
 

AGENDA 

CITY OF LAUREL 

CITY/COUNTY PLANNING BOARD 

WEDNESDAY, MAY 19, 2021 

5:35 PM 

CITY COUNCIL CHAMBERS 

 

 

 

Public Input: Citizens may address the committee regarding any item of business that is not on the agenda.  The duration 

for an individual speaking under Public Input is limited to three minutes.  While all comments are welcome, the committee 

will not take action on any item not on the agenda. 

1. Roll Call 

General Items 
2. Approve Meeting Minutes: April 21, 2021 

3. Public Hearing: Bitterroot Grove Townhome Planned Unit Development 

New Business 

Old Business 

Other Items 
4. Project Update 

Announcements 
5. Adjourn 

6. Next Meeting: June 16, 2021 
The City makes reasonable accommodations for any known disability that may interfere with a person’s ability to 

participate in this meeting.  Persons needing accommodation must notify the City Clerk’s Office to make needed 

arrangements.  To make your request known, please call 406-628-7431, Ext. 2, or write to City Clerk, PO Box 10, Laurel, 

MT  59044, or present your request at City Hall, 115 West First Street, Laurel, Montana.   
 

DATES TO REMEMBER 

1

https://cityoflaurelmontana.com/community/page/holiday-schedule


File Attachments for Item:

2. Approve Meeting Minutes: April 21, 2021
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MINUTES 
CITY OF LAUREL 

CITY/COUNTY PLANNING BOARD 
WEDNESDAY, APRIL 21, 2021 

5:35 PM 
CITY COUNCIL CHAMBERS 

 

 
 
Public Input: Citizens may address the committee regarding any item of business that is not on the agenda.  The duration 
for an individual speaking under Public Input is limited to three minutes.  While all comments are welcome, the committee 
will not take action on any item not on the agenda. 

1. Roll Call 
 
The Chair called the meeting to order at 5:44PM. 
 
Roger Giese 
Dan Koch 
Gavin Williams 
Judy Goldsby 
Jon Klasna (Arrived at 5:44pm) 
 
Nick Altonaga (City of Laurel) 
General Items 

2. Approve Meeting Minutes: March 17, 2021 
 
The Chair presented the minutes from March 17, 2021. 
 
Dan Motioned to Approve the minutes from March 17, 2021. 
Evan Seconded. 
Motion Carried. 
 

3. Public Hearing: Lazy KU Subdivision 
 
Nick presented the staff report and information regarding the Major Preliminary Plat Application for the 
Lazy KU Subdivision.  
 
Judy: What is the situation for Fire suppression? 
Aaron Redland, the representative from the developer was present to discuss the item. 

30,000gal tank will be constructed for fire suppression 
 
Judy: What about the individual properties? 
 
Aaron: Each property will have wells and drainfields servicing their properties.  
Aaron: There are CCNRs as well to limit certain types of development. 
 
Lot 12 is up in the air as there are quality concerns. Might have a community septic system. 
What will happen with lot 1? 
 
Aaron: Depends on the market and the demand for these lots.  
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Roger: Any plans for apartment complexes? 
Aaron: Right now, we only plan to do single family homes. 
 
Sidewalks allowed? 
Aaron: These are not required for County development. 
 
Dan: Will there be paved roads or gravel roads? 
Aaron: the roads will be paved as per the SIA and Plat plan.  
 
The Chair called the meeting back to order. 
 
The Chair Called for Proponents. 
Aaron Redland, Project Manager for WWC Engineering. Looking to develop the property into 10 1-acre 
tracts. It was the only area on her property with drain fields and cisterns, due to water issues throughout 
the adjacent section land. 
 
DEQ is in process and has the specifications. DEQ should have the comments back to the end of the 
month. This first went through Billings Planning so it is a few months behind schedule but the property 
owner is understanding. There will be RSIDs on the Roads and the Parkland.  
 
Dan – Is there wells for potable water? 
Aaron: Yes, the future property owner will have to drill their own wells at the time of construction. 
 
Dan – Are all the lots sold? 
Aaron: We have 2 left. The others are reserved.  
 
The Chair Called for Proponents. 
The Chair Called for Proponents. 
 
The Chair Called for Opponents. 
The Chair Called for Opponents. 
The Chair Called for Opponents. 
 
Gavin Motioned to approve the Major Preliminary Subdivision of the Lazy KU Subdivision with the 
Staff Conditions provided in the staff report. 
Jon Seconded. 
Motion Carried. 
New Business 

4. Sign Review: Main Street Perk 
 
The Planning Board reviewed the application for the sign for the Main Street Perk.  
 
