Town of West Yellowstone
Tuesday, January 6, 2026
West Yellowstone Town Hall, 440 Yellowstone Avenue
The Town Council work session/meeting will be conducted in person and virtually using
Z0OOM, connect at zoom.us or through the Zoom Cloud Meetings mobile app.
Meeting ID: 893 834 1297.

TOWN COUNCIL MEETING - 7:00 PM

Pledge of Allegiance
Election of Mayor & Deputy Mayor for 2026 Discussion/Action
Oaths of Office for elected officials
Comment Period
= Public Comment
=  Council Comments
Treasurer’s & Securities Reports
Purchase Orders #7109 to Dana Safety Supply, Inc., Police vehicle equipment, $18,334.00
#7110 to Jim Sharky Chevrolet, Police Vehicle, $60,952.00
Claims
Business License Applications:
Minutes: December 16, 2025 Town Council Meeting
Town Manager & Staff Reports
Advisory Board Reports

Police Officers Oath of Office: Devin Wegener and Richard Nickolaus
Public Hearing: Variance Requests, Building Height & Parking, proposed hotel at 105 Faithful Street

NEW BUSINESS

Variance Requests for 105 S Faithful Street, High West Development Group, LLC Discussion/Action
= Building Height, WYMC 17.23.090
= Parking Requirements, WYMC 17.37.030

Parks Master Plan RFP Recommendation, Sunflower Peak Planning Discussion/Action
Application to Maintain an Encroachment, One Horse Motel construction project Discussion/Action
Advisory Board Appointments Discussion/Action

= Marketing and Promotions Fund Advisory Board: John Greve, Kim Howell
= Parks & Recreation Advisory Board: Brad Delaney, Tom Buchanan

Town Council Advisory Board(s) Membership Discussion/Action



Policy No. 16 (Abbreviated)
Policy on Public Hearings and Conduct at Public Meetings

Public Hearing/Public Meeting

A public hearing is a formal opportunity for citizens to give their views to the Town Council for
consideration in its decision-making process on a specific issue. At a minimum, a public hearing shall
provide for submission of both oral and written testimony for and against the action or matter at issue.

Oral Communication

It is the Council’s goal that citizens resolve their complaints about service or regarding employees’
performance at the staff level. However, it is recognized that citizens may from time to time believe it is
necessary to speak to Town Council on matters of concern. Accordingly, the Town Council expects any
citizen to speak in a civil manner, with due respect for the decorum of the meeting, and with due respect
for all persons attending.

No member of the public shall be heard until recognized by the presiding officer.

Public comments related to non-agenda items will only be heard during the Public Comment portion

of the meeting unless the issue is a Public Hearing. Public comments specifically related to an agenda
item will be heard immediately prior to the Council taking up the item for deliberation.

Speakers must state their name for the record.

Any citizen requesting to speak shall limit him or herself to matters of fact regarding the issue of concern.
Comments should be limited to three (3) minutes unless prior approval by the presiding officer.

If a representative is elected to speak for a group, the presiding officer may approve an increased time
allotment.

If a response from the Council or Board is requested by the speaker and cannot be made verbally at the
Council or Board meeting, the speaker’s concerns should be addressed in writing within two weeks.
Personal attacks made publicly toward any citizen, council member, or town employees are not allowed.
Citizens are encouraged to bring their complaints regarding employee performance through the
supervisory chain of command. Any member of the public interrupting Town Council proceedings,
approaching the dais without permission, otherwise creating a disturbance, or failing to abide by these
rules of procedure in addressing Town Council, shall be deemed to have disrupted a public meeting and,
at the direction of the presiding officer, shall be removed from the meeting room by Police Department
personnel or other agent designated by Town Council or Town Manager.

General Town Council Meeting Information

Regular Town Council meetings are held at 7:00 PM on the first and third Tuesdays of each month at
the West Yellowstone Town Hall, 440 Yellowstone Avenue, West Yellowstone, Montana.

Presently, informal Town Council work sessions are held prior to regular Tuesday meetings and
occasionally on other mornings and evenings. Work sessions also take place at the Town Hall located at
440 Yellowstone Avenue.

The schedule for Town Council meetings and work sessions is detailed on an agenda. The agenda is a list
of business items to be considered at a meeting. Copies of agendas are available at the entrance to the
meeting room.

Agendas are published at least 48 hours prior to Town Council meetings and work sessions. Agendas are
posted at the Town Offices and at the Post Office. In addition, agendas and packets are available online
at the Town’s website: www.townofwestyellowstone.com. Questions about the agenda may be directed
to the Town Clerkaat (406) 646-7795 or eroos@townofwestyellowstone.com.

Official minutes of the Town Council meetings are prepared and kept by the Town Clerk and are
reviewed and approved by the Town Council. Copies of the approved minutes are available at the Town
Clerk’s office or on the Town’s website: www.townofwestyellowstone.com.


http://www.townofwestyellowstone.com/
mailto:eroos@townofwestyellowstone.com
http://www.townofwestyellowstone.com/

CHARTER
FOR THE TOWN OF WEST YELLOWSTONE
(Preamble)

We the citizens of West Yellowstone, for the purpose of establishing a just form of
fundamental law--one that is responsible to the public for providing equal and adequate
services and protections, with efficient use of the community’s revenue for all, one that
provides for self governing powers with respect to the health, safety, and welfare of
every citizen and; one that utilizes the utmost flexibility to plan for the future--do
establish this Charter for the Town of West Yellowstone of the State of Montana.

ARTICLE I
POWERS OF THE TOWN
Section 1.01 Powers of the Town

The Town shall have all powers possible for a self government to have under the
constitution and laws of this state as fully and completely as though they were
specifically enumerated in this Charter.

Section 1.02 Mill Levy

(1) There shall be no new kinds of taxes levied without an affirmative vote of a
simple majority of votes cast in an election on the question.

(2) Should the electorate approve any kind of non-property tax, the following mill
levy reduction shall occur:

In each fiscal year, anticipated receipts from a local option, non-property tax not

in effect when this charter takes effect shall be applied to reduce the property tax

mill levy for the fiscal year by an amount equal to at least 5 percent of the local

option, non-property tax receipts for the previous fiscal year.
Section 1.03 Self -Government Authority

The Town shall have the authority to exercise those self- governing powers not
prohibited by the constitution, law or this charter.
Section 1.04 Construction

The powers of the Town under this Charter shall be construed liberally in favor of
the Town and specific mention of particular powers in the Charter shall not be construed
as limiting in anyway the powers stated in this article.
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ARTICLE I1
TOWN BOUNDARIES
Section 2.01 Town Boundaries

The corporate boundaries of the Town of West Yellowstone, Montana shall remain
fixed and established, as they exist on the date this charter takes effect, provided that the
Town shall have the power to change its boundaries in the manner provided by law.

ARTICLE 11l
ORGANIZATION OF THE TOWN
Section 3.01 Oath of Office

Before beginning the duties of office, all elected Town officials shall take and
subscribe to the oath of office established in Article 111, Section 3 of the Constitution of
Montana.

Section 3.02 Structure of Government

The governing body of the Town of West Yellowstone shall be a Town council
consisting of five council members, one of whom shall be the mayor whom the council
shall select from among its own number pursuant to Section 3.05(1).

Section 3.03 Town Council: Composition, Powers and Meetings

(1) All of the powers of the Town shall be vested in the Town council except as
otherwise provided by law or this Charter.

(2) The Town council shall meet regularly at least once a month at such times and
places as the council may prescribe. Special meetings may be held on the call of the
mayor or three members of the council. Such special meetings shall be public and,
whenever practicable, called only upon forty-eight (48) hours notice to the public.

(3) A quorum of the council shall be constituted by the presence of any three (3)
council members, one of whom may be the mayor.

(4) The council’s presiding officer may close the council meeting to the public
only as provided by law.
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Section 3.04 Town Council: Election, Terms, Qualifications, Remuneration,
Removal and Filling Vacancies

(1) Five council members shall be elected at large on a nonpartisan basis.

(2) Council members shall have a term of office of four years.

(3) Council members shall make their principal residence (as interpreted by the
federal Internal Revenue Service) within the Town limits and shall be qualified voters of
the Town of West Yellowstone.

(4) The council shall establish by ordinance the compensation of its members and
the mayor.

(5) The office of council member shall become vacant upon the death, resignation,
forfeiture, or removal from office by any method authorized by law.

(6) When a vacancy occurs in the office of council member, the position shall be
considered open and subject to nomination and election at the next general municipal
election, except the term of office shall be limited to the unexpired term of the person
who originally created the vacancy. Pending such election and qualification the council
shall appoint from among the qualified voters in the Town a person possessing the
qualifications for office required by law and this Charter, within 30 days of the vacancy
to hold the office until the successor is elected and qualified.

Section 3.05 The Mayor: Election, Powers, Duties, Removal and Filling a Vacancy

(1) The mayor shall be selected from among the members of the Town council by
the affirmative vote of a majority of the council.

(2) The council member selected shall serve as the mayor for one year unless
selected for an additional term by the council.

(3) The mayor so selected may be removed by four (4) council member votes,
whereupon, a new mayor shall be selected by the council.

(4) The mayor shall be the presiding officer of the council, shall vote as other
council members and may not veto measures approved by the council. In the absence of
the mayor, the council shall appoint one of the council members present to serve as
presiding officer.

(5) The mayor shall be the ceremonial officer of the town and shall have no other
duties or responsibilities except, when required by the council and in the absence of the
Town manager, the mayor shall perform all administrative duties of the Town manager.

(6) The office of mayor shall become vacant upon the death, resignation or
removal from office by any method authorized by law or this charter. A successor mayor
shall be appointed by the council as provided in Section 3.05(1).
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Section 3.06 Town Manager

(1) The Town council shall appoint a Town manager who shall serve under
contract as the chief executive officer and chief administrative officer of the Town.

(2) The Town manager shall have the following responsibilities:

(@) implement and enforce the ordinances, resolutions, policies,
directives and contracts approved by Town council.

(b)  administer the affairs of the Town.

(c) prepare the budget for council approval.

(d) recommend long-range planning strategies and economic
development issues affecting public services and fiscal solvency.

(e) oversee agenda for Town council meetings.

(f)  supervise all Town departments and offices.

(g) appoint all Town employees.

(h)  suspend all Town employees.

(i)  remove all Town employees after consultation with the appropriate
department head and with the advice and consult of the Town
council.

(3) The Town council shall enter into a contract with said Town manager, which
shall specifically outline the conditions of employment. Said contract shall be for an
initial term of not less than three years and not more than five years and may be
extended by majority vote of the Town council.

(4) The Town manager may be removed from office by three affirmative votes of
the Town council.

Section 3.07 Town Departments

The Town council shall establish by ordinance any departments necessary to

perform the duties and obligations imposed upon the Town by law or this charter.
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ARTICLE IV
BOARDS, COMMISSIONS AND COMMITTEES
Section 4.01 Boards, Commissions and Committees
The Mayor may appoint, with the consent of the Town council, such boards,
commissions or committees, as the council deems necessary. These bodies shall serve at
the pleasure of the council and will exercise only those powers granted them by the
council through specific resolution or ordinance.
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ARTICLE V
GENERAL PROVISIONS: INITIATIVE, REFERENDUM
RECALL, SEVERABILITY AND AMENDMENTS

Section 5.01 Initiative and Referendum

Procedures for initiative and referendum shall be as required by law.
Section 5.02 Recall Provisions

Any member of the Town council including the mayor may be removed from
office by recall of the electors of the Town, as provided by law.
Section 5.03 Severability

If any provision of this Charter is held invalid, the other provisions of this Charter
shall not be affected thereby. If the application of the Charter or any of its provisions to
any person or circumstance is held invalid, the application of the Charter and its
provisions to other persons or circumstances shall not be affected thereby.
Section 5.04 Amendment of the Charter

This Charter may be amended only as provided by law. An affirmative vote of a
simple majority of votes cast in an election on this question shall amend the Charter.
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Article VI
Transition
Section 6.01 Review of existing ordinances and policies
The Town council shall review and, where necessary, revise or repeal all town
ordinances and resolutions and policies to provide for their compliance with this Charter.
This shall be completed by December 31, 2017.

