montana jurisdictions' fire code chapters 

had sections of code that were identified as applicable to the City of Great Falls and should be added to 

the OCCGF. 

 

The new sections of code identified to be added to the fire code chapter are: 

 Authority for the fire chief to initiate burn bans within the City without having to wait for the 

county to initiate a burn ban county-wide 

 Allowing certain areas within the city limits to conduct open burning through a burn permit process 

 Adding clarifying language for when a fire alarm contractor must obtain a permit for work being 

done on existing fire alarm systems 

 Adding language that allows for GFFR to charge fees for its response to buildings where a fire has 

previously occurred, and the building has been declared a nuisance by established city policy 

 Adding language for the requirement of a Knox Box on buildings where new life safety systems 

are installed, or significant upgrades to existing life safety systems are taking place 

 Adding language that prohibits the construction practices of blasting and the tenting of fire 

sprinkler systems in commercial buildings 

 

Significant Impacts: The authority of the fire chief to initiate burn bans within the City, the establishment 

of a burn permit process, the prohibition of certain construction practices, and the issuance of fees for 

nuisance structures 

 

Fiscal Impact: There will be a minor fiscal impact for the City. The fiscal impact is expected to be the 

minor revenue brought into the general fund through fees that GFFR may charge for burn permits and fees 
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issued to nuisance properties. There is no anticipated expenses to be incurred to the City through this 

Ordinance.   

 

Alternatives: The commission could choose not to accept Ordinance 3282 on first reading. If the 

commission chooses to not accept Ordinance 3282, GFFR and the City will continue to operate under the 

current language found in the OCCGF. 

 

Concurrences: The City Manager’s Office, City Attorney’s Office, Planning and Community 

Development, and Park and Recreation have worked with GFFR on the formulation of this ordinance.   

 

Attachments/Exhibits:  

 Ordinance 3282 

 Exhibit A- Title 12- Streets, Sidewalks, Trees and Shrubbery, Chapter 5 - Parades, Processions, 

Fun Runs and Street Closures 

 Exhibit B – Title 15 – Buildings and Construction, Chapter 9 - Fire Code 
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ORDINANCE 3282 

 

AN ORDINANCE AMENDING TITLE 12, CHAPTER 5, AND 

TITLE 15, CHAPTER 9 OF THE OFFICIAL CODE OF THE 

CITY OF GREAT FALLS (OCCGF) PERTAINING TO 

PARADES, PROCESSIONS, FUN RUNS AND STREET 

CLOSURES AND THE FIRE CODE 

 
*  *  *  *  *  *  *  *  *  *  *  * 

 

WHEREAS, the OCCGF was established to promote public health, safety and welfare; and 

 

WHEREAS, the Great Falls Fire Rescue (GFFR) operates under the current version of the  

International Fire Code (IFC); and 

 

WHEREAS, upon review of the most current version of the IFC, it was determined that  

amendments to the fire code and ordinances related to fireworks in the OCCGF were necessary for 

clarity; and 

 

WHEREAS, GFFR and the Legal Department have reviewed and proposed amendments to 

OCCGF Title 12, Chapter 5, and Title 15, Chapter 9 to clarify fire code requirements and establish 

clear processes for obtaining permits for fire alarms, public displays of fireworks and parades; and 

 

WHEREAS, the proposed amendments to Title 12, Chapter 5 are intended to: 

 

 Clarify for the public that parade permits will now be administered by GFFR and not 

the Park and Recreation Department; and 

 

WHEREAS, the proposed amendments to Title 15, Chapter 9 are intended to: 

 

 Adopt current versions of the IFC and additional sections not adopted by the State of 

Montana; 

 Clarify language on the duties of the Fire Prevention Bureau and preventative 

inspections; 

 Give authority to Fire Chief to initiate burn bans within the City; 

 Establish requirements for burn and special events permits; 

 Clarify existing fire alarm permit requirements; 

 Clarify requirement for knox boxes for new construction that have life safety systems; 

 Prohibit blasting and tenting within the City;  

 Establish process for GFFR to charge fees for responses to nuisance structures; and  

 

WHEREAS, the City Commission finds that these amendments are consistent with the  

City’s goals of encouraging fire safety and public safety throughout the community. 