Gavin Motioned to Approve the sign for the Main St. Perk. 
Evan Seconded. 
Motion Carried. 
 

5. Sign Review: Cloudz Vape 
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Nick presented the Sign for Cloudz Vape located in the plaza off of SE 4th Street. Members discussed 
the processing for signage and the permitting and costs associated. 
 
Gavin Motioned to Approve the Cloudz Vape Sign Installation.  
Jon Seconded.  
Motion Carried. 
Old Business 
Other Items 

6. Project Updates 
 

• The proposed Northwestern Energy Power Plant. 
o Possible location 
o Needs of the plant. 
o Water rights 
o Utilities 
o How it will work 

• Dyer PUD along E. 8th Street.  
• Cherry Hills Subdivision. Will be done in 2 Filings.  
• West Laurel Interchange Study 
• Croell Cement Plant. 
• Harmon Subdivision. 
• CIP in Process 
• Zoning Code Update- Pending, having time.  
• W. 4th Street properties within the County but on City Utilities. These are a priority for 

annexation. 
 
Richard: How to incentivize development? 
 
Jon: Should this NW Energy project come to pass, When Bridger Wind Project came through, would we 
be eligible for Community Impact Money?  64th St. – Surprised to see so many soil tests and 
preparations for subdivisions.  
Announcements 
Please send in a Letter of Interest for reappointment.  

• Jon Klasna 
• Ron Benner 
• Karl Dan Koch. 

 
7. Adjourn 

 
Jon Motioned to Adjourn the Meeting. 
Roger Seconded. 
The Meeting was adjourned at 6:53PM.  
 

8. Next Meeting: May 19, 2021 
 

 

5



The City makes reasonable accommodations for any known disability that may interfere with a person’s ability to 
participate in this meeting.  Persons needing accommodation must notify the City Clerk’s Office to make needed 
arrangements.  To make your request known, please call 406-628-7431, Ext. 2, or write to City Clerk, PO Box 10, Laurel, 
MT  59044, or present your request at City Hall, 115 West First Street, Laurel, Montana.   

 

DATES TO REMEMBER 

6

https://cityoflaurelmontana.com/community/page/holiday-schedule


File Attachments for Item:

3. Public Hearing: Bitterroot Grove Townhome Planned Unit Development
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LAUREL CITY-COUNTY PLANNING DEPARTMENT 

STAFF REPORT & FINDINGS OF FACT 
 

TO:  Laurel City-County Planning Board 
FROM:  Nicholas Altonaga, Planning Director 
RE:  Planned Unit Development – Bitterroot Grove Townhomes 
DATE:  May 18, 2021 
N/LOCATION: 

DESCRIPTION OF REQUEST 
 
A Planned Unit Development application and supplemental was submitted by Forrest 
Mandeville of Forrest Mandeville Consulting and Engineering West on behalf of Darrel Dyer for 
the parcels at 1304 E. 8th Street, between Fir and Juniper Avenues. The Applicant has proposed 
the Bitterroot Grove Townhomes, a 60-unit Planned Unit Development with age-restricted 
units for those 55 and older. This PUD application also includes a request for annexation and a 
variance. The Application contains all the necessary components of the PUD, Variance, and 
Annexation applications. The property is currently owned by Elvira and James Cotter, with 
purchasing agreements in place. The property currently has a great deal of personal property, 
debris, and materials on site and is an overgrown state.  
 
Owner:   James Cotter, Elvira Cotter 
Legal Description:  NUTTING BROS SUBD, S10, T02 S, R24 E, BLOCK 6, Lots 1 - 12, BLOCK 6, 

Lots 1 - 12 
Subdivision size:  4.68 Acres 
Existing Land Use:  Residential, Vacant 
Proposed Land Use:  Residential Planned Unit Development 
/LOCATION: 

BACKGROUND AND PROCEDURAL HISTORY 
 

1. A pre-application meeting for the Planned Unit Development took place on June 23, 
2020 between the Applicant, their engineers, and City Staff.  

2. The Application for the Planned Unit Development, Annexation, and Variance and their 
supporting documentation was submitted on March 15, 2021. 

3. The City Staff Design Conference took place on April 27, 2021. 
4. The Planning Director transmitted a letter of findings to the Applicant and their 

developer on May 7, 2021. 
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5. The Applicant and their developer resubmitted documents to the Planning Department 
on may 17, 2021. 

6. The Planning Board is holding a public hearing on the proposed Planned Unit 
Development, Annexation, and Variance applications on May 19, 2021. 

7. The City Council will hold a subsequent public hearing on the proposed Planned unit 
Development, Annexation, and Variance applications and approve, approve with 
conditions, or deny the requests. 

