
To ensure that it is passed on to the voting members, written public comment should be submitted before noon the day of any public meeting. 

This deadline is set to ensure comments reach City Commission, Boards, Committees, and City Staff timely allowing all parties to review 

comments prior to the start of any public meeting. Comments received after this deadline are not guaranteed to reach the intended persons 

before the start of the meeting.  

 
 

Consolidated Land Use Board Agenda 
November 04, 2026 

5:30 PM 
City – County Complex, Community Room 

 
Join Zoom Meeting  

https://us02web.zoom.us/j/82934901954?pwd=ADb7WY256wnZbHqgp6Px3qOct09HYK.1  
 

Meeting ID: 829 3490 1954  
Passcode: 997821 

Phone: 1-669-900-9128 
 

 

1. Roll Call 

2. Approval of Minutes 

A. APPROVAL OF MINUTES FROM MARCH 11, 2026  

3.Public Comment 

Individuals are reminded that public comments should be limited to item over which the 

City Commission has supervision, control jurisdiction, or advisory power (MCA 2-3-202) 

4. Planning Items 

A. THE RIDGE PLANNED UNIT DEVELOPMENT 

5. Zoning Items 

6. Board Comments 

7. Adjournment 
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LIVINGSTON CONSOLIDATED LAND USE BOARD 

REGULAR MEETING MINUTES | MARCH 11, 2026 

A regular meeting of the Consolidated Land Use Board was held March 11, 2026, in the 
Community Room of the City/County Complex at 414 E. Callender Street. Chair Baily Goodwine 
facilitated the meeting. The meeting was called to order at 5:34 p.m. 

1. ROLL CALL 

Present: Chair Baily Goodwine, Vice-Chair Becky Moore, Frank O’Connor, Bill Kuba, Becky Bird 
and Forrest Huisman (remote). Absent: John Kalmon (excused). Non-voting member: City 
Commissioner Cindy Daniels. Staff present: Jennifer Severson, Planning Director. A quorum 
was established. 

2. APPROVAL OF MINUTES 

O’Connor moved to approve the February 11, 2026 meeting minutes, seconded by Goodwine. 
Motion passed 6-0. Huisman did not attend the meeting and did not vote. 

3. GENERAL PUBLIC COMMENT 

None. 

4. PLANNING ITEMS 

None. 

5. ZONING ITEMS 

A. Chapter 30 Zoning Text Amendment, Light Industrial and Industrial Districts (hearing 
continued from February 11, 2026) 

The Board continued the public hearing from February 11 regarding proposed amendments to 
the permitted-use table for the Light Industrial (LI) and Industrial (I) zoning districts. Members 
reviewed the City Commission’s December 2025 zoning map decision affecting four parcels on 
the east side of Livingston, including three Livingston Healthcare-owned parcels and one 
Watson family-owned parcel. Discussion addressed whether Industrial zoning was appropriate 
for these properties and the implications of the proposed text changes for medical facilities, 
assisted living, child care and other uses. 

Board members considered the costs and long-term maintenance of utility extensions, 
potential development near the hospital, floodplain regulations, how the changes to allowed 
uses on the hospital-owned parcels could affect redevelopment priorities in the downtown 
area, and consistency with the Growth Policy. Members also discussed the distinction between 
zoning text and map amendments and expressed concern that the I zoning designation could be 
overly restrictive compared with LI zoning and the uses allowed on surrounding properties. Staff 
clarified the relationship between the adopted zoning map and the proposed text amendment, 
as well as the Board’s advisory role to the City Commission. 

During the public hearing, Tim Watson discussed the history of his family’s property transfers 
and deed restrictions on the impacted parcels, including restrictions placed on the parcels now 
owned by the hospital with regards to industrial uses . He also distinguished Livingston 
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Healthcare’s support for changes permitting medical uses from support for the Industrial 
zoning designation. The Board considered this testimony during deliberations. 

Goodwine moved to recommend that the City Commission deny the proposed zoning text 
amendment and reconsider the zoning map designation of the four large east-side parcels 
(three owned by Livingston Healthcare and one by the Watson family) as Light Industrial zoning. 
O’Connor seconded. Roll-call vote: O’Connor, Moore, Bird, Kuba, Huisman and Goodwine 
voted yes. Motion passed 6-0. 

6. BOARD COMMENTS 

Bird emphasized the importance of respecting deed restrictions and the intentions of property 
owners who donate land for public purposes. No action was taken. 

7. ADJOURNMENT 

The meeting adjourned at 6:58 p.m. 
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 LivingstonMontana.org |   PublicComment@LivingstonMontana.org    |   406.823.6000   

 

 
  

DATE: 

TO: 

FROM: 

RE: 

November 4, 2026 

Consolidated Land Use Board  

Jennifer Severson, Planning Director 

Staff Report for The Ridge Planned Unit Development 

 

 

 

Recommendation  

Staff requests that the Land Use Board recommend the City Commission approve the creation of 

The Ridge PUD, in accordance with the Livingston Municipal Code Section 30.45 for Planned Unit 

Development, by adopting the following motion:  

 

“I move to recommend the City Commission approve the creation of The Ridge Planned Unit 

Development with conditions as proposed by Staff.” 

 

 

Introduction and History 

In November 2023, the City adopted a Planned Unit Development (PUD) Ordinance.  A PUD is a 

zoning district intended to encourage more efficient use of land and public services than is generally 

attainable under standard zoning. By allowing context-sensitive design that conforms to topography 

and minimizes site impacts, PUD zoning encourages clustered development, diverse housing types, 

mixed land uses, and natural resource preservation.  

 

The Ridge PUD is proposed on the same 20-acre parcel on which the Northtown PUD was previously 

approved in July 2025.  Although the total number of residential units remains the same at two 

hundred forty (240), the new PUD proposal reduces commercial space and traffic volume and 

increases impervious area and stormwater storage capacity. Because of the modifications 

proposed, to ensure transparency in the review process, Staff required the applicant to undergo a 

new PUD review process.  A table summarizing the key changes between the PUD approved in 2025 

and the current proposed PUD is below: 

 

21

Item A.