Section 6.02 Effective Date

Upon passage of this Charter by the electors at the November 2015 election, this
Charter will become effective immediately.
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01/02/26 TOWN OF WEST YELLOWSTONE Page: 1 of 2

15:01:13 Statement of Revenue Budget vs Actuals Report 1D: B110OF
For the Accounting Period: 12 /7 25
Received Revenue %

Fund Current Month Received YTD Estimated Revenue To Be Received Received
1000 General Fund 93,224.35 4,135,830.24 4,743,682.00 607,851.76 87 %
2100 Local Option Taxation-Resort Tax 79,539.78 4,527,909.93 5,260,000.00 732,090.07 86 %
2101 Marketing & Promotions (MAP) 0.00 110,939.53 136,650.00 25,710.47 81 %
2104 Additional 1% 0.00 1,418,560.35 1,802,000.00 383,439.65 79 %
2111 Off Street Parking 0.00 4,147.16 5,100.00 952.84 81 %
2211 Youth Program Donations 0.00 6.40 0.00 -6.40 %
2214 Rec. Program Scholarships 0.00 44 .98 7,050.00 7,005.02 1%
2220 Library 22,415.00 49,783.09 285,042.00 235,258.91 17 %
2240 Cemetery 0.00 6,878.46 760.00 -6,118.46 905 %
2392 CDBG-Local Source 0.00 5,852.94 7,850.00 1,997.06 75 %
2701 Cemetery Perpetual Care (7050) 0.00 2,962.56 2,575.00 -387.56 115 %
2820 Gas Tax Apportionment 6,002.56 38,480.82 124,695.00 86,214.18 31 %
2821 Gas Tax BARSAA Funds 0.00 114.41 100.00 -14.41 114 %
2850 911 Emergency 109,149.54 119,917.84 224,582.00 104,664.16 53 %
2979 Community Housing 0.00 510,000.00 510,600.00 600.00 100 %
4000 Capital Projects/Equipment 0.00 41,525.26 130,350.00 88,824.74 32 %
4030 80-acre Development 0.00 16,548.44 2,000,000.00 1,983,451.56 1 %
4060 Public Works Equipment Replacement 0.00 450,015.38 55,382.00 -394,633.38 813 %
4070 Parkway Construction/Mtn 0.00 242.05 0.00 -242.05 %
4075 Street Construction /Maintenance 0.00 44,798.03 5,600.00 -39,198.03 800 %
5210 Water Operating Fund 39,793.32 318,570.28 520,900.00 202,329.72 61 %
5220 Water Replacement Depreciation Fund 0.00 7,405.98 2,100.00 -5,305.98 353 %
5310 Sewer Operating Fund 149,814.34 889,018.59 1,555,000.00 665,981.41 57 %
5320 Sewer Replacement Depreciation Fund 0.00 12,185,251.74 35,887,000.00 23,701,748.26 34 %
7010 Social Services/Help Fund 30,366.00 44,391.74 34,600.00 -9,791.74 128 %

7202 TBID Agency Fund 9,360.00 472,248.90 444,010.00 -28,238.90 106 %



Grand Total: 539,664.89 25,401,445.10 53,745,628.00 28,344,182.90 47 %



01702726 TOWN OF WEST YELLOWSTONE Page: 1 of 2
15:06:25 Statement of Expenditure - Budget vs. Actual Report Report 1D: B10OF
For the Accounting Period: 12 /7 25
Committed Committed Original Current Available %

Fund Current Month YTD Appropriation Appropriation Appropriation Comm.
1000 General Fund 385,234.42 2,849,394.12 6,980,896.00 6,980,896.00 4,131,501.88 41%
2100 Local Option Taxation-Resort Tax 0.00 3,995,320.03 7,004,007.00 7,004,007.00 3,008,686.97 57%
2101 Marketing & Promotions (MAP) 26,971.31 73,501.44 200,500.00 200,500.00 126,998.56 37%
2104 Additional 1% 0.00 1,510,000.00 1,750,000.00 1,750,000.00 240,000.00 86%
2211 Youth Program Donations 0.00 0.00 3,000.00 3,000.00 3,000.00 0%
2214 Rec. Program Scholarships 0.00 0.00 15,000.00 15,000.00 15,000.00 0%
2220 Library 23,369.35 159,922.26 330,453.00 330,453.00 170,530.74 48%
2240 Cemetery 0.00 2,510.19 9,505.00 9,505.00 6,994.81 26%
2392 CDBG-Local Source 0.00 0.00 68,000.00 68,000.00 68,000.00 0%
2820 Gas Tax Apportionment 0.00 170,109.50 268,388.00 268,388.00 98,278.50 63%
2850 911 Emergency 5,935.47 29,623.45 234,800.00 234,800.00 205,176.55 13%
2917 Crime Victims Assistance 0.00 0.00 5,000.00 5,000.00 5,000.00 0%
2979 Community Housing 275,000.00 275,000.00 500,000.00 500,000.00 225,000.00 55%
2992 ARPA Funds 0.00 0.00 87,871.00 87,871.00 87,871.00 0%
3050 GO Bond 0.00 0.00 106,354.00 106,354.00 106,354.00 0%
4000 Capital Projects/Equipment 0.00 635,393.65 1,747,787.00 1,747,787.00 1,112,393.35 36%
4030 80-acre Development 15,686.87 80,609.37 2,125,125.00 2,125,125.00 2,044,515.63 4%
4060 Public Works Equipment Replacement 0.00 29,256.55 65,609.00 65,609.00 36,352.45 45%
4075 Street Construction /Maintenance 0.00 0.00 520,000.00 520,000.00 520,000.00 0%
5210 Water Operating Fund 36,516.44 190,768.47 1,152,979.00 1,152,979.00 962,210.53 17%
5220 Water Replacement Depreciation Fund 0.00 0.00 300,000.00 300,000.00 300,000.00 0%
5310 Sewer Operating Fund 29,905.27 111,383.44 2,310,349.00 2,310,349.00 2,198,965.56 5%
5320 Sewer Replacement Depreciation Fund 1,642,056.86 9,875,517.37 34,443,514 .00 34,443,514 .00 24,567,996.63 29%
7010 Social Services/Help Fund 1,069.84 14,274.72 47,190.00 47,190.00 32,915.28 30%
7202 TBID Agency Fund 46,136.11 448,971.29 450,900.00 450,900.00 1,928.71 100%



Grand Total: 2,487,881.94 20,451,555.85 60,727,227.00 60,727,227.00 40,275,671.15 34%







































01/02/26
15:45:21

FSB - Operating account

*

For the Accounting Period:

... Over spent expenditure

TOWN OF WEST YELLOWSTONE

Claim Approval List

1/26

Page: 1 of 7

Report 1D: AP100

Claim  Check Vendor #/Name/ Document $/ Disc $ Cash
Invoice #/Inv Date/Description Line $ PO # Fund Org Acct Object Proj Account
53087 2575 WY Tourism Business Improvement 9,079.20
12/31/25 Collections in December 9,079.20* TBID 7202 411800 540 101000
53089 2088 Town West Yellowstone 870.41
01701726 utility chrgs, Chamber, 895 75.42 BLDGS 1000 411257 340 101000
01/01/26 utility chrgs, UPDL, 892 126.98 BLDGS 1000 411252 340 101000
01/01/26 utility chrgs, PS Shops, 884 58.71 BLDGS 1000 411253 340 101000
01/01/26 utility chrgs. Povah Ctr, 887 109.74 BLDGS 1000 411255 340 101000
01/01/26 utility chrgs, Police Dept,886 74.32 BLDGS 1000 411258 340 101000
01/01/26 utility chrgs, City Park, 885 185.85 BLDGS 1000 411253 340 101000
01701726 utility chrgs, Library, 891 59.29 LIBBLD 1000 411259 340 101000
01/01/26 utility chrgs, Twn Hall, 921 180.10 TWNHAL 1000 411250 340 101000
53092 2546 Century Link QCC 9.74
764829550 12/24/25 long dist chg 406-646-7600 9.74 DISPAT 1000 420160 345 101000
53093 73 Westmart Building Center 1,599.70
12/27/25 Uniforms 179.99 STREET 1000 430200 226 101000
12/27/25 Street Supplies 352.32 STREET 1000 430200 220 101000
12/27/25 Street Vehicle repairs 5.69 STREET 1000 430200 361 101000
12/27/25 Sewer supplies 242.01 SEWER 5310 430600 220 101000
12/27/25 Police Supplies 18.99 POLICE 1000 420100 220 101000
12/727/25 Police Buildings 142.19 POLICE 1000 411258 366 101000
12/27/25 Finance Supplies 19.72 FINADM 1000 410510 220 101000
12/27/25 Library Supplies 25.17 LIBRY 2220 460100 220 101000
12/27/25 Town Hall Supplies 203.14 TWNHLL 1000 411250 220 101000
12/27/25 Parks Supplies 131.22 PARKS 1000 460430 220 101000
12/27/25 Rendezvous Building 195.10* RENDEZ 1000 411256 366 101000
12/27/25 Help fund supplies 84.16 HELP 7010 450135 220 101000
53094 3242 Fisher®™s Technology 1,247.68
1605195 12/29/25 HelpFundSmltemEquipment 623.84 HELP 7010 450135 212 101000
1605195 12/29/25 SocialServSmltemEquipment 623.84 SOCSER 1000 450135 212 101000
53102 2852 Blackfoot Communications 1,954.82
01/01/26 646-5106, fax soc svc 40.53 SOCSRV 1000 450135 345 101000
01/01/26 646-5119, police station Dispa 40.53 DISPCH 2850 420750 345 101000
01/01/26 646-5141, sewer plant alarm 40.53 SEWER 5310 430600 345 101000
01/01/26 646-5185, town hall alarm 40.53 TWNHAL 1000 411250 345 101000
01/01/26 646-7311, social services 20.00 SOCSRV 1000 450135 345 101000
01/01/26 646-7481, povah elevator 58.16 POVAH 1000 411255 345 101000
01/01/26 646-7511, town hall fax 40.53 TWNHAL 1000 411250 345 101000
01/01/26 646-7609, public works 20.00 PUBSVC 1000 430200 345 101000
01/01/26 646-7650, police station fax 40.53 DISPCH 2850 420750 345 101000



01/02/26
15:45:21

FSB - Operating account

*

... Over spent expenditure

TOWN OF WEST YELLOWSTONE

Claim Approval List

For the Accounting Period:

1/26

Page: 2 of 7

Report 1D: AP100

Claim  Check Vendor #/Name/ Document $/ Disc $ Cash
Invoice #/Inv Date/Description Line $ PO # Fund Org Acct Object Proj Account
01/01/26 646-7715, povah center 25.14 POVAH 1000 411255 345 101000
01/01/26 646-7795, town hall 233.15 TWNHAL 1000 411250 345 101000
01/01/26 646-7845, court clerk 0.00 COURT 1000 410360 345 101000
01/01/26 646-9017, library 44 .14 LIBRAR 2220 460100 345 101000
01/01/26 646-9027, sewer plant alarm 40.53 SEWER 5310 430600 345 101000
01/01/26 ethernet, library 300.00 LIBRAR 2220 460100 345 101000
01/01/26 ethernet, povah center 146.26 POVAH 1000 411255 345 101000
01/01/26 ethernet, police station 359.95 POLICE 1000 411258 345 101000
01/01/26 ethernet, town hall 272.00 TWNHAL 1000 411250 345 101000
01/01/26 ethernet, public works shop 125.00 STREET 1000 430200 345 101000
01/01/26 602-4909, town hall judge 14.71 COURT 1000 410360 345 101000
01/01/26 602-4894 Town hall Court Clerk 1.10 COURT 1000 410360 345 101000
01/01/26 602-4897 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4898 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4900 town hall 5.25 TWNHAL 1000 411250 345 101000
01/01/26 602-4901 town hall 5.25 TWNHAL 1000 411250 345 101000
01/01/26 602-4902 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4903 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4904 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4905 town hall 1.10 TWNHAL 1000 411250 345 101000
01/01/26 602-4906 Library Main desk 1.10 LIBRY 2220 460100 345 101000
01/01/26 602-4907 Library Director 1.10 LIBRY 2220 460100 345 101000
01/01/26 602-4908 Povah Ctr 11.10 POVAH 1000 411255 345 101000
01/01/26 602-4949 Town Hall 11.10 TWNHAL 1000 411250 345 101000
01/01/26 6024044 Soc Ser Pantry 10.00 SOCSER 1000 450135 345 101000
53103 3476 RSCI 816,890.09
16 12/31/25 WWTP Contractor Payment 816,890.09 WWTP 5320 430640 951 101000
53106 42 Fall River Electric 9,283.20
12/19/25 PARK, old firehouse 2901001 449.15 PARK 1000 411253 341 101000
12/19/25 povah comm ctr 4212001 321.60 POVAH 1000 411255 341 101000
12/19/25 unmetered lights 4212004 1,451.25 STLITE 1000 430263 341 101000
12/19/25 RR Well 4212005 104.15 WATER 5210 430500 341 101000
12/19/25 IRIS LIFT STATION 4212006 443.10 SEWER 5310 430600 341 101000
12/19/25 POLICE 4212008 386.50 POLICE 1000 411258 341 101000
12/19/25 TOWN HALL 4212009 355.07 TWNHLA 1000 411250 341 101000
12/19/25 1CE RINK 421010 67.72 PARKS 1000 411253 341 101000
12/19/25 S Canyon XmasTreelite 4212011 0.00 STLITE 1000 430263 341 101000
12/19/25 Sewer Plant 4212012 1,843.50 SEWER 5310 430600 341 101000
12/19/25 South Iris Street Well 4212013 158.79 WATER 5210 430500 341 101000
12/19/25 Hayden/DelLaceyPump 4212014 242.30 SEWER 5310 430600 341 101000
12/19/25 Hayden/Grouse Well 4212015 39.00 WATER 5210 430500 341 101000
12/19/25 911 Tower 4212016 174.51 911 2850 420750 341 101000
12/19/25 MADADD H20 Tower 4212017 55.78 WATER 5210 430500 341 101000
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Invoice #/Inv Date/Description Line $ PO # Fund Org Acct Object Proj Account

12/19/25 SHOP 4212018 402.64 STREET 1000 430200 341 101000
12/19/25 UPDL 220 Yell Ave4212019 39.00 UPDL 1000 411252 341 101000
12/19/25 ANIMAL 4212029 203.46 ANIML 1000 440600 341 101000
12/19/25 CLORINATOR 4212030 87.52 WATER 5210 430500 341 101000
12/19/25 Electric Well 4212031 65.48 WATER 5210 430500 341 101000
12/19/25 PARK 4212032 322.73 PARKS 1000 411253 341 101000
12/19/25 UPDL 4212041 505.80 UPDL 1000 411252 341 101000
12/19/25 861PowerLinTREATSERV 4212046 1,386.65 SEWER 5310 430600 341 101000
12/19/25 LIBRARY 23 dunraven 4212054 177.50 LIBR 1000 411259 341 101000

53107 2813 Century Link 1,598.54
12/19/25 911 ALI/SR 255-9710 985.69 911 2850 420750 345 101000
12/19/25 BSLAnlog 255-9712/0133,5127 125.25 POLICE 2850 420750 345 101000
12/19/25 BSLAnlog 646-5170,5173,5179 167.60 POLICE 2850 420750 345 101000
12/19/25 Alarm Lines 646-5185,7256 105.20 TWNHLL 1000 411250 345 101000
12/19/25 Police - 646-7600 214.80 POLICE 2850 420750 345 101000

53108 E 2323 Montana Department of Revenue 8,251.42
16 12/31/25 WWTP 8,251.42 WWTP 5320 430640 951 101000

53109 709 TD&H Engineering 16,763.30
45827 12/12/25 Professional fee WY RIBs 4,181.75 SEWER 5310 430600 354 101000
45826 12/12/25 Professional fee WY 80 Acres 5,131.05 80ACRE 4030 430630 354 101000
45825 12/12/25 Professional fee WY Engineerin 6,594.00 PLNNG 1000 411000 354 101000
45825 12/12/25 Professional fee WY Engineerin 856.50 WATER 5210 430500 354 101000

53112 1514 Verizon Wireless 899.78

23 Smartphones
12/20/25 640-0108, Police 39.12 POLICE 1000 420100 345 101000
12/20/25 640-0141 Street SP 39.12 STREET 1000 430200 345 101000
12/20/25 640-0159 Street SP 39.12 STREET 1000 430200 345 101000
12/20/25 640-0606 911 Dispatch 39.12 911 1000 420160 345 101000
12/20/25 640-1103, Operator SP 39.12 STREET 1000 430200 345 101000
12/20/25 640-1460, Library Dir, SP 39.12 LIBRAR 2220 460100 345 101000
12/20/25 640-1461, S & W operator, SP 39.12 SEWER 5310 430600 345 101000
12/20/25 640-1462, S & W Super, SP 39.12 WATER 5210 430500 345 101000
12/20/25 640-1463, Deputy PSS, SP Sspnd 39.12 PARKS 1000 460430 345 101000
12/20/25 640-1472, Ops Mgr, SP 39.12* ADMIN 1000 410210 345 101000
12/20/25 640-1676, Rec Coor, SP 39.12 REC 1000 460440 345 101000
12/20/25 640-1754, COP, SP 39.12 POLICE 1000 420100 345 101000
12/20/25 640-1755, Police 39.12 POLICE 1000 420100 345 101000
12/20/25 640-1756, Police 39.12 POLICE 1000 420100 345 101000
12/20/25 640-1757, Police 39.12 POLICE 1000 420100 345 101000
12/20/25 640-1758, Head Dispatcher 39.14 DSPTCH 1000 420160 345 101000
12/20/25 640-1759, Police 39.12 POLICE 1000 420100 345 101000
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12/20/25 640-7547 ,WS Super 39.12 SEWER 5310 430600 345 101000
12/20/25 640-9074, PSS, SP 39.12 STREET 1000 430200 345 101000
12/20/25 640-2354 Social Services 39.12 SOCSER 1000 450135 345 101000
12/20/25 640-2629 City Judge 39.12 COURT 1000 410360 345 101000
12/20/25 640-7108 Police Officer 39.12 POLICE 1000 420100 345 101000
12/20/25 640-7873 Equip Operator 39.12 STREET 1000 430200 345 101000
53114 2546 Century Link QCC 403.33
764277437 12/01/25 Voice/Text2-911158435022 403.33 911 2850 420750 398 101000
53119 1514 Verizon Wireless 530.27
7 laptops
5 pd cams
12/20/25 223-2779 586 Laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 333-8121 Head DsptchLaptop 40.01 DSPTCH 1000 420160 345 101000
12/20/25 640-0121 Laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 640-2195 683 laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 640-2551 COP laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 641-0184 686 laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 641.0207 681 laptop 40.01 POLICE 1000 420100 345 101000
12/20/25 451-3287 PDCaml 50.04 POLICE 1000 420100 345 101000
12/20/25 451-3386 PD Cam2 50.04 POLICE 1000 420100 345 101000
12/20/25 451-3514 PD Cam3 50.04 POLICE 1000 420100 345 101000
12/20/25 451-3595 PD Cam4 50.04 POLICE 1000 420100 345 101000
12/20/25 451-3731 PD Cam5 50.04 POLICE 1000 420100 345 101000
53121 1140 Sagebrush Floral 42.00
242273 12/12/25 Poinettias(2) 42.00 TWNHLL 1000 411250 220 101000
53122 1142 Midwest Welding & Machine, Inc. 15,406.58
S0-3617 12/18/25 (2) 8" Pro Plows 15,406.58 CIP 4000 430200 940 101000
53123 3318 Mountain States Lighting 221,496.40
15092 12/16/25 ConcreteWoodgrainLightPoles40 221,496.40* STRLIT 1000 430263 938 101000
53124 3542 Law Enforcement Support Services 1,375.00
449 12/16/25 Secure Warrant 1,375.00 POLICE 1000 420100 398 101000
53125 3367 Best Rate Towing and Repair 455.84
25-96180 12/19/25 Towing Services 455_84 POLICE 1000 420100 317 101000
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Claim  Check Vendor #/Name/ Document $/ Disc $ Cash
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53126 471 Northwest Pipe Fittings, Inc. 1,543.08
5483701 12/19/25 AnnualSubscription 1,543.08* 1T 5210 430500 355 101000
53127 3254 USDA Forest Service 967.63
0003326990 12/01/25 SpecialUsePermit/BF011107A 672.65 WATER 5210 430500 335 101000
0003326990 12/01/25 SpecialUsePermit/BF011107A 294.98 SEWER 5310 430600 335 101000
53128 3543 James P. Murphey, Ph.D. 2,822.50
12/15/25 Psychological EvalWegener 1,640.00* POLICE 1000 420100 351 101000
12/17/25 Psychological EvalKnutson 1,182.50* POLICE 1000 420100 351 101000
53129 3544 Coastal Distributors LLC 266.25
793495 12/08/25 LED Bulbs 266.25 STREET 1000 430200 220 101000
53130 3545 Katie Balmer 150.00
121325 12/13/25 HelpFund 150.00 HELP 7010 450135 220 101000
53131 999999 RICHARD NICKOLAUS 188.79
12/23/25 Medical Eval 96.11* POLICE 1000 420100 351 101000
12/23/25 Drug Test 92.68* POLICE 1000 420100 351 101000
53132 474 Three Bears Lodge, Inc. 57.00
12/09/25 Lodging Voucher 57.00 HELP 7010 450135 220 101000
53133 2952 DIS Technologies 1,341.00
17811 12/10/25 CashReceiptingComputer 1,341.00* ADMIN 1000 410210 212 101000
53134 3315 IAS EnviroChem 1,582.00
2507964 12/18/25 Sewer Testing fees 1,582.00 SEWER 5310 430600 348 101000
53135 2800 RDO Equipment Co. 1,420.34
P18467R8 12/04/25 Equipmentparts 1,420.34 STREET 1000 430200 369 101000
53136 3115 Spiffy Biffy 177.50
5667 12/16/25 Monthly Rental Fee October 177.50 PARKS 1000 460430 357 101000
53137 2751 Gallatin County Justice Court 960.00
12/29/25 BondPassThrough-Hicks 960.00 COURT 7469 213000 101000
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Claim  Check Vendor #/Name/ Document $/ Disc $ Cash
Invoice #/Inv Date/Description Line $ PO # Fund Org Acct Object Proj Account
53138 999999 JONATHAN W. PANNELL 290.00
12/30/25 Exonerated Bond-Nubles 290.00 COURT 7469 212401 101000
53139 3484 Sweet Electric LLC 4,483.00
1157 12/15/25 ElectricPanelinShop 4,483.00 STREET 1000 430200 357 101000
53140 3499 BROADWATER EQUIPMENT SERVICES 3,583.01
1167 12/05/25 Equipment Repairs 3,583.01 STREET 1000 430200 369 101000
53141 99916 Elizabeth Roos 31.00
12/29/25 MSU Local GovtTraining 31.00* ADMIN 1000 410210 370 101000
53142 2854 Mountain Alarm 159.33
7530637 01/01/26 AlarmMonitoryl/26-3/26 159.33 TWNHLL 1000 411250 340 101000
53143 764 General Distributing Co. 92.75
1586793 12/31/25 Welding Supplies 92.75 STREET 1000 430200 231 101000
53144 3506 Yellowstone Mushers Assoc. 5,831.69
26-04 12/04/25 2026WildfireDefenceRaceSeries 5,831.69 MAP 2101 410130 398 101000
53145 3523 Sunflower Peak Planning 2,472.50
25-005 12/31/25 Professional Planning Services 2,472.50 PLNNG 1000 411000 354 101000
# of Claims 39 Total: 1136,576.67
Total Electronic Claims 8,251.42 Total Non-Electronic Claims 1128325.25
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Fund/Account Amount