 
STAFF FINDINGS 

 
1. The Application for PUD, Annexation, and Variance contain all the necessary items. 
2. Annexation has been requested in order to hook the property into the municipal water 

and wastewater system, as well as garbage pick-up.  
3. A variance has been sought for the minimum size requirements of a Planned Unit 

Development stated in the Laurel Municipal Code. 
a. Laurel Municipal Code requires a minimum of 5 acres for a PUD 
b. The proposed PUD is 4.68 acres. 

4. The Applicant has proposed private interior streets with gated entrances. 
5. Gated entrances shall be accessible by all Laurel EMS, Fire, and Police departments, as 

well as code enforcement and public works where necessary.  
6. The Applicant has proposed private internal water and sewer connections. 
7. The Applicant has proposed a water meter building, in order to manage the interior 

water system of the development.  
8. The proposed project would improve a largely vacant, blighted lot with a dense 

residential development.  
9. The application includes bylaws for a townhouse association to manage the property. 
10. The subsequent submittal of documents on May 17 included a landscaping plan and 

weed management plan. 
11. An Annexation Agreement was provided with the application which specifies adjacent 

public improvements, development standards, and other requirements for annexation 
into the City of Laurel.  

 
PLANNING BOARD AND GOVERNING BODY REVIEW CRITERIA 

 
LMC 17.32.020 – Review and Approval, Part D states: 
 
“Within thirty days after the design conference, the application shall be reviewed by the city-
county planning board and recommendations cased on the comments from the design 
conference and the criteria contained in the subdivision regulations shall be forwarded to the 
zoning commission. The comments from the design conference shall be forwarded to the 
planning board, zoning commission and developer within five working days after the 
conference.”  
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RECOMMENDATIONS 

 
The Planning Director Recommends approval of the Planned Unit Development for the 
Bitterroot Grove Townhomes with the following conditions of approval: 
 

1. The Property shall be cleared of personal property, debris, and refuse prior to 
annexation, variance, and PUD approval. 

2. The Property shall be brought up to city standards prior to annexation, variance, and 
PUD approval.  

3. Landscaping plan and maintenance schedule and/or information shall be sufficiently 
detailed for City Departments to enforce nuisance codes and other ordinances.  

4. The proposed Water system shall be approved by the contracted city engineer, KLJ 
Inc.  

5. The proposed Water system shall meet all Montana DEQ and City Standards.  
6. The proposed Wastewater system shall be approved by the contracted city engineer, 

KLJ Inc.  
7. Weed Management Plan shall be completed and approved by the Yellowstone 

County Weed District. 
8. Annexation Agreement shall be updated with specific changes noted by the Planning 

Department.  
9. Bylaws for the Bitterroot Grove Townhome Association shall be updated with the 

specific changes noted by the Planning Department.  
10. The Owner/developer shall apply for all necessary and applicable city permits.  
11. The Owner/developer and the City shall establish a satisfactory solution for the 

public alleyways within project boundary.  
 

ATTACHMENTS 
 

1. PUD Written Statement 
2. Annexation Application 
3. Annexation Agreement 
4. Waiver of Right to Protest 
5. Variance Application and Request Letter 
6. PUD Layout/Design 
7. PUD Landscaping Plan 
8. Bylaws of Bitterroot Grove Townhomes Association 
9. Images of proposed townhome design 
10. Planner Letter to the Applicant (dated 5/17/2021) 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      1  
 

PLANNED UNIT DEVELOPMENT 

WRITTEN STATEMENT 

 

BITTERROOT GROVE TOWNHOMES 

DARRELL DYER 

 

NUTTING BROS. SUBDIVISION 

BLOCKS 6 & 7, PLUS ABANDONED PORTION OF HAZEL AVE. 

LAUREL, MONTANA 

 

 
 

FEBRUARY 2021 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      2  
 

 

SUMMARY 

The Bitterroot Group, LLC (Darrel Dyer), intends to create a 60-unit townhome development in 

Laurel, MT, on the south side of Eighth Street, between Fir Avenue and Juniper Ave. The 

development will utilize the Planned Unit Development (PUD) process, as outlined in the Laurel 

Municipal Code (LMC), Section 17.32.  

The property is currently outside of Laurel city limits, and annexation has been requested. The 

property was split by an undeveloped portion of Hazel Ave, but abandonment has been 

conditionally approved by Yellowstone County. As a condition of approval for the Hazel Ave. 

abandonment, the landowner will resurvey the property to aggregate the property, as shown on the 

site plan. 