 

 

 

Summary 

The applicant is proposing a Planned Unit Development (PUD) on property owned by the Northtown 

Development Corporation. The proposed PUD is located on a vacant 20-acre parcel located near 

the intersection of N. 9th Street and Scenic Trail. The subject parcel consists of moderately steep 

terrain, and the PUD has been designed to concentrate, or cluster, the development toward the 

lower elevations of the property near Scenic Trail to protect views of the mountains to the south.  

Concentrating development on the southern part of the parcel will also minimize disturbance to 

steeper areas of terrain in the northern part of the parcel.  As proposed, roughly 55% of the parcel 

(10.9 acres) will remain undeveloped open space. An additional 1.02 acres will be dedicated active 

park space, resulting in just over 60% of the parcel remaining undeveloped.    The parcel is currently 

zoned R2 - Medium Density Residential (See PUD Site Plan in Figure 1 below). 

 

The PUD will include 240 residential apartments consisting of a mix of 1-bedroom (54), 2-bedroom 

(102), 3-bedroom (60), and 4-bedroom (24) units distributed among 10 buildings, along with a 

Leasing Office and Clubhouse building near Scenic Trail; based on the Clubhouse Floorplan (Tab D, 

Sheet A2.3) in the application materials, Staff anticipates the clubhouse will include common 

amenities for use by residents of the PUD. There will also be 3,000 sq. ft. of commercial space near 

the entrance to the PUD from Scenic Trail, providing convenient access from the surrounding 

neighborhood and for residents within the PUD. As stated in the application materials, all buildings 

will be fully sprinkled for fire protection.  
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Figure 1. The Ridge Site Plan 
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D&B Partners and NorthTown Development Corp intend to own and manage The Ridge Apartments 

PUD Project, under a separate entity. This entity will provide maintenance of the grounds, 

landscaping, parking lots, sidewalks, entrance drives, and buildings. Activities will include snow 

removal, lawn mowing, weed mitigation, trail maintenance, a central mail/package facility, garbage 

collection site at each building, a staffed leasing and management office, and building maintenance. 

The PUD will be constructed in a single-phase and all required infrastructure improvements will be 

completed prior to Certificates of Occupancy (COOs) being issued for the residential units or 

commercial spaces.  

 

 

Analysis 

 

Referral Comments (see Attachment B) 

Livingston Public Works- Comments were provided about adjustments to infrastructure design 

related to the following: stormwater and drainage, fire safety and emergency access and pedestrian 

connectivity and requirements for easements and maintenance by the Property Owners Association 

(POA).   

 

Livingston Fire and Rescue- requested additional fire hydrants be included in the development.  

 

Montana State Historic Preservation Office (SHPO)- the applicant provided a copy of the comments 

previously issued by this agency for the Northtown PUD from September 2024. Comments 

confirmed the PUD parcel was included in a previous cultural resources inquiry for the Northtown 

Subdivision in 2022; this agency confirmed no new cultural inventories or resources have been 

identified since 2022 and did not express concern that any cultural resources will be impacted by 

the proposed PUD. 

 

Montana Fish, Wildlife and Parks (FWP)- the applicant provided a copy of the comments previously 

issued by this agency for the Northtown PUD from September 2024. Comments confirmed that the 

area proposed for subdivision is used by pronghorn and mule deer as well as a variety of non-game 

species, including occasional use by black bear and mountain lions. This agency offered comments 

for consideration during development of neighborhood covenants to mitigate potential impacts the 

PUD may have on local wildlife (see application packet Tab I for letter from FWP). 

 

No Concerns- Livingston Building and Police Departments 

 

Public Comments– Five public comments were received; all expressed concerns with the application, 

as proposed. Concerns about impacts to the surrounding neighborhoods related to the following 

were expressed: increased density, grading, infrastructure demands, stormwater design, design 

aesthetics, parking, play areas, and traffic. Additionally, impacts to city-wide housing affordability 

and compliance with the Growth Policy were questioned. 
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Findings of Fact 

 

As stated in Livingston Municipal Code (LMC) Section 30.45, A PUD shall further a majority of 

the following objectives:  

 

1. Protect natural and cultural resources. The subject parcel includes steep terrain that is 

challenging to develop. As proposed, the PUD will cluster development on the southern and 

western portions of the parcel.  This will reduce the amount of earthwork needed compared 

to spreading development across the entire 20-acre parcel. Furthermore, minimizing the 

area of disturbance will lessen impacts on existing natural resources. Additionally, the 

clustered development layout increases the area of undeveloped land available for wildlife 

passage around the periphery of the developed areas.  The developer has stated that any 

new fencing will be wildlife‐friendly and allow safe crossings for wildlife, as allowed by 

adjoining ranch operations. Native grasses and shrubs will be maintained by the developer 

in undeveloped areas. No watercourses or wetlands have been identified on the property.  

 The subject parcel was included in a previous cultural resource inventory as part of the 

Northtown Subdivision application in February 2022. A letter from the Montana State 

Historic Preservation Office dated September 6, 2024 confirmed no new cultural properties 

or inventories were recorded in the PUD area since the 2022 inquiry (see Attachment A, Tab 

G). MT SHPO did not indicate any concerns related to cultural resource impacts from the 

proposed PUD (see Attachment A, Tab G). 

 Due to the amount of undeveloped land (open space and park area) that will remain on the 

parcel and the fact that the development is proposed on the lower elevations of the parcel 

near Scenic Trail, it is not anticipated that the PUD will significantly impact natural viewsheds. 

Renderings of the PUD at build-out with views toward surrounding mountains from different 

vantage points within the development can be seen in the application (see Attachment A, 

Tab G).  

