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Date:  July 05, 2022 

 
CITY OF HELENA PLANNING DIVISION                 
316 North Park Avenue                                  
Helena, Montana 59632       
 
TO:    City of Helena Zoning Commission 
 
FROM:   Michael Alvarez, City Planning  
 
SUBJECT:   To make a recommendation on a resolution granting a Conditional Use Permit 

to allow a K-12 Educational use in the R-2 (Residential) Zoning District for 
property legally described as Parcel 1 and Tract A-1 of the Dean Minor 
Subdivision of the Bradford Addition to the City of Helena and more 
particularly described on the COS filed under Document Number 493013/B, 
records of Lewis and Clark County, Montana.   
This property is located at 1900 Flowerree St and is known as St. Andrew’s 
School. St Andrews School generally occupies a tract of land that fronts on 
Linden St, is south of the property that occupies the southwest corner of 
Linden and Stuart streets, and is to the north and east of PUD #10.   

 
OVERVIEW 

 
GENERAL INFORMATION 
 
DATE OF APPLICATION: May 23, 2022  
DATE DEEMED COMPLETE: June 20, 2022 
 
PUBLIC HEARING DATES: 
         Zoning Commission: 6:00 P.M. Tuesday, July 12, 2022 
         City Commission:  6:00 P.M. Monday, August 22, 2022 
 
PUBLIC NOTICE: 
Legal notice has been published June 26, 2022 in the Independent Record; notice letters have been 
sent to adjacent property owners and a sign posted on the property.    
 
PUBLIC COMMENT: 
As of Tuesday, July 05, 2022, no public comments have been expressed regarding this proposed 
CUP.  
 
 

CONDITIONAL USE PERMIT 
 

S T A F F  R E P O R T 

 

mailto:malvarez@helenamt.gov


 

Pg. 2 CUP2205-002 | 1900 Flowerree St 

APPLICANT:  Gabe Nistler   
ADDRESS:  7299 Priest Pass Rd, Helena, MT 59601    
EMAIL:   Gnistler1@gmail.com 
 
OWNER:  St Andrew School  
ADDRESS:  1900 Flowerree, Helena, MT 59601    
EMAIL:   JHavensstandrew@outlook.com  
 
SUBJECT PROPERTY ADDRESS:  1900 Flowerree St, Helena, MT 59601 
 
LEGAL DESCRIPTION:  Parcel 1 and Tract A-1 of the Dean Minor Subdivision of the Bradford 
Addition to the City of Helena and more particularly described on the COS filed under Document 
Number 493013/B, records of Lewis and Clark County, Montana 
 
GENERAL LOCATION:  The property is addressed 1900 Flowerree St.  and generally occupies a tract 
of land that fronts on Linden St, is south of the property that occupies the southwest corner of 
Linden and Stuart streets and is to the north and east of PUD #10. 
 
DESCRIPTION / BACKGROUND 
 
The St. Andrew School currently has the land use of K-12 (Educational Facility). The applicant is 
requesting a Conditional Use Permit (CUP) to continue that same use in an expanded facility.  The 
applicant plans to place three new temporary buildings on the site to better accommodate the 
current students (currently high school students use Carroll College facilities three days a week). 
Per the requirements of the R-2 District a CUP is required for the expansion of the K-12 
(Educational Facility) use. The intent is to accommodate the student body wholly on their own 
grounds while money is raised for new facilities.  
 
ZONING USE DEFINITIONS: 
K-12 (EDUCATIONAL FACILITY): A place for preschools, elementary, junior high, or high schools, 
colleges, and vocational schools. 
The R-2 (residential) districts provide for residential dwellings and limited nonresidential 
development that protects and enhances the residential nature of the area. 
 