 

 
Aerial of Site 

 

PLANNED UNIT DEVELOPMENT WRITTEN STATEMENT (LMC 17.32.040) 

 

Copies of any special agreement, conveyances, restrictions or covenants, which will govern 

the use, maintenance and continued protection of the planned unit and any of its common 

parks or open spaces. Covenants and restrictions are proposed for the governance of the 

townhome PUD development, copies of which are provided as an attachment to this document. 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      3  
 

A statement of the present ownership and legal description of all the land included in the 

planned unit. The property is owned by Bitterroot Group, LLC. The applicant is Darrell Dyer. The 

property is legally described as Nutting Bros. Subdivision, Blocks 6 & 7, plus the Abandoned 

Portion of Hazel Ave. The Abandonment of Hazel Ave has been conditionally approved by 

Yellowstone County. 

An explanation of the objectives to be achieved by the planned unit, including building 

descriptions, sketches, or elevations as may be required to describe the objectives. The 

Bitterroot Grove Townhomes PUD development will provide housing in a community setting, 

targeted at the age 55 and up community. It is the intent of the applicant that this development 

contributes to the vitality and growth of the City of Laurel in an orderly and desirable fashion. This 

will also provide beautification to a main east-west transportation corridor in northeast Laurel. A 

site plan is included with additional information, including the proposed layout of the development 

A development schedule indicating the approximate date when construction of the planned 

unit or stages of the planned unit can be expected to begin and be completed. Construction is 

expected to commence shortly after approval, during the spring/summer of 2021. Development will 

proceed in an east-to-west fashion, with the farthest east portion being built first. A temporary 

access is proposed in the northeast portion of the property for emergency purposes. As 

development continues, access will be built through the west side of the property and the temporary 

access abandoned. See the site plan for additional information. 

STANDARDS AND REQUIREMENTS (LMC 17.32.050) 

In cases of conflict between standards of any other provisions of this title and standards of 

this chapter, the standards of this chapter shall apply. The provisions, standards, and 

requirements of LMC Section 17.32. have been complied with during the development of this 

application. 

 

Existing Zoning in Area 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      4  
 

Demonstrate that the PUD is consistent with the purposes and objectives of the city 

comprehensive plan and any other officially adopted plan. This townhome PUD development 

complies and is consistent with the provisions of the Laurel Growth Management Plan (adopted 

November 2020). Chapter 7: Future Land Use, page 30, states that zoning should allow “a more 

diverse array of housing types and density.” Chapter 7.5: Annexation, on page 32 goes a step 

further in stating: 

There are many areas directly adjacent to the east of the City that would be prime 

candidates for annexation in addition to the previously mentioned westward expansion. The 

parcels between Alder Avenue and Yard Office Road, especially those along East 8th 

Street, should be considered and the lands adjacent to the Village Subdivision. These areas 

are already closely linked to the City with roads and services, and their inclusion would fill 

gaps in the Laurel City Map. 

The area identified above corresponds with the area of this development. Annexation is proposed 

as part of this townhome PUD development. 

Chapter 8: Housing, page 38, lists as a goal to “encourage a mixture of housing types to meet the 

demand of all market sectors” by maintaining “diverse array of housing and affordability levels” 

and promoting “higher density housing types in the downtown area and adjacent to major 

transportation corridors.” These goals will be furthered with the development of the Bitterroot 

Grove Townhomes development. 

The PUD's relationship to its surroundings shall be considered in order to avoid adverse 

effects caused by traffic circulation building bulk, insufficient screening, noise, dust or other 

common nuisances. Surrounding property consists of multi-family and single-family residential 

development. The site is surrounded on three sides (south, east, and west) by Laurel City Limits. 

Zoning to the west is RMH; zoning to the south and east is RLMF. Land to the north is not within 

City limits and generally consists of large-lot residential development. Zoning to the north is R-

200. Existing roads will be improved as necessary, including curb, gutter, and sidewalks around the 

development. 

If a PUD is proposed to be constructed or developed in phases, it must be demonstrated that 

each phase is independent of the other phases and contains sufficient parking, open space and 

other facilities to provide for the needs of the projected population of that phase. The site will 

be developed from the east to the west. Parking, open space, solid waste disposal, etc. will be 

generally the same ratios across the development. A temporary access for emergency purposes will 

be developed on the northeast side of the development to allow for ingress and egress until the 

access on the west side of the site is developed, at which time the emergency access will be 

abandoned. There will always be two points of access for this development. See the site plan for 

more detail. 

The minimum acreage for a PUD shall be five acres. The site of this development is 4.68 acres. 