2. Encourage open space and recreational areas beyond the minimum subdivision 

requirements. The proposed PUD is approximately 20 acres in size. Traditional subdivisions 

are required to dedicate a minimum of 11% of the total area as parkland; approximately 55% 

of the PUD parcel (10.9 acres) will remain undeveloped open space, which includes two new 

trails that will be installed and maintained by the POA (see Attachment C). An additional 1.02 

acres will be park space dedicated for uses that may include a playground and picnic area 

(exact uses to be determined), resulting in just over 60% of the parcel remaining available as 

open space and for recreational uses. It is unclear from the application if the park space will 

be available for non-PUD residents. Staff recommends requiring the developer dedicate all 

open space, park space and trails within the PUD for use by the general public, not just PUD 

residents.   
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3.  Promote a more effective use of land than the base zoning district would allow, resulting 

in clustered development and a more condensed network of utilities and streets.  As stated 

above, the applicant intends to cluster development on the southern and western portions 

of the parcel. Concentrating development on the lower areas of the parcel will avoid 

disturbing the steeper terrain on the northern and eastern portions of the parcel. The area 

needed for utilities and streets for the development will also be reduced since the service 

area will be more condensed than traditional single-family residential development.   

 The developer is not proposing density beyond that which is currently allowed “by right” in 

the R2 zoning district. The R2 district establishes a minimum lot size of 3,500 square feet and 

allows two dwelling units per lot, configured either as a duplex or a primary residence with 

an accessory dwelling unit (ADU). This yields a "by-right" maximum density of 24 units per 

acre, translating to an allowable total of 480 units across the 20-acre site. The PUD proposes 

240 dwelling units on a 20-acre parcel, roughly half of the density that would be allowed if 

the parcel were developed as a traditional single-family home subdivision. Furthermore, in 

exchange for dedicating more than 20% of the parcel as undeveloped open space, building 

height can be increased to 40 feet (four feet above the maximum allowed under traditional 

R2 zoning).  By utilizing extra height, the project can accommodate additional housing units 

within a compact footprint, while still maintaining a density well below the maximum 

threshold of 480 units allowed under standard R2 zoning. 

4. Encourage mixed uses in new developments as a means to improve convenience and access 

to daily necessities by area residents. The proposed PUD will include 3,000 square feet of 

commercial lease space, to be located near the entrance of the development from Scenic 

Trail.  The remaining buildings in the PUD, except for the ‘clubhouse’, will consist of 

residential rental units. Specific details about commercial uses were not included in the 

application materials. Staff recommends a condition that restricts commercial uses in the 

PUD to those allowed in Table 30.40-1 in the R2 and Light Mixed Use (LMU) districts (see 

Attachment C).  

5. Reduce vehicular trip generation through mixed use development and enhanced multi-

modal connectivity.  It is anticipated that the 3,000 sq. ft. of commercial uses in the PUD 

would serve PUD residents and would likely be frequented by residents in the adjacent 

Northtown Subdivision and nearby neighborhoods. Staff anticipates the provision of a few 

neighborhood-scale commercial uses will reduce vehicular trips within the PUD and 

surrounding neighborhoods and could result in fewer vehicular trips to the south side of the 

railroad tracks.  The proposed street and sidewalk connection between the PUD and the 

Northtown Subdivision Phase 4A to the west will also likely facilitate walking and bicycling 

between the single-family residences in the Subdivision and the commercial amenities in the 

PUD. 

6. Encourage affordable/workforce housing development. Developer incentives for affordable 

housing are not being pursued and no designated affordable or workforce housing is 
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proposed in the PUD.  However, it is possible that once construction of the PUD is completed, 

the addition of 240 residential rental units may reduce market rental rates in the Livingston 

area.   

7. Support the adopted City of Livingston Growth Policy. The proposed PUD supports the 

following strategies in the Growth Policy: Strategy 3.1.1.6: Encourage residential 

developments to provide neighborhood commercial areas serving residents within walking 

distance. Strategy 3.1.1.8: Reduce urban sprawl through compact development consistent 

with the Future Land Use Map of this Growth Policy.  Strategy 4.1.3.3 Reduce climate 

disruption through compact growth and increased transportation choices that reduce the 

need for driving. Objective 5.1.4: Promote a mix of housing within neighborhoods that 

supports a variety of household income levels, household age groups, and housing types. 

Strategy 5.1.1.2: Consider implementing the recommendations of the housing action plan; 

HAP Recommendation #9: General Zoning Reform & Flexible Development Standards- 

removing barriers to building a variety of housing choices, which allows for homes of all 

shapes and sizes for people of all incomes.   

 

 

Additional Considerations 

 Commercial Uses 

The proposal includes 3,000 sq. ft. of commercial space; however, specific details about commercial 

uses were not included in the application materials. As required by Sec 30.45.C.3, commercial uses 

in the PUD that would not be allowed “by right” in the R2 zoning district (see Attachment C) must be 

appropriately scaled and compatible with other uses in the PUD and with respect to the existing 

surrounding neighborhoods. Commercial uses should be located, designed and operated to serve 

primarily the needs of residents within the PUD and secondarily persons residing outside the PUD. 

Commercial development within the PUD may require Site Plan Review prior to issuance of a 

building permit and/or a business license for those uses. No Light Industrial uses are proposed in 

the application; therefore, no LI uses are allowed; Heavy Industrial (I) uses are not allowed in PUDs. 

Developer Incentives and Public Benefits 

The applicant is requesting a maximum building height of 40 feet for buildings in the PUD.  As 

stated in Table 30.41.1-1 in the Livingston Municipal Code, the maximum building height allowed 

in the R2 zoning district (the current parcel zoning) is 30 feet or 36 feet if roof is greater than or 

equal to 3:12 pitch. As allowed under Sec 30.45.D.1.i, developers shall be permitted additional 

building height when providing associated public benefit. As proposed, approximately 55% of the 

20-acre PUD parcel (10.9 acres) will remain undeveloped open space, which exceeds the open 

space public benefit of 20% that is required to receive the additional height developer incentive. 

The maximum height allowed under this incentive is 40 feet.  
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Deviations from City Standards 

In addition to the additional 40-foot height allowance mentioned above, the applicant is requesting 

a deviation from the City of Livingston Public Works Design Standards and Specifications that would 

allow a shallower (4-foot) minimum depth cover of sewer mains than the standard 5-foot cover.  