1000 General Fund

101000 CASH 257,261.11
2101 Marketing & Promotions (MAP)

101000 CASH 5,831.69
2220 Library

101000 CASH 410.63
2850 911 Emergency

101000 CASH 2,152.24
4000 Capital Projects/Equipment

101000 CASH 15,406.58
4030 80-acre Development

101000 CASH 5,131.05
5210 Water Operating Fund

101000 CASH 3,622.07
5310 Sewer Operating Fund

101000 CASH 10,375.59
5320 Sewer Replacement Depreciation Fund

101000 CASH 825,141.51
7010 Social Services/Help Fund

101000 CASH 915.00
7202 TBID Agency Fund

101000 CASH 9,079.20
7469 City Court - Judge Jent

101000 CASH 1,250.00

Total: 1,136,576.67



Town of West Yellowstone
Town Council Meeting
December 16, 2025

TOWN COUNCIL MEMBERS PRESENT: Mayor Travis Watt, Brian Benike, Jeff Mathews,
Lisa Griffith by Zoom

OTHERS PRESENT: Town Manager Dan Walker, Town Clerk Liz Roos, Finance Director
Katie Thompson, Public Services Director Jon Brown, Police Chief Corey White, Town
Engineer Kyle Scarr, Town Attorney Jane Mersen by Zoom

Jan Neish-Island Park News, Town Council Member Elect Greg Forsythe, Brad Schmier, Fire
Chief Shane Grube, Jim Kitchen of the Yellowstone Nature Connection, Charlotte Mooney,
Garrett Ostler, Carrie Coan-West Yellowstone Foundation, John Greve

The meeting is called to order by 2025 Mayor Travis Watt at 5:30 PM in the Town Hall, 440
Yellowstone Avenue, West Yellowstone, Montana.

The meeting is being broadcast over the internet using a program called Zoom.

WORK SESSION

Mayor Watt calls the meeting to order. The purpose of the work session is a planning update for
the 80 acres development on the west side of West Yellowstone. Town Engineer, Kyle Scarr of
TD&H Engineering, addresses the Council and presents slides that outline the multiphase
expansion of the area. The process will include a boundary line adjustment, phased major
subdivision and infrastructure design and construction. The subdivision is currently comprised
of three zoning districts: R-4 (high density), parks/open space, and transitional zones. Phase |
includes the R-4 area and parks/open space, which is about 26.5 acres located in the north central
portion of the parcel between the existing Firehole and Obsidian Avenues. Scarr summarizes
current progress, including the approval of Phase | by the Town Council in June 2025 and the
creation of an 80-acre planning committee to work on block layouts, right of way widths and
locations, curb and gutters, access to public lands, emergency access, utility locations,
easements, snow storage and phasing flexibility (minor vs major subdivision). The committee
will meet again in January to work on a final preliminary plat and development strategy. Scarr
explains the ultimate layout within each block is unknown. The current plan is to perform a
phased major subdivision, which avoids multiple preliminary and submittals. The Town will
review each block and approve the final plat, which prevents unnecessary utility extensions. He
explains that a minor subdivision is less than 5 lots and doesn’t have as many requirements, but
approaching it as a phased major subdivision will enable them to break up each block into
smaller lots more efficiently. He explains that the first phase of the subdivision includes open
space park dedication, right of way establishment for Iris Street, Iris Lift Station improvements,
and minimum required infrastructure. To proceed, they need to prepare to extend the utility lines
as well as the streets and right of way areas. He points out that Block 1B includes the existing
US Forest Service road access. They have a meeting scheduled with the Forest Service in
January to work through that and ensure access to the forest lands. Scarr notes that several
preliminary plat milestones have been completed including the preliminary plat map, master
utility plan, traffic study, geotechnical investigation, wetland delineation, noxious weed plan and
general preparation of preliminary plat application. The next steps include the boundary line
adjustment to line up with the existing streets, NRMEDD economic report, a third committee
meeting, and then submit a preliminary plat to the Town Council by late February. The DEQ
process includes the design and layout of the streets, water mains, sewer mains, storm drainage
and lift station review and construction-which will take 6 to 9 months to review. They expect to
complete design of the subdivision infrastructure by late February and their goal is to receive
DEQ lift station approval by the end of 2026 for bidding construction would start in the summer
of 2027. A final plat will be prepared for each development phase individually. A phase can
only be final-platted after Town review and approval, the core requirements are complete, and
required phase-specific infrastructure is installed or funded. Scarr answers various questions
from the Council and those present in the room. The work session is adjourned at 6:30 PM.
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Public Comment Period

Carrie Coan reports on behalf of the West Yellowstone Foundation and Housing Cooperative.
She announces that the housing cooperative is going to close on the purchase of the Gibbon
Avenue apartment complex tomorrow, which is very exciting. Jan Neish of the Island Park
News shares a star memento from an acquaintance who creates the stars from retired US flags
and gives them to veterans. She gives the star to Council Member Brian Benike, who is a
veteran.

Jim Kitchen of the Yellowstone Nature Connection addresses the Council. Kitchen is the
president of the Yellowstone Nature Connection for the past ten years. He explains they are
required by the lease for their facilities to present an annual report. He explains that they operate
out of the historic ranger station buildings that were moved to town property at the east end of
Yellowstone Avenue from the original location in town. Smokejumper operations started in
West Yellowstone in 1951. Kitchen shares his experience as a smokejumper and base manager
in West Yellowstone. He expresses how important and proud their organization is of the
buildings and shares that they take responsibility for all the maintenance and upkeep. Kitchen
describes the summer programs they offer and coordination with the Yellowstone Historic
Center, specifically a daily program that focuses on the fires of 1988. Kitchen encourages
everyone in the room to join him in taking the Junior Smokejumper Oath and hands out stickers
from the center.

Council Comments

Lisa Griffith announces that this is her last regular Town Council meeting of her term and thanks
everyone for the support and the plant and card that was presented to her this evening. Mayor
Watt thanks Griffith for her service to the Town. He also updates the group on the progress of
Council Member Jeff Mathews, who is making steady progress as he recovers from a recent
stroke. He wishes everyone a Merry Christmas.

ACTION TAKEN

1) Motion carried to approve Purchase Order #7020 to 3H Construction for sewer line
cleaning for $14,288.65. (Benike, Wilson)

2) Motion carried to approve the claims, which total $1,852,932.56. (Benike, Wilson)

3) Motion carried to approve the minutes of the December 2, 2025 Town Council Meeting.
(Benike, Wilson) Griffith is opposed, motion carries.

4) Motion carried to update the lease agreement as requested. (Wilson, Watt) Watt, Wilson,
and Griffith vote in favor, Benike abstains, motion passes.

5) Motion carried to approve the recommendation from the Marketing and Promotions
Advisory Board to award $4398 for the Hebgen Lake Ice Fishing Tournament for 2026.
(Wilson, Benike)

6) Motion carried to approve the recommendation from the Marketing and Promotions Fund
Advisory Board to award $22,300 to the Octane Expo and Snowmobile Rodeo 2026.
(Wilson, Benike)

7) Motion carried to approve the requests from the Wildfire Defense Race Series request to
temporarily close specific portions of Dunraven and Gibbon streets and waive the resort
tax bond for the 2026 events. (Wilson, Benike)
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DISCUSSION

4)

5)

A)

Mayor Watt explains that they have a request to amend the ground lease with the West
Yellowstone Foundation. They updated the lease this past June at the request of the
WYF to accommodate a building expansion. Watt explains that there was an error in the
packet about the direction of the expansion, they are requesting 12 additional feet to the
west of the existing building, not to the south. Town Attorney Jane Mersen reports that
she has reviewed the requested changes but will not amend the lease until approved by
the Council. Carrie Coan, Executive Director for the West Yellowstone Foundation,
confirms that the expansion is to the west and not to the south. She explains that the
change came up as they were preparing to put the project out for bid. MDT reviewed
their plans and questioned the amount of space that was allocated for the second transit
van. She says they revised the plans and also plan to add second floor storage. She says
the demand for this service has only increased and the van is full even in the winter. She
says the vans are full almost every day that they operate. The Council clarifies the
dimensions of the updated request. Benike states that he will not vote on this issue due to
potential conflict of interest.

John Greve, Secretary for the Marketing and Promotions Advisory Board, reports that as
of last week, the fund had $ $26,698. He says the board considered two applications but
due to budget limitations were unable to fully fund the requests. The Hebgen Lake
requested $9400 and they recommend the award of $4398, due to budget limitations. The
Octane Expo and Snowmobile Rodeo applied for $50,000 and they recommend awarding
$22,300. Ostler reports that he is the committee chair for the event, they currently have
16 teams signed up, but due to the lack of ice right now they are not sure if they will have
enough ice to run the tournament. He says the safety of the participants comes first and
they will not hold the tournament if there is not at least 6” of ice on the lake. He says
they hope the ice will form before the tournament and they will also be able to support
the Kids n Snow events. Griffith inquires about the insurance for the event as that was a
challenge last year. Walker says that their insurance requirements have not changed from
last year and still apply. Mayor Watt says that was discussed during the MAP Fund
meeting and Johnson indicated it would be provided. Greve says that there are two
events that they expect to have awarded funds returned from two events due to
cancellations.

Town Manager & Staff Reports: Town Manager Dan Walker thanks Lisa Griffith for
her time and service on the Town Council. He wishes Merry Christmas and Happy New
Year to the staff and council. He says they had a nice holiday party at the beginning of
the month and appreciates everything they do. He thanks Finance Director Katie
Thompson for her diligence working out the financial documents for the Gibbon Avenue
Apartments project. He reports that the Parks & Rec Advisory Board is meeting
tomorrow to listen to presentations for developing a Parks Master Plan. He mentions that
he has participated in several interviews with Chief Corey White and 911 Dispatch
Supervisor Brenda Martin to hire new police officers and dispatchers. They are diligently
working through the background process for the applicants. He also reports that the
Town hall will be closed next week on the day after Christmas as well as on Christmas
Day.

The meeting is adjourned at 8:00 PM.

Mayor

ATTEST:

Town Clerk



WEST YELLOWSTONE POLICE DEPARTMENT

124 Yellowstone Ave e« West Yellowstone, Montana 59758
(406) 646-7600 » police@townofwestyellowstone.com

DATE: 1/2/26

Due to ongoing staffing shortages, patrol coverage was maintained through a coordinated
effort among available personnel. Officer Slowinski covered the majority of night shifts,
Officer Courtis covered several additional day shifts, and | worked regular day shifts
while also covering four night shifts during the reporting period. Through these combined
efforts we were able ensure uninterrupted law enforcement services to the community.