A variance request has been submitted to allow for the slight deviation from the requirement. 
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Darrell Dyer - Bitterroot Group, LLC
PO Box 908, Laurel, MT 59044

Nutting Bros. Subdivision, Block 6, Lots 1-12, and Block 7, Lots 1-12, and 
abandoned portion of Hazel Avenue between Blocks 6 and 7

4.68 acres
Residential and vacant land

60 Unit Planned Unit Development Townhome Project
R-200

Fir Ave (west side of site); Juniper Ave (east side); 
undeveloped 7th St right-of-way (south side) 

Undeveloped Alleys in Blocks 6 and 7, Nutting Bros. Subdivision

$278,784 for water for entire PUD development
Engineer Estimate

Summer 2021

$201,603 for sewer for entire PUD development

Engineer estimate

701-651-5572

60 Unit Planned Unit Development Townhome Project (Bitterroot Grove Townhomes)
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Yes, 8th St. to the north, Fir Ave to the west, Juniper Ave to the east, 
undeveloped 7th St to the South

8th St (north side), Fir Ave (west side), Juniper Ave (east side

Summer 2021
Privately Financed

$218,156 for road improvements for entire PUD Development
Engineer Estimate

Summer 2021

Sidewalk improvements at estimated cost of $31,000 
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 DA-1  

Return to: 
Darrell Dyer 
PO Box 908 
Laurel, MT 59044 

 
 
 
 
 
 

ANNEXATION AGREEMENT 
 

 THIS ANNEXATION AGREEMENT is made this _____ day of __________, 20
 , by and between BITTERROOT GROVE, LLC, PO BOX 908, LAUREL, MT 
59044, hereinafter referred to as “DEVELOPER," and the CITY OF LAUREL, 
MONTANA, a municipal corporation, c/o City Hall, 115 West 1st Street, Laurel, Montana, 
59044, hereinafter referred to as the “CITY.” 
 
 WHEREAS, DEVELOPER is the owner of certain real property situated in 
Yellowstone County, Montana, more particularly described as follows: 
 

Nutting Bros. Subdivision, Block 6, Lots 1-12, and Block 7, Lots 1-12, and 
abandoned potion of Hazel Avenue between Blocks 6 and 7; according to the 
official plat on file and of record in the office of the Clerk and Recorder of said 
County, hereinafter referred to as “Developer Tracts” as well as all adjacent public 
right-of-way. 

 
WHEREAS, DEVELOPER has submitted to the City a Petition for Annexation to 

the City for Developer Tracts; and 
 
 WHEREAS, DEVELOPER desires to annex Developer Tracts to the City; and 
 
 WHEREAS, CITY has approved the Petition for Annexation by Resolution No.  
      for the Developer Tracts contingent that a Development Agreement 
be executed between CITY and DEVELOPER to identify required off-site infrastructure 
improvements and guarantees of those improvements.   
 
 NOW THEREFORE, in consideration of the mutual promises and covenants 
contained herein, the parties do hereby agree as follows: 
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 DA-2  

1. Roads and Access.  The Developer Tracts shall be accessible by private drives 
from Juniper Ave. and Fir Ave. Access will be controlled with gates, though 
EMS, fire, and law enforcement will have the necessary codes for access. 
 
DEVELOPER shall be responsible for the following improvements…  
 

2. Sanitary Sewer.  Developer Tracts shall be served by City of Laurel sewer 
lines located within undeveloped alleys in Blocks 6 and 7 of Nutting Bros. 
subdivision, and will comply with DEQ and City standards and requirements. 

 
3. Water.  Developer Tracts shall be served by City of Laurel water lines located 

within the Fir Ave. and Juniper Ave. rights-of-way, and the undeveloped 7th 
St. right-of-way, and will comply with DEQ and City standards and 
requirements. 

 
4. Storm Drain.  Developer Tract shall be served by the City of Laurel storm 

drainage system, pursuant to DEQ and City standards and requirements. 
 

5. Right-of-Way. DEVELOPER shall expand Fir Ave and Juniper Ave with 
curb/gutter and sidewalk as part of this development.  

 
6. Future Intersection Contributions. DEVELOPER shall be required to make 

cash-in-lieu contributions toward the improvement costs associated with the 
future intersection improvements, as outlined in an approved Traffic Impact 
Study (TIS) at the time of subsequent subdivision.  

 
7. Zoning. Developer Tracts are part of a PUD reviewed and approved pursuant 

to Chapter 17.32 Laurel Municipal Code. 
 
8. Other Public Improvements. For any other improvements not specifically 

listed in this Agreement, the CITY shall rely on the attached Waiver of Right 
to Protest the Creation of Special Improvement Districts filed concurrently 
herewith, to insure the installation of any or all remaining public 
improvements. Said improvements shall include, but not be limited to, street 
construction and paving, curb, gutter, sidewalks, storm drainage, and street 
lighting. The attached Waiver, waiving the right to protest the creation of one 
or more Special Improvement Districts, by this reference is expressly 
incorporated herein and part hereof.   