PRESENT LAND USE:   The St. Andrews School has the Land Use classification of K-12 (Educational 
Facility).  
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VICINITY MAP:  
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ADJACENT LAND USE: 
North: Single-Dwelling Unit 
South: Planned Unit Development (single dwelling-units) 
East:   Residential – single dwelling-units. 
West: Planned Unit Development (single dwelling-units) 
 
PRESENT ZONING:  
R-2 (residential) 
 
ADJACENT ZONING: 
North: R-2 (residential) 
South: No underlying zoning (PUD #10) 
East:   R-2 (residential) 
West: No underlying zoning (PUD #10) 
 

 
 
 
 

 

RECOMMENDATION 
 
Staff recommends that the Zoning Commission recommend Approval of a resolution granting a 
Conditional Use Permit to allow a K-12 (Educational Facility) use in the (R-2) Residential Zoning 
District for a property with a legal description of Parcel 1 and Tract A-1 of the Dean Minor 
Subdivision of the Bradford Addition to the City of Helena and more particularly 
described on the COS filed under Document Number 493013/B, records of Lewis and 
Clark County, Montana 
The property is addressed 1900 Flowerree St. and generally occupies a tract of land that fronts 
on Linden St, is south of the property that occupies the southwest corner of Linden and Stuart 
streets and is to the north and east of PUD #10:  
 

1. That temporary buildings be used on-site for no more than 3-years from installation. 
2. That temporary buildings are not replaced by new or additional temporary buildings. 
3. That a school zone be instituted along the frontage of Linden St at owner expense. 
4. That the parking lots be brought into conformance with the construction of any new 

permanent building(s) or additions to existing buildings that increases the total gross 
floor area of buildings on the lot, parcel, or tract by more than twenty five percent (25%) 
as calculated by the existing permanent structures on the property. The temporary 
buildings should not have their square footage used in that calculation. 

5. That sidewalks be installed with the construction of any new permanent building(s) or 
additions to existing buildings that increases the total gross floor area of buildings on the 
lot, parcel, or tract by more than twenty five percent (25%) as calculated by the existing 
permanent structures on the property. The temporary buildings should not have their 
square footage used in that calculation. 

6. A building permit must be submitted for within one (1) year. 
7. All conditions must be met within one year of CUP approval, as per Section 11-3-9 of the 

Helena City Code.  
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REVIEW CRITERIA FOR THE CONDITIONAL USE  
 
Section 11-3-4 of the Helena Zoning Ordinance includes certain criteria that must be reviewed as 
part of the conditional use permit procedure. 
 
A. A conditional use permit may be granted by the city commission only upon a finding, supported by 
substantial credible evidence in the record that the following standards are met: 

1. The proposed conditional use, as conditioned, will not adversely impact the public health, 
safety, or general welfare. 
2. The proposed conditional use will not adversely impact or impair the peaceful use of existing 
property or improvements in the vicinity and the zoning district in which the subject property 
is located. 

 
B. In considering whether sections §11-3-4(A)(1) and (A)(2) of this chapter have been met, the 
following factors must be considered in determining the impacts of the proposed conditional use on 
the abutting properties and the neighborhood: 

1. Location, character, and natural features of the subject property as it currently exists. 
2. Type and size of the proposed structure and improvements and their relative location on 

the subject property. 
3. Historical uses, established use patterns, and recent changes and trends in the 

neighborhood. 
4. Conformity of the proposed use with the neighborhood plan, if one has been adopted. 
5. Current and proposed pedestrian, vehicular, and bicycle traffic including ingress and 

egress, circulation and parking. 
6. Whether the use is consistent with the Helena Climate Change Action Plan. 
7. Whether the proposal meets the zoning dimensional standards requirements for the 

zoning district without the need for a variance.  
8. Hours of operation. 
9. Noise. 
10. Glare. 
11. Odor. 
12. Expressed public opinion related to factors identified above. 

 
C.  The above factors are weighed and evaluated depending on the circumstances of each case.  Any 
one factor may be sufficient to find adverse impacts for the purposes of Section §11-3-4(A)(1) and 
(A)(2) justifying denial of the permit or placement of special conditions. 
 