Officer Devin Wegener began employment on December 30, 2025. He completed
onboarding, uniform issuance, equipment setup, and successfully qualified with his duty
weapon.

Background investigations were completed for Dispatcher Katrina Knutson and Officer
Rick Nickolaus. Both candidates were offered full-time positions and are scheduled to
begin employment the week of January 5, 2026.

The department met with a local business that has agreed to allow officers to use its
facility for monthly firearms training and duty weapon qualifications, providing a
consistent and local training option.

All West Yellowstone Police Officers participated in joint school safety training
alongside Yellowstone National Park Rangers and the Gallatin County Sheriff’s Office.
This training focused on interagency coordination and preparedness for potential school-
related incidents.

Department policies continue to be reviewed and updated. A meeting was held with Dana
Safety Supply to finalize a patrol vehicle quote, which has been submitted for processing.



Dispatch Update

(Provided by Communications Supervisor Brenda)

Met with Northwestern Energy for the annual planning review; a tabletop exercise
is planned for spring 2026.

Participated in weekly CentralSquare migration meetings.

Adele continues on-the-job training and is now independently covering shifts.
Continued updates to the dispatch training manual.

Dave is on vacation until January 10, resulting in minimal staffing; Brenda is
covering additional shifts as needed.

Dispatcher Katrina Knutson is scheduled to begin next week.

Phones and computers were set up for Officer Wegener.

Attended a call review meeting with Chief White and Febres.

Background investigations are being finalized for the remaining dispatch
candidate.

Activity Summary

69 Calls for Service
3 Citations Issued
14 Warnings

7 Cases Generated
2 Arrests

7 Fire/EMS Calls

Chief Corey White

West Yellowstone Police Department.
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Week of 12.29.2025

Resort tax graphs were sent out; we are still roughly 1.5% down from this time last year.
We are hoping it snows soon and that our winter business here in West Yellowstone
picks up.

MAP Financials were created and sent to the advisory board. We will meet next
Thursday, January 8™. We have moved their budget amendment request to the January
20 Town Council meeting.

Reconciling accounts this week and getting items ready to be sent over to the state.

The two wires were sent to US Bank for our WWTP Loan B and WWTP Loan D. This due
date was 01/01/2026. | have a little more maintenance to do regarding our WWTP
project, | hope to get the next Loan D disbursement request out next week.

Peggy got the water/sewer bills out this week. We will be reviewing delinquencies next
week.

Prepared for Town Council meeting on January 6, 2026.

Ongoing: It’s annual financial report time, so | am busier than ever along with trying to
close out a couple of our grants. If you need something, please plan on making an
appointment so | can give you the time that you need and can plan my projects
accordingly. Thank you!



From: Dan Walker

To: Elizabeth Roos

Subject: FW: Bullet points 1/1/2026

Date: Friday, January 2, 2026 12:27:01 PM
Attachments: image001.png

From: Kyle Tanner <ktanner@townofwestyellowstone.com>

Sent: Friday, January 2, 2026 11:43 AM

To: Jon Brown <jbrown@townofwestyellowstone.com>; Dan Walker
<dwalker@townofwestyellowstone.com>

Subject: Bullet points 1/1/2026

Bullet points 1/1/2026

#1 Snow removal

#2 Open up drains to stop flooding

#3 Work on ice rink

#4 Roof sign questions answered for old sign on Bullwinkle’s
#5 Business improvement project bids

#6 Snow encroachment follow-ups

#7 Snow equipment maintenance

#8 GDC parking review, new RV park makes 3 spaces removed
#9 Social service basement fence project

K.C. Tanner
Deputy Director Public Services
Building Codes Inspector
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JANUARY 2, 2026

TO: Town Manager Dan Walker, Town Council
FROM: Liz Roos, Town Clerk

SUBJECT: Town Clerks Report

*  We made it through the holiday season. We had a little fun with some employee competitions and
also raised some cash to help a local resident that has faced some big struggles this past year.

» Prepared and advertised variance hearing notice for proposed lodging property at 105 S Faithful
Street. The public hearing and town council action for the variance requests will determine how the
development moves forward. The next steps will be site plan review by the Planning Board and then
final project approval by the Town Council.

»  Working with the owners of the property at 101 S Canyon Street to expand the existing RV Park and
demolish the existing building. We are working through some current parking easements and
anticipate a conditional use application will go before the Planning Board and Town Council in the
near future.

» The “snow complaints” haven’t been too difficult so far this year, but there isn’'t a lot of snow! We are
dealing with one insurance claim due to a collision between the grader wing and two parked cars,
but there were no injuries.

= Event permits for next summer are starting to come in. We updated (thank you Brittany, she’s
awesome) the Special Event Application form to include more specific information in response to
some of the issues we had last year. We are gradually working through and updating our application
forms. Event applications that are currently under review include:
0 Great American Road Trip - film crew that will be in town next week, Jan 6-9, 2026
0 Octane Expo and Vintage Rodeo - snowmobile event, March 7-8, 2026
0 Music in the Park 2026 Concert Series - July 4 & 18, August 7 & 15

» Prepared the Town Council Agenda & Packet for January 6, 2026. Prepared payroll for December 26,
2025.

%%@%\@g



HIGHLIGHTS DEC. 25" - Jan 1*

25" Christmas Day -Holiday

26" Holiday

29" Monday - Jan 1%t (Jan 15 New Years’s Day)

36 clients - Lobby food

9 clothing Bank

3 clients - Diapers for children

3 Food donations

4 clothing donations

Town pump charitable donation $3,500.00 to W. Y. Food bank
Fall River Helping Hands donated $3,000.00 to W. Y. Food Bank
1 Gas voucher

Lone Peak Cannabis donated $966.00 to W. Y. Food Bank
Working on reorganizing all files for the New Year

Started new Transformation Specialist certification (this will also assist with
work-related behavioral changes (20 CEU))



TOWN OF WEST YELLOWSTONE

ON BEHALF OF THE
STATE OF MONTANA AND
THE TOWN OF WEST YELLOWSTONE

Be it known to all that on this date, Devin Wegener,
took the following oath of office:

“I do solemnly swear (or affirm) that | will support, protect and defend the
Constitution of the United States of America and the Constitution of the State of
Montana, and the Charter of the Town of West Yellowstone, and that | will
discharge the duties of my office with fidelity (so help me God).”

Let it be recognized to all that on this date, Devin Wegener,
by taking this oath of office was duly sworn in as a Peace Officer for the
Town of West Yellowstone and the State of Montana.

Mayor Date
Town of West Yellowstone

Devin Wegener Date
Police Officer

440 Yellowstone Avenue * PO Box 1570 * West Yellowstone, MT 59758 * (406) 646-7795
www.townofwestyellowstone.com



TOWN OF WEST YELLOWSTONE

ON BEHALF OF THE
STATE OF MONTANA AND
THE TOWN OF WEST YELLOWSTONE

Be it known to all that on this date, Richard Nickolaus,
took the following oath of office:

“I do solemnly swear (or affirm) that | will support, protect and defend the
Constitution of the United States of America and the Constitution of the State of
Montana, and the Charter of the Town of West Yellowstone, and that | will
discharge the duties of my office with fidelity (so help me God).”

Let it be recognized to all that on this date, Richard Nickolaus,
by taking this oath of office was duly sworn in as a Peace Officer for the
Town of West Yellowstone and the State of Montana.

Mayor Date
Town of West Yellowstone

Richard Nickolaus Date
Police Officer

440 Yellowstone Avenue * PO Box 1570 * West Yellowstone, MT 59758 * (406) 646-7795
www.townofwestyellowstone.com



TOWN OF WEST YELLOWSTONE

PUBLIC HEARING

Variance Requests
Building Height, Parking
105 S Faithful Street

NOTICE IS HEREBY GIVEN that the West Yellowstone Town Council, serving as the
Board of Adjustments, will conduct a Public Hearing January 6, 2026 at the West Yellowstone
Town Hall and virtually by Zoom, Meeting ID 893 834 1297. The purpose of the public hearing will
be to consider variance requests from the West Yellowstone Municipal Code Sections 17.23.090 —
Building Height and 17.37.030 - Parking made by High West Development Group, LLC for a
proposed hotel at 105 Faithful Street. The property is located in the B-4, Expanded Business District,
of the Town of West Yellowstone.

The request is to allow two variances. The first variance request is to allow a maximum building

height of 45 feet, an effective height increase of 4 feet from the current allowed code height. The
second variance request is to permit 9-foot-wide parking stalls instead of the required 10-foot stall
widths for standard perpendicular (90-degree) parking.

The public hearing will be held during the regular Town Council Meeting which begins at 7:00 PM.
The meeting will take place in West Yellowstone, MT, at which time oral testimony will be taken
from the public in person, in writing, or by Zoom, Meeting ID 893 834 1297. Written testimony may
be submitted until 5:00 PM on the date of the hearing to the Town Clerk at the Town Hall, 440
Yellowstone Avenue, by mail to PO Box 1570, West Yellowstone, MT 59758, or by email to
info@townofwestyellowstone.com. For further information contact the Town Clerk at (406) 646-
7795.

Elizabeth Roos
Town Clerk

440 Yellowstone Avenue * PO Box 1570 * West Yellowstone, MT 59758 * (406) 646-7795
www.townofwestyellowstone.com
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VACINITY MAP

PROJECT NARRATIVE

THIS PROJECT INVOLVES THE NEW CONSTRUCTION OF A THREE-STORY, 100-ROOM HOTEL BRANDED
AS TOWNEPLACE SUITES BY MARRIOTT. THE BUILDING WILL INCLUDE A PARTIAL BASEMENT LEVEL
WITH HOTEL SUPPORT SPACES, INCLUDING EIGHT EMPLOYEE DWELLING UNITS.

AT THE MAIN ENTRY LEVEL, THE HOTEL WILL FEATURE VARIOUS AMENITY SPACES SUCH AS A COMMU-
NITY AREA, BREAKFAST AREA, GUEST HUB, FITNESS CENTER, AND SWIMMING POOL. SUPPORT SPACES
ON THIS LEVEL WILL INCLUDE A FOOD PREPARATION ROOM AND HOTEL MANAGEMENT OFFICES.
ADJACENT TO THE INDOOR AMENITIES, THERE WILL BE OUTDOOR GATHERING AREAS, INCLUDING A
FIREPITONTHE SOUTH SIDE, ABBQ AREA ON THE NORTH SIDE, AND A COVERED OUTDOOR HOT TUB.

SCOPE OF THE PROJECT INCLUDES, BUT NOT LIMITED TO, SITE GRADING AND IMPROVEMENT,
BUILDING CONSTRUCTION. THE EXISTING OUTDOOR FACILITY (A ZIPLINE PARK) CURRENTLY ON THE
SITE WILL BE REMOVED AND REPLACED WITH THE NEW HOTEL DEVELOPMENT DESCRIBED ABOVE.