 
8. Compliance.  Nothing herein shall be deemed to exempt the Developer Tracts 

from compliance with any current or future City laws, rules, regulations, or 
policies that are applicable to the development, redevelopment, or use of the 
subject property. 
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 DA-3  

 
9. Runs with Land.  The covenants, agreements, and all statements in this 

Agreement and in the incorporated and attached Waiver shall run with the 
land and shall be binding on the heirs, personal representatives, successors, 
and assigns of the respective parties. 

 
10. Attorney’s Fees.  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 or to give any notice required herein, then the prevailing party 
or the party giving notice shall be entitled to reasonable attorney fees and 
costs, including those fees and costs of in-house counsel. 

 
11. Amendments and Modifications.  Any amendments or modifications of this 

Agreement shall be made in writing and executed in the same manner as this 
original document and shall after execution become a part of this Agreement. 
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 DA-4  

 IN WITNESS WHEREOF, the parties have executed this Agreement as of the 
day and year first above written. 
 
“DEVELOPER”    BITTERROOT GROVE, LLC 
 
 
 By:   
 

              Title:  _______________________________ 
 
 
STATE OF MONTANA ) 
                                                :ss 
County of Yellowstone   ) 
 
 On this ____ day of    , 20___, before me, a Notary Public in 
and for the State of Montana, personally appeared _______________________, known to 
me to be the person who signed the foregoing instrument as_____________________ of 
BITTERROOT GROVE, LLC, and who acknowledged to me that said DEVELOPER 
executed the same. 
 
 IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Notarial 
Seal the day and year hereinabove written. 
 
 
         
 Notary Public in and for the State of Montana 
 Printed name:      
 Residing at:      
 My commission expires:    
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This Agreement is hereby approved and accepted by City of Laurel, this ___ day of 
   , 20___. 

 
 
“CITY” CITY OF LAUREL, MONTANA 
 

 
 

By:       
        Mayor   
 
 

Attest:       
        City Clerk 
 
 
STATE OF MONTANA ) 
    :ss 
County of Yellowstone ) 
 
 On this _____ day of    , 20___, before me, a Notary Public for 
the State of Montana, personally appeared __________________________________, and 
      , known to me to be the Mayor and City Clerk, 
respectively, of the City of Laurel, Montana, whose names are subscribed to the foregoing 
instrument in such capacity and acknowledged to me that they executed the same on behalf 
of the City of Laurel, Montana. 
 
 
 
         
 Notary Public in and for the State of Montana 
 Printed name:      
 Residing at:      
 My commission expires:    

 
 

Approved as to Form: 
 
 
 
      
City Attorney 
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 WAIVER-1  

Upon Recording Please Return to: 
 
City of Laurel 
P.O. Box 10 
Laurel, Montana 59044 

 
 
 

Waiver of Right to Protest 
 
FOR VALUABLE CONSIDERATION, the undersigned, being the owner and/or 
subdivider, in addition to all future owners of the hereinafter described real property, do 
hereby waive the right to protest the formation of one or more special improvement 
district(s) for the construction of streets, street widening, street maintenance, sidewalks, 
curb and gutter, sanitary sewer lines, water lines, storm water and drains (either within or 
outside the area), street lights, street light maintenance, parks and park maintenance, and 
other improvements incident to the above which the City of Laurel may require. 
 
This Waiver and Agreement is independent from all other agreements and is supported 
with sufficient independent consideration to which the undersigned are parties, and shall 
run with the land and shall be binding upon the undersigned, their successors and assigns, 
and the same shall be recorded in the office of the County Clerk and Recorder of 
Yellowstone County, Montana.  Pursuant to MCA §76-3-608(7), this Waiver and 
Agreement shall expire 20 years after the final subdivision plat is recorded with the 
Yellowstone County Clerk and Recorder.     
 
The real property hereinabove mentioned is more particularly described as follows: 

 
NUTTING BROS. SUBDIVISION, BLOCK 6, LOTS 1-12, AND BLOCK 7, LOTS 1-12, 
AND ABANDONED POTION OF HAZEL AVENUE BETWEEN BLOCKS 6 AND 7 
 
 
 
 
 
 
 
 
 
 
Signed and dated this _____ day of ________________, 20__. 
Subdivider/Owner 
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 WAIVER-2  

By: __________________________________ 
Its: __________________________________ 
 
STATE OF MONTANA ) 

: ss 
County of Yellowstone ) 
 
On this ____ day of _________________, 20__, before me, a Notary Public in and for 
the State of Montana, personally appeared ____________________________, known to 
me to be the _____________________ of BITTERROOT GROVE, LLC, the person who 
executed the forgoing instrument and acknowledged to me that he/she executed the same. 
 