FINDINGS & EVALUATION 
 

1. Location, character, and natural features of the subject property as it currently 
exists. 

The property is addressed 1900 Flowerree St. and generally occupies a tract of land that 
fronts on Linden St, is south of the property that occupies the southwest corner of 
Linden and Stuart streets and is to the north and east of PUD #10. The St. Andrew’s 
School purchased the site in 1998. It required new city sewer service in 2002. The City 
passed an intent to annex at that time and pre-zoned the property R-2 (residential). It 
was annexed into the city with the use of K-12 (Educational Facility) in 2015. The 
existing structures are brick and wood framed. 
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The surrounding area is largely comprised of single dwelling-unit homes that are one or 
two stories tall. Linden St slopes uphill to the south along the frontage. 

2. Type and size of the proposed structure and improvements and their relative location on 
the subject property. 

The three new buildings will be placed on a largely gravel and asphalt surface just to the 
west of the existing structures on the property. The buildings are being leased 
temporarily for the site from a company that will retain ownership of them and remove 
them when St. Andrew’s is finished with them and/or the property. The buildings are 
64’x28’ (~1,800sf) and one story tall. 

3. Historical uses, established use patterns, and recent changes and trends in the 
neighborhood. 

St. Andrews has occupied this location since 1998 and the location was a school prior to 
being acquired by St. Andrew’s. Much of the surrounding area on the west side has been 
annexed in the last couple of decades to better serve the area’s growing population with 
improved services. The school was annexed in 2001. 

The area has been developing steadily since annexation. Primarily that development has 
been residential.  

4. Conformity of the proposed use with the neighborhood plan, if one has been adopted. 

A privately owned K-12 (educational facility) use is not allowed by right in any of the 
zoning districts typically applied outside of the core of the city. The K-12 (educational 
facility) use is only permitted by right in the DT (Downtown), TR (Transitional 
Residential), and PLI (Public Lands and Institutions) zoning districts. St. Andrews 
received a recommendation from the Zoning Commission in 2002 to be pre-zoned PLI 
and operate by right. The City is amenable to a zone change to PLI, allowing the school 
to operate y right, if/when the property is brought up to city standards. 

The future land use map designates the area that St. Andrews occupies as “urban”. The 
school is wholly surrounded by residential areas. Urban areas are defined as 
“predominantly moderate- to high-density residential uses, and may include public uses 
such as schools, churches, and open lands such as parks and occasional commercial 
uses that serve the immediate area or are relatively small and low-intensity. Within the 
County, this category includes areas closer to the City; areas with few development 
constraints; areas that may be currently developed or could be redeveloped at higher 
densities; and may include a variety of uses including commercial and light industrial.” 

5. Current and proposed pedestrian, vehicular, and bicycle traffic including ingress and 
egress, circulation, and parking. 

Currently there are no sidewalks on the Linden St. frontage. The placement of these 
three new buildings on the site would not require the installation of new sidewalks to 
receive a building permit. It is city policy to seek the installation of sidewalks and 
facilitate the creation of pedestrian networks. While the need for pedestrian facilities is 
heightened near a school where a lack of such facilities creates a dangerous situation for 
children, the City is content to wait for the installation of sidewalks at such time as St. 
Andrew’s or a future occupant updates the property with permanent facilities. The City 
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seeks to address the issue of student safety with the creation of a School Zone on Linden 
St. 

The Institute of Transportation Engineers (ITE) Trip Generation manual lists the PM 
trips generated at 5.50 per 1,000sf, and the AM trips generated 3.63 per 1,000sf. This 
comes to roughly 45 more trips per day from 3 24x68 buildings. This volume does not 
indicate a need for a traffic impact study. 

The site is accessed by Linden St, approximately 6 blocks off a state-controlled major 
arterial (Euclid Ave). This project aims to better serve an existing student body that 
currently needs to use this site as well as space at Carroll College. It is unlikely that the 
project would have a significant impact on traffic. The project is unlikely to have a 
significant impact on parking either. Though the parking facilities on-site are 
unimproved and non-conforming, they are not inadequate in terms of number of spaces 
provided. 