Cover depths shallower than 5 feet are allowed with approval by the Public Works Director.   

However, Public Works Staff have requested the applicant demonstrate the need for this deviation 

from the Standards (see Email from Keith Waring dated October 30 ,2026 in Attachment B). Staff 

recommends a condition of approval that the requested deviation be denied unless approved by 

the Public Works Director. 

 

Zoning Considerations 

As stated elsewhere in this staff report, the PUD supports the following Growth Policy goals, 

objectives and strategies: Strategy 3.1.1.6: Encourage residential developments to provide 

neighborhood commercial areas serving residents within walking distance. Strategy 3.1.1.8: Reduce 

urban sprawl through compact development consistent with the Future Land Use Map of this 

Growth Policy.  Strategy 4.1.3.3 Reduce climate disruption through compact growth and increased 

transportation choices that reduce the need for driving. Objective 5.1.4: Promote a mix of housing 

within neighborhoods that supports a variety of household income levels, household age groups, 

and housing types. Strategy 5.1.1.2: Consider implementing the recommendations of the housing 

action plan; HAP Recommendation #9: General Zoning Reform & Flexible Development Standards- 

removing barriers to building a variety of housing choices, which allows for homes of all shapes and 

sizes for people of all incomes. 

Staff does not anticipate that the requested height allowance up to 40 feet will adversely affect the 

public and/or the surrounding neighborhood. The proposed site plan shows adequate buffering 

between the nearby single-family residential subdivisions and the multi-family development and 

commercial uses in the PUD.  Additionally, the location of commercial uses in the interior of the PUD 

will buffer these from lower density residential neighborhoods to the west and across Scenic Trail 

to the south.  

Planning Considerations 

As described above, the proposed PUD supports the adopted Growth Policy with respect to 

applicable density and use goals, objectives and/or strategies identified in the Growth Policy. The 

PUD will establish multimodal connections within and to/from the PUD, including sidewalks and 

trail connections as discussed above. Additionally, bike racks will be provided for each building to 

further support alternative transportation modes. There is a fixed Windrider bus stop located at the 

intersection of Scenic Trail and Prairie Drive, about 1/3 of a mile from the entrance to the proposed 

PUD from Scenic Trail.  

To further encourage transit use and reduce vehicular trips, Staff recommends the developer work 

with Wind Rider to establish a fixed route stop at the PUD.  Staff also recommends the developer 

be required to install a new bus shelter within the PUD or immediately adjacent to the entrance at 
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Scenic Trail. The addition of a transit stop and shelter would further Growth Policy Strategy 7.2.3.4 

to “collaborate with transportation providers such as Angel Line Senior, Windrider, and Disabled 

Transportation to promote services throughout the community”. 

Staff anticipates the size and type of parkland and open space, including the two trail connections 

proposed by the developer, are adequate for the proposed land uses, densities and dwelling types 

in the proposed PUD.  The applicant will be responsible for future maintenance and conservation 

of these areas. Staff does not anticipate the PUD will adversely impact the natural environment, 

critical wildlife or wildlife habitat, agriculture, public health and safety, and local services. The 

clustering of development near the western and southern portions of the property will help to 

minimize disturbance to the steeper terrain in the northern and eastern areas of the parcel. There 

is no active agricultural use of the property.  

Due to the significant amount of connected open space that will remain undeveloped within the 

PUD parcel, especially around the periphery of the developed areas, it is anticipated that existing 

wildlife travel corridors will remain mostly unobstructed through the development. As stated in the 

application packet, new fencing installed along the open space boundaries will be wildlife‐friendly 

to allow for continued safe passage of wildlife. Closed receptacle trash storage will be required by 

the covenants to lessen potential wildlife attractants. Regular property maintenance will mitigate 

potential bear attractants and maintain a low likelihood of human/bear conflicts. 

The Overall Site Plan (Attachment A, Tab D, Sheet C2.0) shows a street and water line connection 

extending into Phase 4A of the Northtown Subdivision west of the PUD.  The plan shows the road 

and water line extended to the future Wild Rye Drive right-of-way in Phase 4A.  However, a Phasing 

and Easement Exhibit (Attachment A, Tab D, Sheet C1.2) included in the application materials states 

in NOTE 3 that “Wild Rye is to serve as a private interim access route for the Ridge PUD until the 

Final Plat of the Northtown Subdivision Phase 4A is approved. The roads and access rights needed 

to serve the Ridge PUD will be dedicated to the Ridge POA (Property Owner Association) until 

dedicated to the public with the Northtown Phase 4A Final Plat”.  Staff recommends a condition of 

approval that requires the road and water line extension to be completed from the PUD boundary 

to the Wild Rye right-of-way, then south to Scenic Trail prior to issuance of Certificates of Occupancy 

for the PUD.  A looped road connection to the west will provide a secondary means of access to the 

PUD, which is critical to ensuring public safety in an emergency. The extension of the road beyond 

the PUD through Wild Rye Drive to Scenic Drive may be a gravel-surfaced emergency access road 

until Northtown Subdivision Phase 4A is completed. Final plans for the road and water loop/ 

extension beyond the PUD must be approved by the Public Works Director and the Fire Chief prior 

to construction of these. 

 

Finally, the updated Traffic Impact Study (see Attachment A, Tab J) shows an anticipated 11% 

reduction of anticipated daily vehicular trips generated by the PUD compared with trip estimates 

provided for the previously approved Northtown PUD. This is likely due to the reduction of 

commercial space from 12,850 sq. ft. to 3,000 sq. ft. The level of service anticipated at the 
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intersection of 5th and Front Streets as a result of the traffic generated by the Ridge PUD is 

anticipated to decrease; however, traffic impacts are less than originally anticipated for the 

Northtown PUD. The study recommends a turning restriction on westbound left turns from 5th 

Street onto Front Street during peak traffic times to improve the level of service at this intersection. 