IN WITNESS WHEROF, I have hereunto set my hand and affixed my Notarial Seal the 
day and year hereinabove written. 
________________________________________ 
Notary Public in and for the State of Montana 
Printed name:___________________________ 
Residing in ___________________, Montana 
My commission expires:___________________ 
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INSTRUCTIONS 

CITY-COUNTY PLANNING VARIANCE REQUEST  

These application instructions cover appeals from decisions of the Planning Department (and 

sometimes other officials) and for requests for variances concerning setbacks, structures, 

heights, lot coverage, etc. 

This application form is supplied by the City and must be returned to the City.  

The following is a list of information required for submittal to be considered complete. 

1. It is mandatory that you meet with the City Planner prior to applying.  The City Planner 

will provide you with a map of the property owners within 300’ that you must have 
certified by a title company. 

 

2. Provide a plot plan drawn to scale on paper not larger than 11”x17” which includes all 
existing and proposed structures and proposed variance measurements. 

 

3. A set of three mailing labels for each surrounding property owner within the 300 feet. 

 

4. A detailed justification referring to the Laurel Municipal Code Chapter 17.60.020. 

 

5. Application, with fee ($550 for residential; $1,100 for commercial), must be made on or 

before the first day of the month prior to the month it will appear before the Laurel 

City-County Planning Board. 

 

The public hearing before the City-County Planning Board is held on the 3rd Wednesday of the 

month at 5:35PM. in the City Council Chambers at 115 W. 1st Street, Laurel.  Applicant or 

Applicant Representative must be present at the meeting. 

The Laurel City-County Planning Board makes a recommendation to the City Council.  The City 

Council will review the application at Council Workshop and then make a decision on the 

Council agenda.   
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Laurel Variance Request Application 

This application covers appeals from decisions of the Planning Department (and sometimes 

other officials) and for requests for variances concerning setbacks, structures, heights, lot 

coverage, etc. 

The undersigned owner or agent of the owner of the following described property requests a 

variance to the Zoning Ordinances of the City of Laurel as outlined by the laws of the State of 

Montana. 

1.  Name of property owner:___________________________________________________ 

 

2.  Name of Applicant if different from above:_____________________________________ 

 

3. Phone number of Applicant:_________________________________________________ 

 

4. Street address and general location:__________________________________________ 

 

5. Legal description of the property:_____________________________________________ 

 

6.  Current Zoning:_______________________ 

 

7. Provide a copy of covenants or deed restrictions on property. 

 

I understand that the filing fee accompanying this application is not refundable, that it pays 

part of the cost of process, and that the fee does not constitute a payment for a variance.  I 

also understand I or my agent must appear at the hearing of this request before the Planning 

Board and all of the information presented by me is true and correct to the best of my 

knowledge. 

Signature of Applicant: __________________________________________________________ 

Date of Submittal: _____________________________ 

 

Bitterroot Group, LLC (Darrell Dyer)

Darrell Dyer

South of 8th St, between Fir Ave and Juniper Ave.

Nutting Bros. Subdivision, Block 6, Lots 1-12, and Block 7, Lots 1-12, and
abandoned portion of Hazel Avenue between Blocks 6 and 7

R-200. Annexation and PUD requested as well
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      1  

VARIANCE REQUEST AND JUSTIFICATION 

 

BITTERROOT GROVE TOWNHOMES 

PLANNED UNIT DEVELOPMENT 

DARRELL DYER 

 

NUTTING BROS. SUBDIVISION 

BLOCKS 6 & 7, PLUS ABANDONED PORTION OF HAZEL AVE. 

LAUREL, MONTANA 

 

 
 

MARCH 2021 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      2  

Summary 

The Bitterroot Group, LLC (Darrel Dyer), intends to create a 60-unit townhome development 

(Bitterroot Grove Townhomes) in Laurel, MT, on the south side of Eighth Street, between Fir 

Avenue and Juniper Ave. The development will utilize the Planned Unit Development (PUD) 

process, as outlined in the Laurel Municipal Code (LMC), Section 17.32.  

The property is currently outside of Laurel city limits, and annexation has been requested. The 

property was split by an undeveloped portion of Hazel Ave, but abandonment has been 

conditionally approved by Yellowstone County. As a condition of approval for the Hazel Ave. 

abandonment, the landowner will resurvey the property to aggregate the property, as shown on the 

site plan. 