§11-22-6 B. requires that non-conforming parking be brought into compliance with 

an increase of gross floor area of 25% or more. The three proposed buildings would 

increase the floor area by ~41%. However, it is the opinion of the Community 

Development Director that this section of code should not be enforced in this instance 

due to the temporary nature of the three new buildings. Rather it is in the interest of 

the City of Helena that the parking lots be left unaltered until such time as a 

permanent expansion of the facilities are planned and the parking lots and building(s) 

can be planned together. This requires that a moratorium be placed on the temporary 

buildings. City staff recommends 3 years a time that allows for the development of 

plans and fund-raising. 

6. Whether the use is consistent with the Helena Climate Change Action Plan. 

The Administrative Rules of Montana (ARM) §24.301.5: Requirements for Recreational 
Vehicles and Factory-Built Buildings regulates the building standards of the proposed 
units. 

At such time as the parking lot is upgraded, the City recommends that St. Andrews avail 
themselves of the landscaping reductions available to them in §11-24-6 A. with the use 
of native species. 

7. Whether the proposal meets the zoning dimensional standards requirements for 
the zoning district without the need for a variance. 

The proposal, as presented, meets the zoning dimensional limitation requirements for 
the R-2 zoning district without the need for a variance. 

8. Hours of operation. 

The applicant states that the new buildings are not associated with a change from their 
historic day-to-day hours of operation and that no changes to those hours are planned. 
The current hours of operation are Mon-Fri 7:30a-3:30p with occasional sporting events 
in the late afternoon and early evening. The city is not recommending conditioning 
these hours. 

 



 

Pg. 8 CUP2205-002 | 1900 Flowerree St 

 
9. Noise. 

It is not anticipated that there would be a greater amount of noise generated from the 
proposed changes than is produced from the existing one. 
 

10. Glare. 

The parking lots are currently not screened from the adjacent residential neighborhood. 
The parking lots would need to be screened at the time of their installation per § 11-24-
5-B or receive a variance from that requirement from the Board of Adjustments. City 
staff is not currently recommending the installation of new parking lots at this time. 

11. Odor. 

There are no expected new odors to be produced from this proposal. 
 

12. Expressed public opinion related to factors identified above. 

As of Wednesday, 07/06/2022, two public comments have been given for this proposal 
by phone. They express concern with traffic on Linden St. and claim inadequate parking 
facilities for sporting and special events. 

 

 
 

RECOMMENDATION 
 
Staff recommends that the Zoning Commission recommend Approval of a resolution granting a Conditional 
Use Permit to allow a K-12 (Educational Facility) use in the (R-2) Residential Zoning District for a property 
with a legal description of Parcel 1 and Tract A-1 of the Dean Minor Subdivision of the Bradford 
Addition to the City of Helena and more particularly described on the COS filed under Document 
Number 493013/B, records of Lewis and Clark County, Montana 
The property is addressed 1900 Flowerree St. and generally occupies a tract of land that fronts on Linden St, 
is south of the property that occupies the southwest corner of Linden and Stuart streets and is to the north 
and east of PUD #10:  
 

8. That temporary buildings be used on-site for no more than 3-years from installation. 
9. That temporary buildings are not replaced by new or additional temporary buildings. 
10. That a school zone be instituted along the frontage of Linden St at owner expense. 
11. That the parking lots be brought into conformance with the construction of any new permanent 

building(s) or additions to existing buildings that increases the total gross floor area of buildings on 
the lot, parcel, or tract by more than twenty five percent (25%) as calculated by the existing 
permanent structures on the property. The temporary buildings should not have their square 
footage used in that calculation. 

12. That sidewalks be installed with the construction of any new permanent building(s) or additions to 
existing buildings that increases the total gross floor area of buildings on the lot, parcel, or tract by 
more than twenty five percent (25%) as calculated by the existing permanent structures on the 
property. The temporary buildings should not have their square footage used in that calculation. 

13. A building permit must be submitted for within one (1) year. 
14. All conditions must be met within one year of CUP approval, as per Section 11-3-9 of the Helena City 

Code.  
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Michael Alvarez

From: John Ramirez <jramirezstandrew@outlook.com>

Sent: Tuesday, May 31, 2022 1:50 PM

To: Michael Alvarez

Cc: John Ramirez; jmaystandrew@outlook.com; Gabe Nistler

Subject: St. Andrew CUP - May 31, 2022 updated narrative sections

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 

sender and know the content is safe. 