SITE AND ZONING INFORMATION

SITE

LOCATION: 105 S FAITHFUL ST, WEST YELLOWSTONE, MT
LOT SIZE: PARCEL 06006234376010000
TOTAL AREA 2.00 ACRES
JURISDICTION: CITY OF WEST YELLOWSTONE, MT
ZONE: B-4 EXPANDED BUSINESS DISTRICT
USE: HOTEL ALLOWED

LOT AREA & WIDTH:
COVERAGE:

YARD:

LOT SIZE:

HEIGHT REQUIRED:
HIGHT PROPOSED:

NO MINIMUM REQUIRED
NO MAX REQUIRED
NO REQUIRED

NO REQUIREMENTS

35’ MAX FROM ABE
45’ FROM ABE (DEPARTURE REQUEST)

PARKING REQUREMENTS:

GUESTROOMS: 100

HOUSING UNITS: 4

PARKING: REQUIRED: HOTEL 108 PARKING STALLS MIN. @ 1.075/ROOM
HOUSING 6 PARKING STALLS MIN @ 1.5/ROOM
TOTAL 114 PARKING STALLS

PROPOSED: HOTEL 116 PARKING STALLS

PARKING STALL REQ:  STANDARD - 10°W X 18’L WITH 25" AISLE

PARKING STALL
PROPOSED: 9’W X18’ L WITH 25’ AISLE (VARIANCE REQUEST)

MARRIOTT, WEST YELLOWSTONE, MT
PROJECT INFO
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GENERAL NOTES

1. ALL WORK TO COMPLY WITH THE GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS.

2. ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

3. SEE LANDSCAPE/ARCHITECTURAL PLANS FOR CONCRETE MATERIAL, COLOR, FINISH, AND SCORE PATTERNS
THROUGHOUT SITE.

4. ALL PAVEMENT MARKINGS SHALL CONFORM TO THE LATEST EDITION OF THE M.U.T.C.D. (MANUAL ON UNIFORM
TRAFFIC CONTROL DEVICES).

5. ALL SURFACE IMPROVEMENTS DISTURBED BY CONSTRUCTION SHALL BE RESTORED OR REPLACED,
INCLUDING TREES AND DECORATIVE SHRUBS, SOD, FENCES, WALLS AND STRUCTURES, WHETHER OR NOT
THEY ARE SPECIFICALLY SHOWN ON THE CONTRACT DOCUMENTS.

6. NOTIFY ENGINEER OF ANY DISCREPANCIES IN DESIGN OR STAKING BEFORE PLACING CONCRETE OR ASPHALT.

7. THE CONTRACTOR IS TO PROTECT AND PRESERVE ALL EXISTING IMPROVEMENTS, UTILITIES, AND SIGNS, ETC.
UNLESS OTHERWISE NOTED ON THESE PLANS. ISSUED SETS

SCOPE OF WORK:

s PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR REFERENCED, THE
¥ DETAILS NOTED, AND/OR AS SHOWN ON THE CONSTRUCTION DRAWINGS: REVISIONS

@ ASPHALT PAVEMENT PER GEOTECHNICAL REPORT AND DETAIL 1/C-500. REV# | DATE DESCRIPTION

TOWN OF WEST s
CONCRETE PAVEMENT PER GEOTECHNICAL REPORT AND DETAIL 2/C-500.

T e, YELLOWSTONE ,
T N PROPERTIES K

4" THICK CONCRETE SIDEWALK PER DETAIL 3/C-500.

24" CATCH CURB AND GUTTER PER DETAIL 4/C-500.

24" SPILL CURB AND GUTTER PER DETAIL 5/C-500.

24" LOW PROFILE SPILL CURB AND GUTTER PER DETAIL 6/C-500.

TRANSITION BETWEEN DIFFERENT CURB TYPES.

S
S
-

/
=

Tao
=a
-

6" CURB WALL PER DETAIL 7/C-500.

f@ PROPERTY LINE $89°58'01"E  340.33' ...

3' WATERWAY PER DETAIL 8/C-500.

L %

ACCESSIBILITY RAMP WITH DETECTABLE WARNING SURFACE: 6" THICK CONCRETE WITH 6" UNTREATED BASE

18.0'

18.5'
18.0'

9.0
TYP.

COURSE. SEE GRADING AND DRAINAGE PLAN FOR ELEVATION INFORMATION.

DRAWN: DJC

FUTURE SIDEWALK, ADA RAMP, AND
APPROACH WITH SIDEWALK ADJACENT TO CURB PER TOWN OF WEST YELLOWSTONE'S STANDARDS.

ya

NS // CROSSWALK. TO BE BUILT ONCE PARK "
7.0' TO THE NORTH IS CONSTRUCTED.

CHECKED: JKF

4" WIDE SOLID WHITE PAVEMENT MARKING PER M.U.T.C.D. STANDARD PLANS.

30.0' UTILITY EASEMENT

/
S

e«

PAINTED ADA SYMBOL AND ASSOCIATED HATCHING PER M.U.T.C.D. STANDARD PLANS. JOB NO: 14388

23.5'

"HANDICAP PARKING" SIGN PER M.U.T.C.D. STANDARD PLANS.

"DO NOT ENTER" R1-5 SIGN 30"X30" PER M.U.T.C.D. STANDARD PLANS.

PAINTED LANE-USE ARROWS PER M.U.T.C.D. STANDARD PLANS.

5.0

SITE LIGHTING. SEE SITE LIGHTING PLAN FOR MORE INFORMATION.

12.6'

STAIRS IN SIDEWALK PER DETAILS 9-11/C-500. SEE GRADING PLAN FOR ELEVATION INFORMATION.

L
15.0" ,
LANDSCAPE

EASEMENT |

®
150 71 IV!ONUMENT SIGN

DUAL BOLLARD EV CHARGING STATION. CHARGE POINT CT4021. INSTALL PER MANUFACTURER'S STANDARDS

J

/
/

SINGLE BOLLARD EV CHARGING STATION. CHARGE POINT CT4011. INSTALL PER MANUFACTURER'S
STANDARDS 45 W 10000 S, Suite 500
CONCRETE WHEEL STOP PER DETAIL 14/C-500. Sandy, UT 84070

Phone: 801.255.0529
WWW.ENSIGNENG.COM
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VARIANCE REQUEST 1: BUILDING HEIGHT - 45’

Request:

Allow a maximum building height of 45 feet to top pitch of roof to permit a structurally
necessary pitched roof on a three-story hotel — an effective height increase of 4 feet
from the current allowed code height. Current code allows for 35’ plus an additional 6’
for Architectural Features for a total allowable building height of 41°.

SUMMARY NARRATIVE

The applicant seeks a height variance to a pitch height of 45°, effectively a request of an
additional four feet of overall building height to construct a three-story pitched-roof hotel
consistent with the established architectural character, climatic needs, and development
pattern of the B-4 zoning district. The goal is to build a three-story structure with a
pitched roof — the very form used throughout the existing district — while remaining
within the general scale and intent of what the code envisions for this zone.

A zoning code amendment adopted in late 2024 significantly changed the way building
height is measured. The updated code now calculates height to the highest point of a
pitched roof, rather than using the former midpoint measurement method. While this
change creates a more straightforward definition, it also produces an unintended
consequence: it effectively eliminates the feasibility of three-story pitched-roof
construction, the most common building form allowed to date in the B4 zone. This
change pushes new 3 story structures to have flat roofs, despite the fact that pitched
roofs define the district’s existing built character and are operationally necessary in
West Yellowstone’s extreme snow environment.

Under the current code, a building may reach 35 feet, with an additional 6 feet permitted
for architectural features. While a pitched roof does not meet the code’s definition of an
architectural feature, this framework clearly contemplates that buildings may extend to
an effective envelope of approximately 41 feet — and that architectural expression
above the base 35 feet is not only acceptable, but anticipated.

In practice, the Town of West Yellowstone has historically approved three-story hotels
with pitched roofs at ridge heights well above this range. In fact, every existing 3-story
hotel in the B-4 zone has a pitched roof, and their ridge heights frequently exceed 50
feet. This is not an anomaly — it is the prevailing architectural form for three-story hotel
construction in this climate. Pitched roofs have been universally incorporated due to
snow load requirements, operational safety, and the community’s established
development pattern.



The 2024 change to the height measurement method now prevents a pitched-roof form
that aligns with this longstanding development pattern. As a result, the applicant —
whose parcel is the sole remaining undeveloped site in the B-4 district — is the only
property subject to this new and more restrictive interpretation. All other parcels in the
zone were previously allowed to construct three-story pitched-roof structures at effective
heights that could not be replicated under the strict application of the current code.

Additionally, the subject parcel is subject to the CC&R’s established as part of the
Grizzly Park Addition. The CC&R’s require that a building undergo specific scrutiny and
that “all architectural character of each proposed building or structure shall be designed
in a style which will be of a high standard of construction and appearance, and providing
for interesting and tasteful exteriors. Unconventional and eclectic styles will not be
permitted.”

In addition to the regulatory context described above, the subject parcel is affected by
several unique and site-specific physical characteristics that, when considered together,
create a hardship not shared by other parcels in the B-4 district.

These unique physical characteristics include:

The parcel’s location as the sole remaining undeveloped site within the B-4
zoning district, where all other three-story hotels were constructed under the prior
height-measurement standard and incorporate pitched roofs at ridge heights
exceeding current limits.

Extreme snow-load and wind-drift exposure inherent to the site, including
adjacency to large open areas that contribute to unbalanced snow accumulation
and drift patterns that materially affect roof performance.

Mandatory fire-access and circulation requirements imposed through life-safety
review, which require full perimeter fire lanes and materially restrict site layout
flexibility, snow-storage capacity, and mechanical placement options.

Recorded utility and access easements that further reduce usable site area and
eliminate locations that might otherwise accommodate snow storage or ground-
mounted mechanical systems.

Binding CC&R requirements that mandate architectural compatibility with
surrounding development and discourage unconventional building forms,
including exposed rooftop mechanical equipment and incompatible roof profiles.

These conditions are inherent to the parcel and its regulatory environment, were not
created by the applicant, and cannot be mitigated through reasonable design
alternatives without forcing underdevelopment or creating operational and safety
conflicts.

Forcing a flat roof as the only compliant option for a 3 story building creates a genuine
hardship. Flat roofs are inconsistent with the district’s architectural character and
appearance. In the context of the existing structures in this district, a flat roof would be



considered unconventional for this environment and location. Additionally, not allowing
a pitched roof would create significant structural, safety and operational concerns in
West Yellowstone’s severe snow and freeze-thaw environment. These environmentally
driven factors include increases in snow accumulation, risk of collapse, water intrusion,
ice damming, and long-term maintenance challenges. In contrast, a modest increase in
allowable height restores the functionality, safety, and appearance of buildings that the
Town has consistently approved in this zone.

The applicant’s request does not seek a departure from the spirit of the code, which is
intended to keep new buildings in West Yellowstone at 3 stories or below, and
consistent with the existing infrastructure. In fact, the primary driver of the height
requirements is to ensure serviceability for the fire department. Fire Chief Shane
Grube has reviewed the plan and stated that the pitched roof design is not problematic
to service and that the fire department has no problem with our proposed building
height. Additionally, site circulation and access requirements imposed through Fire
Department life-safety review further restrict site layout flexibility and directly affect snow
management, mechanical placement, and building form, creating a physical and
unavoidable hardship. A letter of site circulation requirements as required by the
Hebgen Basin Fire District is attached as Exhibit A.

With this height request, we seek to continue the form of three-story hotel development
that has defined the B-4 district for decades, while ensuring the building is structurally
safe and contextually appropriate. This variance provides equitable treatment to the
only remaining parcel in this district, while maintaining the community’s architectural
character, tax base, and development expectations.

HARDSHIP CRITERIA ANALYSIS (HEIGHT)

CRITERIA 1. “That the physical makeup of the subject parcel presents
a hardship outside of the applicant’s control.”

Response:

The hardship affecting the subject parcel arises from a unique convergence of physical,
environmental, regulatory, and contextual conditions that no other property in the B-4
zoning district has been required to address. These conditions—including extreme
snow-load demands, binding architectural covenants, a mid-process zoning amendment
altering



height measurement methodology, and the parcel’s status as the sole remaining
undeveloped site in a fully built-out district—collectively impose a hardship that is
inherent to the land and its context, not the result of applicant action.