 

 
Aerial of Site 

 

 

Variance Request 

 

Section 17.32.050(E) of the LMC requires PUDs have a minimum size of five acres. This request is 

to allow a variance to that requirement, allowing this 4.68-acre site to be reviewed as a PUD. The 

project area consists of two entire city blocks, plenty of area for a development of this type. The 

abandonment of Hazel Ave., as previously discussed, provides some more area, but to meet the five 

acre requirement, the alleys in Blocks 6 and 7 would have to be abandoned, as well as a portion of 

Seventh Street. There are existing utilities in these alleys and street rights of way, as well as a ditch 
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BITTERROOT GROUP PLANNED UNIT DEVELOPMENT      3  

easement in the street right of way. It is the desire of the landowner to keep these utility lines intact 

and operational, not only for existing users but for this development as well. It is understood that 

the City also prefers to not abandon the alleys or 7th St.  

 

Justification for Granting of the Variance 

 

The granting of this variance is necessary to allow this townhome PUD development to move 

forward under the criteria set forth in the LMC. Allowing this development to be approximately 1/3 

of an acre smaller than the required PUD size is an insignificant reduction and allows this land to 

be developed in a desirable manner. 

 

The granting of this variance is special and peculiar to this property and this application. The 

landowner owns nearly enough property to meet the required size, and additional land acquisition 

would be undesirable due to the presence of City-owned utilities and streets. 

 

The basis for this variance request is not related to financial gain or loss of the landowner. This 

request simply allows for the PUD review process to be utilized for this development. 

 

The hardship was not created by the applicant. In fact, the landowner has taken steps, such as the 

abandonment of Hazel Ave., to come as close as possible to meeting the size requirement.  

 

This granting of this variance would be within the intent and purpose of the LMC, and would allow 

for an attractive development of the site. 

 

The granting of this variance will not adversely impact or injure others. It is limited to this 

property, which is completely surrounded by City streets and rights of way. Existing utilities and 

infrastructure will be utilized and expanded as a result of this development. 
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Bitterroot Townhome PUD: Building Styles 

The buildings within the Bitterroot Townhome PUD Development will be similar to the following 

examples. The development will include a variety of building styles to offer the development a certain 

amount of “personality” and to avoid the “cookie-cutter” appearance of tract housing. 
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FORREST MANDEVILLE CONSULTING 

PO BOX 337 

COLUMBUS, MT 59019 

 
May 17, 2021 

 

City of Laurel Planning Department 

Nick Altonaga,  

PO Box 10 

Laurel, MT 59044 

 

Re: Bitterroot Grove Townhomes 

Dear Mr. Altonaga, 

We are in receipt of your letter of May 7, 2021, requesting additional information prior to the May 19 

public hearing on the Bitterroot Grove Townhome PUD. Requested information is attached and 

discussed below: 

  

 Draft Annexation Agreement. Attached. 

 

 Landscaping Plan. Attached. 

 

 Weed Management Plan. A draft Weed Management Plan is attached.  

 

 Building/Construction Plans/Blueprints for Townhomes. Pictures are attached showing 

examples of how the buildings will look. The intent is to provide 1000 square foot, 2 bedroom, 

1 or 2 bathroom residences in a 55 and older community. A variety of styles and colors will be 

utilized to avoid a “cookie-cutter” appearance. 
 

 Updated Bylaws. Updated bylaws addressed the comments are being prepared. 

 

 Proof of Purchase and/or contract for sale of property to the Applicant. Will be provided 

prior to final approval. 

 

 Planned Unit Development Plan.  An updated Plan is attached, which shows open space is 

approximately 37% of the area, exceeding City requirements. 

 

 Would be helpful to revisit possible additional abandonment of alleyways and replacement 

with Public Access and Utility easements for maintenance of existing lines in alleyways. 

Understood. The developer is open to discussion to ensure access to the City’s utilities. 

 

 Gate System - Police, Fire, and EMS services will all need to have the codes and/or keys to 

access the gates. Understood. Police, Fire, and EMS can be provided access through the gate 

system. 
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 Stormwater Drainage.  See attached site plan showing proposed retention ponds. Stormwater 

drainage will meet all requirements of DEQ and the City. 

 

 Trash Receptacles. The development will utilize public trash collection, using receptacles 

similar to what City currently uses and to City specifications. 

 

 Water services. Water services will be provided per DEQ requirements and City of Laurel 

specifications. 

 

 City will need Sewer to be extended down E. 8th Street to conform to Annexation Policy and 

Growth Management Policy goals. It is our understanding that this comment was meant to 

refer to water extension, not sewer extension. City water lines are already in place at all four 

corners of this development.
 

Please let us know if you have any questions or require any additional  information. Thank you 

 

 

Forrest J. Mandeville, AICP 
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