 

Michael, 

 

Again, thanks for your time this morning.  

 

Below, I am providing additional contextual narrative for a few of the St. Andrew 11-3-5B responses, as noted 

below. 

 

I am a bit of a rookie at this, so please feel free to adjust (remove/replace) my language and wording to the 

best advantage of our overall goal.  I said a few words about the ITE sf - traffic factor, but did not include the 

calculation, which we agreed was not near the Traffic Study threshold. 

 

My hope is this provides enough information to strengthen our St. Andrew CUP request.   

 

Respectfully,  

 

-John Ramirez, on behalf of the St. Andrew Board, in coordination with Gabe Nistler and Joe May 

 

 

  Type and size of the proposed structure and improvements and their relative location on the subject 

property;  

  

  

The St. Andrew CUP request Temp Buildings site map shows the parallel siting of the three proposed manufactured 

temporary mobile classrooms just West of the center of the property and directly adjacent to the current West wing of the 

permanent school building. The dimension of each of the three units is 28’ x 64’, for a total of 5,400sf. Each temporary 

mobile structure will be served by power and water and include independent self-contained HVAC units.     

  

  Current and proposed pedestrian, vehicular, and bicycle traffic including ingress and egress, 

circulation, and parking;  

  

The St. Andrew CUP request is focused on better serving the existing student population, which has a projected Autumn 

2022 enrollment of 230 students. Any projected increase in daily pedestrian, vehicular, and bicycle traffic for this facility 

(including the proposed 5,400sf temporary mobile classroom space), is expected to remain well below the Institute of 

Transportation Engineers threshold (peak hour vehicle trips per day) where a traffic assessment would be required.   
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The provided St. Andrew Temp Buildings site map illustrates areas for ingress, egress, circulation (student drop-off and 

pick-up), and parking in support of the siting of the three proposed temporary classrooms. Additional requirements (such 

as ADA access) are also addressed in previous responses, above.     

  

  Hours of operation;   

  

  

The St. Andrew CUP request supports the same continued historic day-to-day hours of operation as the school has 

established over the preceding decades of operation at this site. Specifically, for late August through late May operation, 

morning arrivals between 7:30 and 8am, intermittent very light traffic between 8am and 3pm, then afternoon departures 

between 3 and 3:30pm, with occasional sporting event traffic in the late afternoon and early evening for competitions 

hosted at the school. No regular hours of operation from late May through late August; occasional and light traffic during 

Summer months.   

  

  Noise;   

  

  

The St. Andrew CUP request anticipates the same level of noise from the daily school activities as has been experienced 

over the preceding decades. Specifically, general playground sounds during morning and afternoon recess times, as well 

as sounds associated with sports activities when ground and weather conditions permit outdoor gym class, as well as 

practice and competition on days when St. Andrew hosts onsite field events.   

  

  Glare;   

  

  

The St. Andrew CUP will not change the current vehicle circulation and parking patterns established and in historic use 

for the past 2+ decades, so any headlight nuisance glare to adjoining and adjacent properties will remain at the same level, 

which we understand may be a particularly relevant potential concern primarily during Winter 'dark' hours as arriving and 

departing cars approach, transgress, and depart the St. Andrew property. Please note that the majority of established 

vehicle circulation and parking patterns on the naturally-inclined school campus cause most headlights to sweep across 

the hillside and toward the school campus, and not outward toward the general neighboring properties.     

  

  Odor;   

  

  

The St. Andrew CUP will not change the level of odor-generating activities at this site, currently limited to expected car 

and truck exhaust as students and teachers arrive and depart during the school day.   

  

  Expressed public opinion related to factors identified above.  

  

  

Because the St. Andrew school has been in constant operation at this site for over two decades, in some cases prior to the 

construction of some adjacent homes, the school does not anticipate that permitting the use of temporary mobile 

classrooms would adversely impact the relationship between the school and nearby property owners to any significant 

degree.    
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