Courts have long recognized that hardship may arise not from a single factor in
isolation, but from the interaction between physical conditions of the land and zoning
regulations, particularly where strict application results in inequitable treatment of one
parcel as compared to similarly situated properties. (Carlson v. Yellowstone County Bd.
of Adjustment, 2017 MT 186, q[{] 18—21; Lambros v. Bd. of Adjustment, 153 Mont. 20,
452 P.2d 398 (1969); Otto v. Steinhilber, 282 N.Y. 71 (1939)).

The unique combination of the physical conditions of the land and zoning regulations
create a hardship that is unreasonable for the applicant to bear and constitutes a clear
hardship. These conditions are detailed below.

A. Extreme Snow Load, Wind Exposure, and Show Management Constraints
Represent a Physical Environmental Condition That Necessitates a Pitched Roof

West Yellowstone is subject to extreme ground snow loads that materially affect
structural design. Under ASCE 7 — Minimum Design Loads for Buildings and Other
Structures and the International Building Code (IBC)—the nationally adopted structural
standards—roof slope is expressly recognized as a critical factor in snow-load
performance. Sloped roofs reduce sustained snow accumulation, mitigate unbalanced
snow loading, limit ice dam formation, and reduce freeze-thaw degradation and long-
term structural stress.

ASCE 7 explicitly accounts for roof slope through snow-load reduction factors, reflecting
the engineering consensus that pitched roofs perform materially better than flat roofs in
heavy-snow climates. Industry guidance routinely identifies roof slopes in the range of
4:12 to 6:12 as appropriate for regions experiencing heavy, wet snow and repeated
freeze-thaw cycles—conditions that define West Yellowstone.

Consistent with these engineering principles, every existing three-story hotel in the B-4
district has been constructed with a pitched roof. A flat-roofed three-story structure
would expose this parcel to increased structural loading, greater maintenance demands,
heightened water-intrusion risk, and long-term durability concerns—risks that no other
B-4 hotel has been required to bear.

In addition to vertical snow load, the physical exposure of this parcel materially
intensifies snow-related risk. The site directly abuts a large open parking lot to the
northwest and a 20-plus-acre open RV park to the southwest, creating a largely
unobstructed upwind exposure that materially increases wind-driven snow drift and
unbalanced loading. Flat roofs are particularly susceptible to snow accumulation at
parapets, mechanical screens, and roof



edges, resulting in drift patterns that significantly increase localized design loads and
ongoing maintenance requirements. A pitched roof mitigates these risks by shedding
snow naturally and reducing unbalanced accumulation—an engineering response
dictated by site exposure and climatic conditions, not architectural preference.

The Fire Department’s reviewed plans and written comments found in Exhibit A confirm
that continuous fire-apparatus access lanes, turning radii, and clear widths are
mandatory on all sides of the building and cannot be encroached upon or used for snow
storage. These requirements, when combined with the parcel’'s exposure to wind-driven
snow from adjacent open land, materially eliminate the ability to safely manage snow
accumulation associated with a flat roof, which would otherwise require frequent roof
snow removal and on-site storage. The inability to store removed snow without violating
fire-access requirements is a physical limitation of the site itself and directly
necessitates a pitched roof that sheds snow naturally.

These conditions are not shared uniformly across the district. The combination of open
upwind exposure, lack of wind buffering from surrounding structures, and site-specific
orientation results in drift behavior and snow accumulation risks that are materially
intensified on this parcel relative to others in the B-4 zone.

Courts consistently recognize that environmental and natural conditions affecting safe
construction—such as flood elevation, wind exposure, soil instability, or similar forces,
including snow load and drift behavior—constitute physical characteristics of land that
may give rise to hardship when zoning regulations prevent a safe or reasonable
response.

In Pokoik v. Silsdorf, the court held that environmental constraints affecting safe
construction may constitute hardship where strict zoning compliance would produce an
unreasonable or impractical result (40 N.Y.2d 769 (1976)). Similarly, in Deardorf v.
Board of Adjustment, the court recognized that hardship may arise where the physical
conditions of the land, when combined with zoning requirements, impose a unique and
unreasonable burden on a particular parcel (254 N.W.2d 204 (lowa 1977)).

Here, West Yellowstone’s extreme snow-load environment is a physical condition that
materially affects structural design. As recognized by ASCE 7 and the International
Building Code, roof slope is a critical factor in snow-load performance, with pitched
roofs reducing sustained snow accumulation, ice damming, and freeze-thaw
deterioration. This snow-load environment becomes a parcel-specific hardship because
the amended height-measurement rule now prevents the use of the only roof form—a
pitched roof—that safely responds to these conditions, while every other parcel in the
district was permitted to do so.



A flat-roofed three-story structure under these conditions would also require frequent
manual snow removal, compounding safety risks and operational challenges associated
with snow storage and access on an already constrained site. By contrast, a pitched
roof manages snow through passive shedding, reducing both structural risk and long-
term maintenance burden.

An independent roof type recommendation from DCI Engineers, a structural engineer
firm reviewing this project is attached as Exhibit B to this narrative. This is a physical
and climatic hardship, inherent to the land and its exposure, not a design preference.

B. Unique Parcel Geometry, Utility Easements, and Life-Safety Requirements
Materially Constrain Site Function, Snow Management, and Mechanical
Placement

The subject parcel is one of fifty-nine (59) parcels originally platted within the Grizzly
Park Addition, which exclusively comprises the B-4 zoning district. While all parcels in
the district share the same zoning classification, the subject parcel is distinguished by a
combination of physical encumbrances and geometric constraints not present on other
B-4 parcels.

The subject parcel is encumbered by a 30-foot utility easement along both the north and
south property lines. No other parcel within the B-4 zone—or within the Grizzly Park
Addition—contains utility easements of this magnitude on two opposing sides of the
site. This condition materially reduces the usable and functional area of the parcel,
eliminating land that would otherwise be available for building placement, parking, snow
storage, mechanical systems, and circulation necessary to meet engineering and fire-
life-safety requirements.

Compounding this constraint, the north property line is not parallel to the south property
line, creating a uniquely irregular parcel geometry. As a result, the western portion of
the site is approximately 30.84 feet narrower than the eastern portion (East property
line: 251.48 feet; West property line: 220.64 feet). While a small number of parcels
within the Grizzly Park Addition exhibit some degree of non-parallel geometry, none
experience this magnitude of angular constraint, and all other similarly constrained
parcels are already developed. The subject parcel is the only remaining undeveloped
site impacted by this condition.

In addition to utility easements and parcel geometry, the site is further constrained by a
25-foot access easement along the southern boundary, which eliminates additional land
area otherwise available for parking, snow storage, or mechanical placement. These
easements are legal encumbrances running with the land and are entirely outside the
applicant’s control.



Mandatory fire-department access and circulation requirements, as documented in the
Fire Department review dated September 16, 2025, require fire lanes to be maintained
around the building perimeter. These life-safety requirements significantly limit available
open areas on the site and further restrict the ability to store snow removed from roofs
or paved surfaces without encroaching into required fire access zones.

Taken together, these physical characteristics—dual 30-foot utility easements, irregular
parcel geometry, access easements, and required fire-lane clearances—materially
reduce the site’s capacity to manage snow, locate mechanical equipment, and maintain
safe circulation in a manner typical of other B-4 parcels. Unlike other sites in the district,
the subject parcel lacks surplus or flexible areas where snow removed from a flat roof
could be relocated without violating life-safety or easement constraints.

As a result, roof design becomes a critical site-planning and safety tool, not an
architectural preference. A pitched roof allows snow to shed naturally and minimizes the
need for manual snow removal and ground-level storage that this site physically cannot
accommodate. Similarly, a pitched-roof structure allows mechanical systems to be
concealed within attic or interstitial spaces, avoiding roof-mounted equipment, parapets,
or ground-mounted installations that would otherwise exacerbate snow-drift
accumulation and conflict with both fire-access requirements and CC&R design
standards.

These constraints arise from the physical makeup of the parcel itself and mandatory
safety requirements applied to it—not from any action of the applicant. Exhibit C (Grizzly
Park Addition Plat Map) illustrates the unique combination of parcel geometry, utility
easements, and access constraints affecting the subject parcel, conditions not present
in combination on any other undeveloped parcel within the B-4 zoning district.

C. Fire Access, Easements, and Site Geometry Eliminate the Feasibility of Flat-
Roof Show Management

As established in Sections A and B, the subject parcel is constrained by mandatory fire-
access requirements, dual utility easements, an access easement, and irregular site
geometry that collectively limit usable site area. These constraints are not discretionary
design choices, but life-safety and infrastructure requirements imposed on this specific
parcel. These conditions directly affect the feasibility of snow management strategies
that would be required by a flat-roof building form.

Beyond roof performance itself, the physical configuration of the site materially limits the
ability to manage snow removal if a flat roof were required. Unlike pitched roofs, which
shed snow naturally and distribute loads vertically through the structure, flat roofs in this



climate require routine mechanical snow removal, creating the additional requirement
that removed snow be stored or relocated on-site in a manner compliant with fire-
access and life-safety standards. A flat roof therefore introduces an ongoing operational
requirement to mechanically remove snow and manage its placement elsewhere on the
site—an obligation that does not exist with a pitched-roof design.

The parcel is uniquely encumbered by the following mandatory conditions:

« full fire-lane circulation requirements on all sides of the building, as directed by
the Fire Department;

+ a recorded access and utility easements along the north and south property
line; and

« irregular parcel geometry that restricts usable yard and storage areas.

On the subject parcel, the mandatory fire-access lanes required around the building
perimeter must remain continuously clear and unobstructed, eliminating their use for
snow storage. The utility easements and access easement further restrict the remaining
site area available for snow placement. As a result, the parcel lacks any feasible
location to stockpile snow removed from a flat roof without encroaching into required fire
lanes, easements, or access corridors.

In a flat-roof scenario, snow must be mechanically removed from the roof and deposited
elsewhere on the site. However, the required fire lanes must remain clear at all times
and cannot be used for snow storage. The south access easement similarly prohibits
snow stockpiling as it must remain clear for adjacent parcel access. The odd shaped
parcel lines and 30’ utility easements along the north and south property lines further
restrict the ability to layout efficient parking and include added snow storage areas that
would be required under a flat roof design. The site design constraints are detailed
further in our parking variance request, but directly relate to inclusion of added snow
storage areas necessitated by a flat roof design. These constraints leave no feasible
on-site location to place removed roof snow without compromising fire access,
emergency circulation, or neighboring property rights.

These snow-storage limitations are unique to this parcel. Other properties in the B-4
district were developed without the combined burden of dual 30-foot utility easements, a
full-building fire lane requirement, and irregular parcel geometry, and therefore did not
face the same operational conflict between roof design and site functionality.

A pitched roof materially reduces or eliminates the need for mechanical roof snow
removal, allowing snow to shed gradually and predictably to grade in a manner
consistent



with existing development in the district. This is not a design preference—it is a
functional response to site-specific physical limitations.

These conditions are a direct consequence of the parcel characteristics described in
Section B and the mandatory fire-access requirements imposed during life-safety
review, and are not conditions created or intensified by the applicant. The inability to
safely manage roof snow under a flat-roof condition due to fire-lane, odd parcel
configuration and easement constraints constitutes a physical hardship inherent to the
parcel.

D. The Parcel Is Uniquely Burdened as the Only Site Subject to the New Height-
Measurement Standard

In late 2024, the Town amended its zoning code to measure building height to the
highest point of a structure, replacing the former “mean roof height” methodology. Every
existing three-story hotel in the B-4 district was approved and constructed under the
former standard, resulting in pitched-roof structures with ridge heights commonly
exceeding 45 to 55 feet.

Because the B-4 district is now fully built out except for the subject parcel, this site is:
« the only undeveloped parcel in the district,

« effectively, the only parcel required to comply with the amended height-
measurement method, and

o the only parcel prohibited from constructing the architectural form uniformly
approved for all predecessor properties.