 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE 

CITY OF GREAT FALLS, MONTANA: 
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Section 1. That Title 12, Chapter 5 of the OCCGF be amended as depicted in Exhibit 

“A” attached hereto, which removes any language indicated by a strike-out 

and adds language which is bolded; 

 

Section 2. That Title 15, Chapter 9 of the OCCGF be amended as depicted in Exhibit 

“B” attached hereto, which removes any language indicated by a strike-out and 

adds language which is bolded; 

 

Section 3. This ordinance shall be in full force and effect thirty (30) days after second 

reading and final adoption by the City Commission. 

 

 APPROVED by the City Commission of the City of Great Falls, Montana on first reading 

December 2, 2025. 

 

 ADOPTED by the City Commission of the City of Great Falls, Montana on second reading 

December 16, 2025. 

 

                                                                                    ____________________________  

                                                                                    Cory Reeves, Mayor  

ATTEST: 

__________________________ 

Lisa Kunz, City Clerk 

 

 

(Seal of the City) 

 

 

APPROVED FOR LEGAL CONTENT: 

 

________________________________ 

David Dennis, City Attorney 

 

 

State of Montana ) 

County of Cascade : ss 

City of Great Falls ) 

 

 I, Lisa Kunz, City Clerk of the City of Great Falls, Montana, do certify that I did post as 

required by law and as prescribed and directed by the Commission, Ordinance 3282 on the Great Falls 

Civic Center posting board and the Great Falls City website. 

 

 

 

 _________________________________ 

 Lisa Kunz, City Clerk 

  

(CITY SEAL) 
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Exhibit “A” to Ordinance 3282 

 

Title 12 - STREETS, SIDEWALKS, TREES, AND SHRUBBERY 
Chapter 5 PARADES, PROCESSIONS, FUN RUNS AND STREET CLOSURES 

 

 

 

Great Falls, Montana, Code of Ordinances    Created: 2025-08-14 16:43:13 [EST] 

(Supp. No. 22) 

 
Page 1 of 4 

Chapter 5 PARADES, PROCESSIONS, FUN RUNS AND STREET CLOSURES 

Sections: 

12.5.010 Definitions. 

The following words and phrases, when used in this chapter, shall have the following meanings:  

A. "Procession" means any march, parade, motorcade, fun run, assembly to support a cause, or other 
event, consisting of people, animals, vehicles, or combination thereof, except funeral processions, 
upon any public street, sidewalk or alley, which does not comply with normal and usual traffic 
regulations and controls and is expressly designed for the safety and involvement of the public as well 
as the participants, which is approved by the City under the provisions of this chapter.  

B. "Motorcade" means an organized procession containing twenty-five (25) or more vehicles, except 
funeral processions, upon any public street, sidewalk or alley.  

C. "Procession Route" means the route of travel of any parade, march, motorcade, fun run, or other 
procession, to include the assembly, staging and disbanding areas.  

D. "Street" includes all streets, highways, avenues, lanes, alleys, courts, places, squares, curbs, or other 
public ways in this City which have been or may hereafter be dedicated and open to public use, or such 
other public property so designated in any law of the State.  

(Ord. 3170, 2018) 

12.5.020 Established and designated procession routes. 

Processions are to proceed as follows:  

1. Procession to stage on Park Drive South, in designated areas, and proceed north past the east side of 
the Police Department onto 1st Avenue South, then east to Park Drive, then North to Central, then east 
to 8th Street, disbanding on the north and/or south side of Central Avenue;  

2. Procession to stage on the north and/or south side of Central Avenue at 8th Street and proceed west 
on Central Avenue to Park Drive, then south to 1st Avenue South, then west until disbanding; or  

3. Any alternate route approved and designated at the discretion of the City Manager or designee.  

(Ord. 3170, 2018) 

12.5.030 Public conduct during processions. 

A. No person shall knowingly or purposely:  

1. Participate in any procession conducted in violation of any of the terms of the permit;  

2. Join or participate in any permitted procession without the consent of the permittee; and/or  

3. Interfere in any manner with the procession's progress or orderly conduct.  
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B. No person shall hamper, obstruct, impede, or interfere with any procession or with any person, vehicle or 
animal participating or used in a procession.  

C. No driver of a vehicle shall drive between the vehicles or persons comprising a procession when such 
vehicles or persons are in motion and are traveling along a procession route. Nothing in this section shall 
prohibit an emergency vehicle from interrupting a procession for the purpose of responding to an 
emergency.  

D. No person shall view, watch or observe the procession from the street or beyond the sidewalk curb or 
beyond the imaginary curb line that, if it existed, would extend through the intersection from corner to 
corner of any street perpendicular to the procession route.  