Staff recommends the PUD developer be required to make improvements to the 5th and Front 

Street intersection prior to issuance of COOs for the PUD. Prior to installation, the developer must 

consult with the Public Works Department to determine appropriate improvements. 

 

Fiscal Impact 

The developer will be responsible for the cost of installing the infrastructure necessary to support 

the PUD, and will be required to pay impact fees to support these capacity improvements. Future 

maintenance of streets and street lights in the PUD will be paid for through a special tax assessment. 

Finally, additional property tax collected by the City at build-out of the PUD will be significant and 

will potentially offset expenses incurred by the City as a result of providing services to the PUD.  

 

Strategic Alignment 

As described above, the proposed PUD aligns with many strategies in the Growth Policy as well as 

the Park County Housing Action Plan. 

 

Staff Recommendation 

Staff finds the proposed Ridge PUD complies with the requirements of City and State statutes and 

supports the City’s adopted Growth Policy.  For the reasons discussed above, Staff recommends the 

Consolidated Land Use Board recommend the City Commission approve The Ridge PUD with the 

conditions listed below: 

 

1. The designated POA for the Ridge PUD will be responsible for maintaining the open space, park 

land trails and these spaces must be dedicated for use by the general public.   

 

2. Commercial development within the PUD may require Site Plan Review prior to issuance of a 

building permit and/or a business license for the commercial uses. 

 

3. No Light Industrial or Industrial uses are allowed in the PUD. 

 

4. New fencing installed along the Open Space boundaries must be wildlife‐friendly to allow for 

continued safe passage of wildlife.  

 

5. Enclosed trash receptacles and regular property maintenance must be required by the covenants 

to mitigate potential bear attractants and maintain a low likelihood of human/wildlife conflicts.  

6. Native grasses and shrubs will be maintained by the HOA in undeveloped Open Space areas. 
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7. Commercial uses in the PUD are limited to those allowed in the R2 and LMU zoning districts per 

LMC Table 30.40-1 (Attachment D). 

8. The requested deviation from the City of Livingston Public Works Design Standards and 

Specifications to allow a 4-foot cover depth for sewer mains is denied unless approved by the 

Public Works Director. 

9. The developer must install a new bus shelter within the PUD or immediately adjacent to the 

entrance at Scenic Trail Staff.  

10. All outdoor lighting in the PUD, other than that required by Public Works for streetlighting, must 

comply with Dark Sky requirements in Chapter 30, Article VI in the LMC. 

11. The PUD Road and water line must be looped through Phase 4A of the Northtown Subdivision 

to the west via the Wild Rye Drive right-of-way to connect to Scenic Trail. The extension of the 

road beyond the PUD through Wild Rye Drive to Scenic Drive may be a gravel-surfaced 

emergency access road until Northtown Subdivision Phase 4A is completed. Final plans for the 

road and water loop/ extension beyond the PUD must be approved by the Public Works Director 

and the Fire Chief prior to construction of these. 

12. The developer must make improvements to the 5th and Front Street intersection prior to 

issuance of COOs for the PUD. Prior to installation, the applicant must consult with the Public 

Works Department to determine appropriate improvements. 

13. All comments and concerns expressed in Public Works and Fire Department referral letters (see 

Attachment B) must be addressed prior to issuance of a building permit for the PUD. 

14. Plans submitted for building permit must demonstrate compliance with LMC Sec 30.55 for 

landscaping requirements. 

15. The applicant is subject to the terms, conditions and commitments of record in the application 

for The Ridge PUD and as approved by the City Commission. 

 

Attachments 

• Attachment A: The Ridge PUD Application Materials (weblink, due to document size) 

• Attachment B: Referral Agency and Public Comments 

• Attachment C: PUD Trails 

• Attachment D: Livingston Municipal Code Table 30.40-1 List of Uses 
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Jennifer Severson
Textbox

Jennifer Severson
Textbox
STAFF REFERRAL COMMENTS



1

Jennifer Severson

Subject: FW: FW: The PUD application can proceed to public hearing before the Land Use Board

 
From: Keith <keith.waringcya@gmail.com>  
Sent: Friday, October 30, 2026 4:07 PM 
To: Jennifer Severson <JSeverson@livingstonmt.gov> 
Subject: Re: FW: The PUD application can proceed to public hearing before the Land Use Board 
 
Jennifer, 
Regarding the request to place sewer lines shallower than 5': We typically would not approve doing 
this until we can be convinced that there is no other way to do it correctly.  It is not possible to 
determine if there is justification for a shallower sewer until we actually have the design plans which 
show all of the plan and profiles which has not been provided at this point.  I don't think we have 
enough information at this point to support or not support a deviation request regarding sewer depth. 
kw   
 

  

On Fri, Oct 30, 2026 at 2:59 PM Jennifer Severson <JSeverson@livingstonmt.gov> wrote: 

Sorry gents- I intended to send this to you after I shared your comments with the applicant.  I’m only 21 
days behind… 

  

FYI- the public hearing for this PUD goes before the Land Use Board next Wed. Nov 4.  I will let you 
know if any questions come up from the board.   

  

Shannon, I didn’t see any comments or concerns expressed about their proposal to deviate from the 
Design Standards as described below (from their application), so that is what I am including in my Staff 
Rpt- that you did not express concerns about the deviation from the standards (i.e. they will be allowed 
to design sewer mains with 4’ cover depth).  Hope that’s what you intended… 
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Have a great weekend! 

  

Jennifer Severson – Planning Director 

City of Livingston  

(406) 222-4903  

  

From: Jennifer Severson  
Sent: Friday, October 9, 2026 12:44 PM 
To: 'Joe Finley' <jfinley@dbptnrs.com>; Deborah Johnston <Debbie@dbptnrs.com> 
Cc: Garrett Schultz <gschultz@headwatersmt.net> 
Subject: The PUD application can proceed to public hearing before the Land Use Board 

  

Good Afternoon,  City Staff have reviewed the additional information you provided and we are satisfied 
that concerns and questions have either been addressed, or, they can be addressed through further 
discussion as the application proceeds through the public hearing process. Comments from Fire and 
Public Works Departments are attached.  Please update the Clubhouse Elevation with max height 
proposed (email that separately to me and I will swap it out with the current dwg).  