E. No vehicle larger than an automobile or pickup truck shall park along the procession route during the 
procession.  

F. The City Manager, or designee, shall have the authority, when reasonably necessary, to prohibit parking of 
vehicles along a procession route. Signs shall be posted to such effect and it shall be unlawful for any person 
to park or leave unattended any vehicle in violation thereof. The applicant shall be responsible for posting 
and removing of signs.  

(Ord. 3170, 2018) 

12.5.040 Participants' conduct during processions. 

A. It is unlawful for any persons in a procession to deviate from the established or approved procession route.  

B. No participant in a procession shall throw, cast, or drop candy, trinkets, or any other articles. A violation of 
this provision shall be a misdemeanor punishable by a fine not to exceed five hundred dollars ($500.00). This 
does not prohibit a walking procession participant from handing the candy or other articles directly to the 
spectators.  

C. No participant in a procession shall entice, lure, or attempt to entice or lure, any spectator to leave the 
designated viewing area. A violation of this provision shall be a misdemeanor punishable by a fine not to 
exceed five hundred dollars ($500.00).  

D. No participant in a procession shall operate any vehicle in a careless manner as to endanger the safety and 
welfare of other procession participants or spectators.  

E. As a condition to the permit, each permittee shall provide persons, horses with riders, or persons in small 
motorized vehicles, such as a golf cart, to travel on both sides of any procession vehicle which is larger than 
an automobile or pickup.  

F. Any person operating a motor vehicle in a procession shall possess a valid driver's license. All participants in 
the procession shall follow all applicable motor vehicle laws and/or regulations.  

(Ord. 3170, 2018) 

12.5.050 Application - contents. 

A. Any person, firm, corporation, or other entity desiring to conduct a procession, as defined in OCCGF 
12.5.010, shall apply to the Park and Recreation Department Great Falls Fire Rescue Department for a 
permit at least forty-five (45) calendar days in advance of the event date and comply with the provisions set 
forth in such permit. The application shall designate the intended route, date and time of the event. In the 
City Manager or designee's discretion, and for good cause shown, applications may be accepted less than 
forty-five (45) calendar days in advance of the event date.  
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B. Park and Recreation Department The Great Falls Fire Rescue Department Chief (Fire Chief), or designee, 
may approve, revise, or deny the application in consideration of the following factors:  

1. Promotion of the community as a whole;  

2. Provision of positive civic and economic benefit;  

3. Impact on neighboring business and properties;  

4. Impact on public uses, safety, and services;  

5. Consideration of frequency of closures;  

6. Consideration of the event's financial impact; and  

7. The applicant's performance under prior issued permits.  

C. Following approval from the City, the applicant will be responsible for notification of news media, and the 
associated costs of said notice, in order to inform the public of the date, time and procession route.  

D. The applicant will designate a person who can be contacted by the City to coordinate plans for the 
procession.  

E. The procession shall not deviate from the designated route, time, or date approved in the permit. If, for any 
reason, the event is postponed or canceled, the applicant shall immediately notify the City.  

F. Processions shall be scheduled between the hours of 9:00 a.m. and 12:00 p.m. Special requests will be 
considered for processions at other times, provided arrangements can be made which, in the City's 
determination, will not impede normal traffic conditions or inhibit business in the downtown area.  

G. The applicant will be responsible for placing and removing barricades on the designated procession route 
side of the nearest designated alleys and streets no earlier than thirty (30) minutes prior to the start of the 
procession and, in no case, longer than fifteen (15) minutes following the end of the procession. Barricades 
may be available at the Park and Recreation Department and may be rented subject to a fee set by City 
Commission resolution. It will be the responsibility of the applicant to pick up from and return to the Park 
and Recreation Department all barricades used, and to contact the Park and Recreation Director or designee, 
at least fourteen (14) calendar days in advance to discuss a barricading plan acceptable to the City.  

H. No sales or solicitations will be permitted by procession participants without proper licensing in advance.  

I. Applicants or organizations sponsoring processions will be required to remove all trash, paper and litter from 
the streets and sidewalks. Street cleaning arrangements must be made with the Public Works Street Division 
at least fourteen (14) calendar days before the event date.  

J. The Police Department will provide one (1) vehicle to escort the procession. All other traffic and crowd 
control must be provided by the sponsoring organizations and, in no case, be less than two (2) people for 
each block of procession length.  

K. The applicant shall indemnify, defend and hold harmless the City from any and all claims, damages, losses 
and expenses arising from the procession or created by any of the participants. The applicant shall be 
required to carry insurance for comprehensive general liability, automobile liability and designated premises 
in the amount of one million dollars ($1,000,000.00) per occurrence and two million dollars ($2,000,000.00) 
aggregate, and list the City as an additional named insured under the policy. Documentation of such 
insurance must be provided to the City at least 72 hours prior to the event.  

L. If determined necessary by the City, considering the factors listed in B. above, or due to the type, length, 
time or date of the procession, additional provisions and safeguards may be required as conditions of the 
permit.  
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M. Failure to comply with the provisions of this chapter and other permit requirements will be cause for 
rejection of future procession permits requested by the applicant.  

N. The procession organizer must submit with the permit request information as to how property owners, 
tenants, and/or business owners along the procession route will be notified of the procession, and provide 
verification of such notice to the City.  

O. If the application for a procession permit is denied or revised in a way which is unacceptable to the applicant, 
the applicant may appeal the decision in writing to the City Manager within fifteen (15) calendar days of the 
denial or reversal. The City Manager or designee shall review the application and uphold, reverse, or revise 
the decision on the application within ten (10) calendar days. If applicant makes no such appeal, the Park and 
Recreation Department's determination of the Fire Chief, or designee, will stand.  

P. If the City Manager affirms or revises the determination of the application for a procession permit, the 
applicant may appeal the decision in writing within fifteen (15) calendar days of the date of affirmation or 
revision to the City Commission, which shall review the application in a public meeting and uphold, reverse, 
or revise the decision on the application within ten (10) calendar days of the hearing. If applicant makes no 
such appeal, the City Manager's determination will stand.  

Q. Unless otherwise specified in this chapter, appeals to the City Commission of the denial, revocation, or 
suspension of licenses or permits under this chapter shall comply with the provisions of OCCGF 1.2.040.  

(Ord. 3282, 2025; Ord. 3170, 2018) 

12.5.060 Street closure permits for public events and block parties. 

Persons or entities who organize events which require the temporary closure of a public street must comply with 
the provisions of OCCGF Title 9.  

(Ord. 3170, 2018) 
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Title 15 - BUILDINGS AND CONSTRUCTION 
Chapter 9 FIRE CODE 

 

 

 

Great Falls, Montana, Code of Ordinances    Created: 2025-08-14 16:43:18 [EST] 

(Supp. No. 22) 

 
Page 1 of 5 

Chapter 9 FIRE CODE 

Sections: 

15.9.010 Fire Chief authority. 

A. In conjunction with Title 8, Chapter 48 of the Official Code of the City of Great Falls (OCCGF) and any other 
provision of this code, the Great Falls Fire Rescue Department Chief (Fire Chief) is authorized to issue a 
burn ban and may prohibit all fires and burning of combustibles including but not limited to all open 
burning, fire pits, chimineas, charcoal grills, fireworks, outdoor fire places, and similar devices within the 
city limits.  

B. In determining to implement a burn ban, the Fire Chief may consider current climate conditions including 
drought, weather forecast, and available fire resources, among other factors. Any burn ban issued by the 
Fire Chief may take immediate effect without implementing further actions and will remain in effect until 
rescinded by the Fire Chief. 

(Ord. 3282, 2025) 

15.9.010020 International Fire Code—adoption. 

A. The City of Great Falls hereby adopts the most currently Montana state adopted International Fire Code (IFC) 
and appendices, as may be administratively amended by the Great Falls Fire Rescue Department (GFFR).  

B. A copy of the IFC, as may be amended, is available for inspection in the City Clerk's office and the GFFR Fire 
Marshall's office.  

C. Copies of the IFC may also be obtained from the International Code Council.  

A. The City of Great Falls hereby adopts various sections of the most current edition of the International Fire 
Code (IFC) as adopted by the Fire Prevention and Investigation Bureau of the Montana Department of 
Justice, as set out in the Administrative Rules of Montana (ARMs), and as amended from time to time.  
These ARMs are adopted herein by reference and incorporated in this Title as set forth in full, except as 
may be noted in this Chapter, by future administrative order, or by any regulations not applicable to local 
government jurisdictions.   