  

I’ve reached out to the Land Use Board members to determine their availability for a Wed. November 
4th public hearing at 5:30 pm.  Once I have confirmed a quorum can be present at the meeting, I will let 
you know and I’ll notice it in the Enterprise newspaper.    

  

Let me know if you have any questions. 

Jennifer 
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Jennifer Severson

From: Keith <keith.waringcya@gmail.com>
Sent: Monday, October 5, 2026 11:30 AM
To: Jennifer Severson
Cc: Shannon Holmes; Brad Haefs; Dann Babcox; Adam Ballew
Subject: Re: FW: The Ridge PUD — supplemental response for Consolidated Land Use Board 

hearing
Attachments: Preliminary Grading.pdf

I have attached my mark-ups on the attached drawings. It is my opinion that all of these items can be 
handled during final design and that we should just bring these items to their attention at this time. .   
 
Additionally: 
 
1. storm water easement between 4A and Ridge is as far as I can see 4A water on Ridge property.  The 
shown easement will need to be place on Ridge property for storm water to 4A. 
2.I added two hydrants that I think we should require.  We need to run layout by fire chief.  
3. We  will need emergency access easements on private roads if they are not going to public access 
easements on them. 
4. Currently, the Ridge is taking responsibility for the storm water from the 4A property.  Verify this is what 
is wanted.  
5.  I am not clear how the storm water lines behind building 9and between building 6 and 7 is working. 
6. Minor sidewalk modifications may be necessary for connectivity? 
7. Are roof drains drawing into storm drain directly?  Show these drains? 
8. I have proposed some minor storm water modifications. 
9. Final site grading will need to address water flows especially on the east side.   
10. Final storm water report will need to address 100 year overflows. My biggest concern is the overflow 
of storm pond 3.  
11. 4A storm water easement on Ridge property is listed as a City of Livingston Easement.  This will be an 
HOA maintained ditch.  
12.  Will look for final engineering reports and design plans. 
13. I am not understanding the sidewalk situation in the leasable buildings in the sw corner.  Hydrant 
locations and sidewalks for these buildings need to be addressed. 
14. Access on Scenic Trail that is not being used will need to be removed and sidewalk and curb poured. 
15.  If sidewalk is not installed on Scenic Trail along Ridge property frontage, it will need to be installed 
with this project.  
 
All of these items can be handled in final design.   
 
thanks kw  
 
 
On Tue, Sep 29, 2026 at 9:29 AM Jennifer Severson <JSeverson@livingstonmt.gov> wrote: 

Good Morning, 
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Jennifer Severson
Textbox
FIRE HYDRANT LOCATIONS REQUESTED by LFR Chief Babcox
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City Reviewer
Line

City Reviewer
Callout
move inlet away from hydrant lead

City Reviewer
Arrow

City Reviewer
Rectangle

City Reviewer
Line

City Reviewer
Callout
shift inlet up and hydrant down to get rid of unnecesary crossing

City Reviewer
Arrow

City Reviewer
Callout
no sidewalk here

City Reviewer
Callout
conflict with hydrant and storm inlet

City Reviewer
Callout
awkward hydrant placement for future sidewalk or no sidewalk

City Reviewer
Arrow

City Reviewer
Oval

City Reviewer
Line

City Reviewer
Line

City Reviewer
Callout
to many crossings here

City Reviewer
Callout
where does this inlet 
drain to?

City Reviewer
Callout
Are roof drains going directly to storm?  If so, final plan should show them (all buildings).

This storm drain have any inlets?

City Reviewer
Callout
City of Livingston
Utility easement.--All 
city of livingston easements

City Reviewer
Callout
the rest of the hydrants are behind the sidewalk

City Reviewer
Callout
approach needs to be taken out. 

City Reviewer
Text Box
1. Public access/emergency vehicle easements will need to be provided. 
2. Sidewalk hc ramps and conectivity seems like it could use some work. 

City Reviewer
Callout
Are roof drains going directly to storm?  If so, final plan should show them (all buildings).

This storm drain have any inlets?

City Reviewer
Callout
move here?

City Reviewer
Arrow

City Reviewer
Rectangle

City Reviewer
Callout
sidewalk here to connect down to other one?

City Reviewer
Callout
Is this sidwalk already constructed?  if not it needs to be constructed with this project.

City Reviewer
Rectangle

City Reviewer
Callout
Make sure the power company doesn't place their stuff right on our Hydrant

City Reviewer
Callout
this inlet should move
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NOTE:
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City Reviewer
Callout
note: if water extension is required this chunk of asphalt will be dug up in the future

City Reviewer
Callout
Pretty sure this is HOA storm water and easement

City Reviewer
Callout
Ridge is going to be responsible for maintaining this even though it is Phase 4A water?

City Reviewer
Callout
All private roads will need to have public/or at least emergency access easements on them.

City Reviewer
Callout
Pretty sure this is HOA storm water and easement
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City Reviewer
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City Reviewer
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City Reviewer
Callout
Make sure drains to street. 

City Reviewer
Arrow

City Reviewer
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City Reviewer
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Jennifer Severson
Textbox
PUBLIC COMMENTS



From: Lulu Herrera
To: Jennifer Severson
Subject: North Town PUD/ridges public comment
Date: Wednesday, September 23, 2026 2:10:53 PM

Hi Jen,

Please submit my public comment on the previous North Town PUD, now I believed called
the ridges PUD.

With the significant increase in hardened surfaces and the addition of another building,
coupled with the major grading that alters significant portions of the hillside, does the
development plan still comply with the 20% open spaces height variance that the developer is
requesting? A map needs to provided to analize this accuracy. It should overlay graded terrain/
altered terrain, which would be considered no longer natural, with steep slopes of 25%+, to
confirm that the developer and city are complying with requested sub division regulations and
PUD regulations.