 
B. The City of Great Falls hereby adopts, and incorporates herein, the following section(s) of the IFC not 

adopted by the Fire Prevention and Investigation Bureau of the Montana Department of Justice. 
1. Section 105, Permits 

a. Construction Permits will not be adopted by the IFC.; construction permits will be subject to 
the permitting requirements of the Official Code of the City of Great Falls (OCCGF). 

b. Notwithstanding any other provisions of the OCCGF, only the following operational permits, 
and no others, are adopted: 

i. 105.5.34 Open burning (exception: recreational fires) 
2. Appendix B, Fire Flows 
3. Appendix C, Hydrants 
4. Appendix D, Fire Apparatus Access Roads 
5. Appendix E, Hazard Categories 
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6. Appendix F, Hazard Rankings 
7. Appendix G, Cryogenic Fluids – Weights and Equivalents 
8. Appendix I, Fire Protection Systems – Noncompliant Conditions 
9. Appendix N, Indoor Trade Shows and Exhibitions 

 
C. A copy of the IFC, as may be amended, is available for inspection in the City Clerk's office and the Great  

Falls Fire Rescue Department (GFFR) Fire Prevention Bureau’s office. A copy may also be obtained from 
the International Code Council.  

(Ord. 3282, 2025; Ord. 3213, 2020; Ord. 3189, 2018). 

15.9.020030 Definitions. 

Whenever the following words are used in the IFC, the following definitions shall apply:  

A. “Assistant Chief of Prevention” means the Assistant Chief of the Bureau of Fire Prevention. 

AB. "Chief of the Bureau of Fire Prevention" means the Great Falls Fire Rescue Department (GFFR) Chief.  

BC. "Corporation Counsel" means the Great Falls City Attorney.  

D. “GFFR Fire Prevention Bureau” means the City of Great Falls Fire Rescue Fire Prevention Bureau. 

CE. "Jurisdiction" means the incorporated City limits of Great Falls.  

D. "Removal" in relation to storage tanks includes vents and fill pipes and all other incidental hardware.  

(Ord. 3282, 2025; Ord. 3189, 2018). 

15.9.030040 Bureau of Fire Prevention—established—duties. 

A. The IFC shall be enforced by the GFFR Bureau of Fire Prevention, under the supervision of the Fire Chief.  

B. The GFFR Fire Prevention Bureau may, in the discretion of the Fire MarshallAssistant Chief of Prevention, 
assess fees for false activation of fire alarm systems as outlined in Title 5 of the OCCGF, and inspections 
and/or re-inspections of premises for compliance with the IFC, or applicable National Fire Protection 
Association (NFPA) standards. Said fees shall be set by Commission resolution.  

C. The GFFR Fire Prevention Bureau shall have all other duties established under this Title. 

(Ord. 3282, 2025; Ord. 3213, 2020; Ord. 3189, 2018). 

15.9.040 Pipes thawed with torch prohibited. 

A. It is unlawful to use any torch or other flame-producing device for the purpose of thawing out any pipe in or 
under any house, building, or structure in the incorporated City limits.  

B. A violation of this section is a misdemeanor punishable by a term not to exceed six (6) months in jail, a fine 
not to exceed five hundred dollars ($500.00), or both.  

C. Costs incurred by City emergency personal responding to a violation of this section may be assessed as a lien 
on the subject property by Commission resolution.  

(Ord. 3282, 2025; Ord. 3189, 2018). 
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15.9.050 Preventative Inspections. 

A. GFFR Bureau of Fire Prevention may, in the discretion of the Assistant Chief of Prevention, inspect, or 
cause to be inspected as often as may be necessary, all premises within the City of Great Falls, except the 
interior of private dwellings, for the purpose of ascertaining, and causing to be corrected, any conditions 
liable to cause fire, or that may be considered a life safety hazard(s).  The Assistant Chief of Prevention 
shall provide reasonable advance notice of said inspection(s).

(Ord. 3282, 2025) 

15.9.050060 Inspection, testing, maintenance and records. 

A. All system inspections, tests and maintenance that are required by applicable IFC standards shall be 
performed by qualified individuals who are licensed to perform work in the City of Great Falls and written 
reports of such inspections, tests and maintenance shall be kept on the premises for a minimum of three (3) 
years.  

B. All inspection, testing and maintenance reports shall be submitted to the City's online reporting vendor 
within the following time frame:  

1. No deficiencies found: within ten (10) days of the date the inspection, testing or maintenance took 
place;  

2. Deficiencies found: within seven (7) days of the date the inspection, testing or maintenance took place; 
or  

3. Critical issues found: Immediately following the inspection, testing or maintenance, along with 
immediate notification to the Fire MarshalAssistant Chief of Prevention.  

C. Inspections, tests and maintenance that do not comply with the provisions in this Chapter shall result in the 
inspected or serviced system being deemed non-compliant with the provisions of this Chapter.  

D. Non-compliance with this Chapter will be addressed as set forth in 15.9.060 and/or by Title 5, Chapter 2, 
Safety Inspections.  

(Ord. 3282, 2025; Ord. 3237, 2021). 

Ord. 3237, § 1(Exh. A), adopted Dec. 7, 2021, renumbered the former § 15.9.050 as § 15.9.060 and enacted a new 
§ 15.9.050 as set out herein. The historical notation has been retained with the amended provisions for 
reference purposes.  

15.9.070 Existing Fire Alarm Permit Requirements. 

A.  The replacement of five (5) or more existing fire alarms or replacement of a fire alarm control panel or 
control unit will require a permit. This includes like for like replacement. 

B. The appropriate permit application and permit fee shall be submitted to the City Building Division. 

 
(Ord. 3282, 2025)
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15.9.080 Fire Hazard nuisances caused by structures prohibited. 

A. Any and all buildings, ruins, chimneys, flues, boilers, walls, remains of burned buildings or other 
constructions within the city limits which, by reason of their construction or condition, are in danger of 
being set on fire, or are in any manner a menace to adjoining property or to the public generally, are each 
hereby declared to be a nuisance, and unlawful to exist on any premises within the incorporated City 
limits. 

 

B. It shall be the duty of the Fire Chief, or designee, to enforce the provisions of this section and examine 
premises with the conditions included above, and, for such purposes, may enter any building within 
reasonable hours and upon reasonable advance notice.  If, in the opinion of the Fire Chief, any nuisance, as 
defined by this chapter, shall exist, the Fire Chief shall notify the owner(s), in writing, requesting the 
property owner(s) abate such nuisance immediately and without delay. 

 

C. The written notice shall be served upon the owner(s), by regular mail and by posting on the premises, 
directing abatement of a specific nuisance(s) within a reasonable time, but not less than ten (10) days, 
from the date of the written notice; and stating in case of a fire resulting directly or indirectly from the 
failure to promptly comply with the issued notice the following action will be taken: 

1.  The owner(s) so failing to comply with such notice and abate said nuisance shall pay to the 
general fund of the City, after receipt of an itemized invoice from the Fire Chief, the actual 
costs  incurred by GFFR in fighting such fire occurring subsequent to the required notice; if 
the owner/owners fail to pay the invoice from GFFR within 30 days from the invoice date, 
such costs may be assessed against the property.  Such assessments may be included as part 
of an annual resolution assessing delinquent accounts; 

2. The City may file criminal proceedings pursuant to this Chapter; or 
3. The City may proceed with nuisance abatement proceedings pursuant to Title 8, Chapter 49. 

 

(Ord. 3282, 2025) 

15.9.090 Emergency Key Box required on certain construction or buildings. 
 
A. Any new construction occurring within the City of Great Falls that has a life safety system, fire suppression 

system, or commercial kitchen hood installed, shall have installed an emergency key box, such as a Knox 
Box, that is accessible by the GFFR for use in emergency situations.  

 
B. Any existing building that undergoes remodeling or alterations that significantly alter or enhance a life 

safety system, fire suppression system, or commercial kitchen hood, shall have an emergency key box, 
such as a Knox Box, that is accessible by the GFFR for use in emergency situations. 

 

(Ord. 3282, 2025) 

 

15.9.100 Explosives and blasting agents; prohibited. 
 
A. The storage of blasting agents or explosives for construction purposes within the city is prohibited. 
 
B. The use of blasting agents or explosives for construction purposes is prohibited. 
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(Ord. 3282, 2025) 

 

15.9.110 Fire sprinkler system tenting prohibited. 
 
A. Given the temperature fluctuations that occur in Great Falls, the practice of tenting fire sprinkler pipe is 

prohibited within the city. 

 

(Ord. 3282, 2025) 

15.9.060120 Violation—penalty. 

A. Unless otherwise specified in this Chapter, any person who violates or fails to comply with any of the 
provisions of the IFC as adopted, or any of the provisions of this Chapter, is guilty of a misdemeanor, 
punishable by a term not to exceed six (6) months in jail, a fine not to exceed five hundred dollars ($500.00), 
or both.  

B. A property that contains a violation of the IFC, or any other violation of this Chapter, is hereby declared a 
Nuisance as defined by OCCGF Title 8, Chapter 49.  

(Ord. 3282, 2025; Ord. 3237, 2021; Ord. 3189, 2018). 

Editor's note(s)—See editor's note following 15.9.050.  
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