Has The park space been reduced? If so, why with increased residential capacity? 

Please explain how park land and open space, trail infrastructure adhere to the PUD policy for
a development that can house approximately 1000 people. 
Policy states: "The size and type of parkland and open space and demonstration of its
adequacy for the land 
use, densities and dwelling types proposed in the PUD, as well as the proposal for
maintenance 
and conservation of the areas.

The development should provide amenities for the anticipated 1000 people now living north of
the tracks. This is a greater population than Clyde Park and wilsall combined. This should
include increased retail space, allowing for additional amenities and adequate parks and open
space and trails for the residents. More trails and access to trails is  the number one request in
both the Parks Master Plan and Active Transportation and Trails plan ( a plan called in the
growth policy to be implemented)

The trail under the power line absolutely needs to be platted and connect to the future plats as
future plats are not approved and should be built around existing infrastructure. This trail
called for in the arks Master Plan and Active Transportation and Trails plan. 

All trails should be platted and treated as critical infrastructure. The power line teail so should
be built prior or in conjunction and treated as critical infrastructure being built with other
public works infrastructure. All Trails within the PUD need be platted as public accessible in
perpetuity. Additional trails should be built on conjunction with building construction and
should be a condition of phase 1 completion.  

Please explain how the PUD is adhering to the PUD requirement:
"The PUD will not adversely impact the natural environment, critical wildlife and habitat, 
agriculture, public health and safety, and local services." 
This especially considering the larger infrastructure project, higher density, and traffic and
safety concerns.
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Additionally, I believe there should

The proposed development is not adhering to the character of Livingston (pointed to in the a
growth policy), specifically for the north side hills. There is significant excavation to flatten.
The natural terrain in the area as opposed to working with the existing terrain and creating a
development that fits within the view shed. 

The elimination of studio apartments has removed an affordable option for single workers in
the community wishing to live without roommates.

I would like to see walk ability and transportation infrastructure surrounding the entire
perimeter of the development for safety moving through and across this property.

I would like to request the elimination of he pickle ball court. This is a very loud recreational
activity and has created numerous complaints across the nation. The Northside carries sound
and this will be a significant impact to all neighbors, not just those living nearby. An example
is a dog barking in phase 1 North Town housing can be hear at the soccer field.

Best,
Lulu Herrera
1110 W reservoir st
Livingston MT 59047
4046-595-5421
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The Ridge PUD - Public Comment 
 
Lynn Chan – 9th September 2026 
5, Old Crevice Road, Jardiner, 
Gardiner, MT 59030 
406 223 6626 
  
Comments sent to:  
Jennifer Severson, AICP 
Planning Director, 
220 East Park Street 
Livingston, MT 
JSeverson@LivingstonMontana.org and PublicComment@LivingstonMontana.org 
 
Comments 
 
SUMMARY 

• I realize this design is still in concept design, but I feel it needs a lot of “scope” 
decisions to present a more desirable and comfortable “small town” ambiance with 
both social and visual connection to Livingston and what gives Livingston its “sense 
of place” and character. This can be done while meeting the project goals for 
affordable, low maintenance, consolidated rental housing.  

• Buildings could be more inviting with a variety of facades set forward and back in 
their blocks, different heights and roof lines, window designs with more natural light, 
different materials. The outdoor areas could offer shared spaces, communal 
gardens, and pedestrian-scale sitting areas. 

• Trees should be shown in concepts, otherwise it makes us think they are secondary 
to the design - which they should not be.   

• I understand there is a limit to the price point as all this makes things more 
expensive to build but, in the end, it is a failure if no one wants to live there and the 
building is not occupied.  

 
SITE GRADING 
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• The existing grades are impossible to read as the contours are not labelled and have 
been eliminated in places by other CAD layers including roads and parking. Please 
show these.  

• There is significant cut on the site to flatten it – over 20 feet in places. That’s an 
incredible amount of soil being moved at great expense. Could there be an effort to 
leave more of the natural grades (undulating) in the open areas while maintaining 
drainage? I realize this will be limited with the large footprints and large amount of 
hardscape but I think it can be more respectful to the site than the plan presented.  

• The cut slope above and fill slope below the site are very engineered and present no 
attempt to blend with natural surrounding grades at all. This will be extremely ugly. 
Please make all the slopes more organic and natural, varying them where possible, 
to blend with surrounding land and topography. 

 
STORMWATER 

• Retention on-site is the best practice (required in some states). Please assess 
possible storm events (changing climate conditions) and potential storm water 
runoff of all the hard surfaces, particularly if there is any likelihood of relying on the 
Livingston Ditch to carry this capacity.   

• The retaining ponds are very engineered and will appear as man-made structures 
not natural depressions. Please make these more organic and planted to provide 
inviting outdoor spaces, shade etc.? Maybe consider fences to limit bike riding in 
some areas and provide safe places for play, gardens etc.  

• There does not seem to be any positive drainage at foundations. I assume 
foundation drains will take care of the storm water if finished grades will not? Please 
assess drainage around foundations and make sure it meets building code 
requirements.  

• Porous pavement was mentioned in the meeting – great idea! In addition to helping 
with stormwater, it would also present an alternative pavement pattern and material 
to visually break up the hard surfaces.   

 
BUILDING EXTERIORS 

• Earlier designs seemed to be more aesthetic and in keeping with Livingston by using 
steeper and differing roof styles. The building blocks presented in this concept are 
pretty much all the same and appear utilitarian. They are very massive with little to 
break the monotonous and repetitive impression. The windows are all the same, the 
roof is one unbroken low-pitched gable – the small roof awnings don’t really help – 
they just seem to create drainage issues! I fear the building blocks will follow the 
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destiny of so many large building blocks and be blighted within a few decades – let’s 
not build quantity over quality – make them look inviting! Could this be worked on? I 
am wondering about something that is more in keeping with Livingston downtown 
with different roof lines and facades, some wider pavements in places and some 
less, colors that are in keeping with the brick and stone.  

• Will the middle apartments be cheaper rent as they have very few windows? I would 
not want to live in them. The living room spaces have only one small window that is 
shaded by the tiny porch and wall, so they will have next to no natural light. Please 
consider changing this. 

• Illustrate how the landscape will be used and managed. Will it be managed? If not, it 
will be bare soil and weeds. Much as I hate using more water it will be needed to get 
plants/trees established and likely keep them alive in the long term. Consider where 
irrigated areas will be if they need to be limited and how they will be managed and 
used. Tree-lined streets are a must for pedestrian friendly spaces. Natural grass 
areas will be great, but they too will need to be seeded and possibly fenced to get 
them established successfully. 

• There are native grasses on the site now – will there be any vegetation management 
to include topsoil stripping saving and return to natural areas? Realizing this is an 
extra step, but it could save money by getting vegetation established and is a 
common practice. 

• Will there be any invasive species (weed) management required by the 
owner/landlord? Suggest a plan to include before, during and after construction as 
well as on-going.   

• Indicate trail connections and show how they will work with the sidewalks.  
• Suggest the sidewalks connect to the curb and gutter where they follow parking – 

not with a space between. Otherwise, you are designing a weed strip in between the 
two hard surfaces. Where possible I suggest meandering the sidewalks, so the site 
is not so rigid.  

• Dark roofs are shown in the concept elevations – please consider lighter roofs that 
are more reflective, as they will be more energy efficient and create less of a heat 
island.  

• Solar ready – I hope you are considering PV for this site and likely on the building 
roofs. I assume each apartment will be metered separately and pay separately 
which will make interconnection and net metering tricky between all tenants but 
talk with Northwestern Energy about options – their net-metering is good for up to 
50kW on one meter. I am sure it can be done – it should be done. Several states now 
require PV on all new housing units. 
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• I assume there will be gutters as several of the roofs drain right over the entrance 
ways. Please look at this for both rain and snow.  

• I appreciate the conversation noting the City’s outdoor lighting ordinance. Please 
minimize outdoor lighting and in addition to fully shielded fixtures use amber colors 
to minimize light pollution. At the very least nothing over 2700K is a best practice 
now.  

 
PARKING 

• The number of spaces is an impossible task; there will never be enough, and I agree 
to set some parameters and not try to build it out to accommodate the worst-case 
scenario. If these are rented spaces, could you consider managing parking to one 
space per adult occupant as part of the lease? Could the parking spaces around the 
buildings be limited and then there is a separate stand-alone parking area for 
additional vehicles to reduce the hardscape around the buildings?  

• Watch dead ends in parking areas. I realize it is a necessity sometimes, but they 
don’t work well – try to avoid. If you use them the end part needs to be longer to 
allow the end car to pull back.  

• Indicate the ADA spaces and accessible routes.   
• EVSE – stub this out to the curb in the contract at the very least. Charging electric 

vehicles is going to be a need – it is becoming more popular. It only needs to be Level 
2 to charge overnight – not fast charge – so a dedicated 240v circuit for each or per 
pair. Remember at least one EVSE parking space must be ADA. 

• Transit stops – this is a must regardless of whether the existing company says it will 
have a stop there. Transit stops will likely become more popular as Livingston 
develops its public transport, and they can also be used by occupants as available 
pick-up and drop-off points and act as a community hub. They don’t have to be next 
to everyone’s front door – people can walk to one stop.  

 
INTERIOR BUILDINGS 

• Accessibility – if the floor plan shown represents the ground floor it needs to be 
changed to make the bathrooms accessible – they are not. All units should be Type 
B, ADA compliant with accessible circulation and an accessible route to a 
dedicated parking space.  

• The living room spaces will be very dark – they have only one small window to the 
covered porch – not very inviting or comfortable. At least consider moving the tiny 
storage area to outside the master bedroom and having a larger porch and larger 
window for the living area.  
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• Consider re-designing the porch areas e.g. make the solid walls railings instead to 
look more aesthetic and allow more natural light inside – walls will create an 
unusable tiny space; no-one will use them as you can’t see out when you sit down!  

• Bike storage – I think this is a must on site somewhere. Many building blocks like this 
have bike racks (bike storage areas) immediately inside the main entrance area – 
just needs somewhere safe and out of the weather.  

 
That’s all I’ve got for now – thanks for doing this, I totally support it and hope it turns out 
well. Hope you will bring in other professional services people on your team to provide 
some design input. Thank you for the opportunity to comment.  
 
Sincerely,  
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From: Ryan Orwig
To: Jennifer Severson
Subject: The Ridge Questions
Date: Wednesday, September 2, 2026 12:05:23 PM

Hey Jennifer,

I'm reaching out because I was at the town council meeting last week to listen to the
discussion about The Ridge complex in Northtown and I had a couple questions.

1. 750-1000 people seems like a lot of folks to add to Livingston. Have we done a study to
confirm the need for housing for 750-1000 people in Livingston?

2. I live in the Northtown HOA and I'm curious if The Ridge will be part of that subdivision or
if it'll be its own entity. If it's part of the HOA, what kind of increase to HOA dues are we to
expect?

3. Someone at the meeting mentioned adding solar energy to help offset the power needed for
The Ridge. As a local solar energy contractor, I'd like to throw my hat into the ring with my 14
years of experience and deep knowledge of how to interface all things solar into this project. If
you could pass my contact details over to D&B, I'd greatly appreciate it.

Thank you for your time!

Ryan Orwig
Owner/Operator
406-661-7346
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Trails and Connectivity

THE RIDGE PUD 11

Public Trails

The trail network connects The 
Ridge with surrounding open space 
and future Northtown development.
1. Trail along the existing overhead 

power easement.
2. Trail from Scenic Trail to 

Northtown Phase 6. 

-Natural surfacing
-3 to 5 feet wide
-Gradually graded across steep 
slopes1

2

Boundary of Northtown 
Phs 6 - Utility Easement
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