Courts have repeatedly held that zoning regulations must operate uniformly across
similarly situated parcels, and that a zoning amendment which—due to timing or
circumstance—imposes a burden uniquely on a single parcel may constitute hardship
warranting variance relief.

In Otto v. Steinhilber, the court established that hardship exists where strict zoning
enforcement deprives a property of development rights commonly enjoyed by other
parcels in the same district. (Otto v. Steinhilber, 282 N.Y. 71 (1939)).

Montana courts have adopted this same principle. In Carlson v. Yellowstone County
Board of Adjustment, the Montana Supreme Court emphasized that hardship exists
where strict application of zoning regulations deprives the applicant of rights commonly
enjoyed by other tracts in the same zoning district. (Carlson, [ 21).
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Here, the B-4 district is fully built out except for the subject parcel. Every other three-
story hotel was approved under the former height-measurement method and
constructed with pitched roofs at effective heights well above what the current code
would allow. The applicant’s parcel is the only property subject to the amended
standard, creating an inequitable and unique burden unrelated to any physical
difference in the land itself.

Where a regulation deprives one parcel of development parity enjoyed by all others in
the same district, courts describe this as an inequitable application of zoning—precisely
the circumstance for which the variance mechanism exists.

This hardship is not self-created. It is the product of regulatory timing and district build-
out, both entirely outside the applicant’s control.

E. Binding CC&Rs Create a Regulatory Double-Bind That Conflicts with Strict
Application of the Height Code

The subject parcel is governed by the Grizzly Park CC&Rs, which run with the land and
impose binding architectural and design requirements independent of the zoning code.
These CC&Rs require that all buildings be designed with a high standard of appearance
and architectural character consistent with surrounding development and expressly
prohibit unconventional or incompatible building forms.

While the CC&Rs do not mandate a specific roof pitch, they plainly require contextual
architectural compatibility. In the B-4 district, that context is unambiguous: every existing
three-story hotel was approved and constructed with a pitched roof. A modern flat-
roofed three-story building in this district—particularly in West Yellowstone’s extreme
snow environment—would represent a clear departure from the established
architectural pattern and would reasonably be considered unconventional within the
meaning of the CC&Rs.

Strict application of the amended height-measurement rule would therefore force the
applicant to construct a flat-roofed three-story structure that is fundamentally
incompatible with the surrounding development pattern and inconsistent with the CC&R
standards governing the parcel. This architectural conflict did not exist for any prior
development in the district and arises solely because of the post hoc change in height
measurement methodology.

In addition to architectural compatibility, the Grizzly Park CC&Rs impose specific
constraints on mechanical equipment and roof penetrations, stating that vertical roof
projections, roof-mounted equipment, vents, stacks, and similar elements should be
avoided, and that all roof penetrations must be organized in a manner integral to the
architectural form of the building.



11

In a heavy-snow environment such as West Yellowstone, flat roofs inherently rely on
rooftop mechanical units, parapets, and screening elements. These features increase
snow-drift accumulation, exacerbate unbalanced loading, and conflict directly with the
CC&Rs’ directive to minimize roof-mounted equipment and visually intrusive elements.
Flat roofs therefore compound both structural and design conflicts under the CC&Rs.

Ground-mounted mechanical equipment is not a viable alternative on this parcel.
Required fire-lane clearances around the building, access easements, snow-storage
limitations, and the constrained geometry of the site eliminate the physical ability to
locate mechanical equipment at grade without violating safety, circulation, or operational
requirements.

A pitched-roof structure resolves these conflicts by allowing mechanical systems to be
concealed within attic or interstitial spaces, minimizing roof penetrations, reducing drift-
inducing elements, and maintaining compliance with both architectural and mechanical
screening requirements of the CC&Rs. This is not a design preference; it is the only
configuration that simultaneously satisfies structural safety, operational functionality,
and binding private covenants.

Courts recognize that hardship may arise where strict zoning compliance places a
property into conflict with binding private covenants not created by the applicant. In
Ewen v. Maccherone, the court acknowledged that private restrictions running with the
land may be considered in evaluating hardship where they impose constraints unique to
the property (32 A.D.2d 422 (N.Y. App. Div. 1969)). Montana courts similarly recognize
that hardship analysis must account for external constraints that materially affect a
property’s ability to be reasonably developed under zoning regulations (Lambros v. Bd.
of Adjustment, 153 Mont. 20, 452 P.2d 398 (1969)).

Here, the Grizzly Park CC&Rs impose mandatory architectural and mechanical design
requirements that every prior parcel in the district was able to satisfy through pitched-
roof construction. Strict enforcement of the amended height rule would uniquely force
this parcel into a regulatory double-bind: either violate binding CC&R obligations or
accept materially increased structural risk and operational burden that no other parcel in
the district has been required to bear.

This conflict exists only because of the zoning amendment and only as applied to this
parcel. It represents a bona fide hardship arising from conditions outside the applicant’s
control and squarely supports the granting of variance relief.

F. Requiring a Two-Story Building Is Not a Legally Valid Alternative

The suggestion that the applicant can avoid hardship by constructing a two-story
building with a pitched roof misstates the governing legal standard. Courts have long
rejected the
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notion that hardship is defeated merely because a smaller, inferior, or underdeveloped
version of a permitted use could be constructed.

In Fuhst v. Foley, 45 N.Y.2d 441 (1978), the court held that a variance cannot be denied
on the basis that the applicant could construct a lesser or substandard structure that
technically complies with zoning. Likewise, in Otto v. Steinhilber, the court made clear
that hardship analysis turns on whether strict enforcement prevents reasonable use, not
whether some minimal use remains.

Three-story hotels are expressly permitted in the B-4 district, and every other parcel in
the district was allowed to develop to that full permitted intensity. Requiring the final
parcel to accept a materially diminished form of a permitted use—solely because of a
later code change—would impose an inequitable burden that variance law expressly
prohibits. (Sasso v. Osgood, 86 N.Y.2d 374 (1986)).

G. Summary of Hardship Under Item #1

The hardship affecting this parcel arises from a combination of physical and situational
factors specific to this parcel, recognized by both Montana courts and national variance
doctrine:

« Extreme snow-load and wind conditions that necessitate a pitched-roof

« Unique parcel shape, access easements, and fire lane requirements, eliminating
site snow storage opportunity for removal of snow from flat roof.

e A zoning amendment and height measurement rule that uniquely impacts the
pitched roof development on this parcel alone;

« A fully built-out district where all other parcels were approved under a different
standard;

e Binding CC&Rs requiring architectural compatibility and mechanical screening
that cannot be achieved on ground level, due to unique site constraints.

e Reducing to two stories would destroy reasonable use of the parcel and
contradict permitted district intensity. This would create a regulatory framework
that would otherwise force underdevelopment of a permitted use.

Taken together, these conditions of this parcel impose a physical hardship squarely
within the meaning of variance law and fully outside the applicant’s control.
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CRITERIA 2. “That the hardship was not the result of a lack of due
diligence during the purchase period.”

Response:

The applicant entered into contract and completed due diligence on the project before
the September 2024 code amendment. At that time, three-story hotels with pitched
roofs were the universal, established building type within the B-4 district. A clear
precedence had been set by the town’s application and interpretation of code, which
allowed for 3 story structures with pitched roofs on ALL 9 hotel projects in this zone.
Nothing in the code, the community development pattern, or the Town’s feedback
suggested that pitched roofs would become unfeasible under a revised height
interpretation.

Due diligence could not have anticipated a definitional change that inadvertently
rendered all existing hotels nonconforming. The hardship emerged only after the Town
revised the height definition, shifting the measurement to the highest point of the
structure. This change could not have been reasonably anticipated, given the Town’s
long history of approving pitched-roof hotel structures at effective heights beyond 50
feet.
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CRITERIA 3 — “That the hardship is not resulting from the actions of
the applicant.”

Response

The hardship affecting the subject parcel is not the result of any action by the applicant.
Rather, it arises from a combination of regulatory change, district build-out, mandatory
life-safety requirements, recorded utility and access easements, and physical
environmental conditions entirely outside the applicant’s control.

The Fire Department requirements, as documented in Exhibit A, were imposed through
formal life-safety review and are not discretionary design choices of the applicant.
Similarly, the utility and access easements affecting the north and south boundaries of
the parcel are recorded land-use constraints that predate this application and materially
limit site flexibility independent of any applicant decision. These requirements mandate
continuous fire-apparatus access, minimum clear widths, and turning radii around the
building, which materially reduce available snow-storage areas, mechanical placement
options, and overall site flexibility. These constraints are therefore not self-created, but a
direct consequence of mandatory public-safety standards applied to this specific parcel.

The applicant’s request for a pitched roof is a reasonable and necessary response to
these externally imposed conditions. It is intended to mitigate snow accumulation and
operational risk where roof snow removal and on-site snow storage are constrained by
required fire access, not to circumvent or avoid zoning regulations.

The applicant did not create the site-specific fire and life-safety requirements identified
in the Fire Department review, did not create the zoning amendment, did not control the
timing of its adoption, did not create the parcel’s unique status as the last undeveloped
site in the B-4 district, and did not create the extreme snow-load conditions that govern
safe building design in West Yellowstone.

Courts have consistently held that a hardship is not “self-created” merely because an
applicant seeks to develop a property in a manner expressly permitted by zoning, nor
because the applicant declines to reduce the scale or intensity of a permitted use in
response to later-imposed regulatory constraints.

A. Exercising a Permitted Use Does Not Constitute Self-Created Hardship

Courts uniformly reject the notion that a hardship is self-created simply because an
applicant proposes to develop property at the full intensity allowed by the zoning district.
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The applicant’s proposal for a three-story hotel is fully consistent with the permitted
uses and development intensity of the B-4 zoning district and mirrors the form and scale
of every other hotel in the district. Climatic conditions and established development
context necessitate the use of a pitched roof for that same three-story building—an
approach uniformly adopted across all prior developments in the zone.

In Otto v. Steinhilber, the court made clear that hardship analysis does not turn on
whether an applicant could construct a lesser or inferior structure, but whether strict
enforcement deprives the property of reasonable use consistent with district
permissions (282 N.Y. 71, 76 (1939)).

Similarly, in Fuhst v. Foley, the court held that a variance may not be denied on the
theory that the applicant could build a smaller or less useful structure that technically
complies with zoning, explaining that such reasoning improperly penalizes the exercise
of permitted development rights (45 N.Y.2d 441, 445-46 (1978)).

Montana law adopts the same principle. In Carlson v. Yellowstone County Board of
Adjustment, the Montana Supreme Court emphasized that hardship exists where strict
application of zoning regulations deprives a property of rights commonly enjoyed by
other tracts in the same zoning district, even where some lesser development option
remains possible (2017 MT 186, | 18-21).

Here, every other parcel in the B-4 district was allowed to develop a three-story hotel.
The applicant’s pursuit of the same permitted intensity is not a self-created hardship.

B. The Hardship Results from Regulatory Change and Mandatory Safety
Requirements, Not Applicant Choice

Courts distinguish between hardships arising from voluntary applicant conduct and
those arising from subsequent regulatory changes or mandatory requirements imposed
after acquisition or entitlement expectations are established.

In Deardorf v. Board of Adjustment, the court recognized that hardship is not self-
created where zoning restrictions, when applied after the fact, uniquely impair a parcel’s
reasonable development compared to similarly situated properties (254 N.W.2d 204,
208 (lowa 1977)). Montana courts similarly recognize that hardship is not self-created
where it results from zoning regulation rather than applicant action (Lambros v. Bd. of
Adjustment, 153 Mont. 20, 452 P.2d 398, 402—-03 (1969)).

Here, the hardship arose only after the Town amended the height-measurement
methodology in late 2024—after the district was built out and after the applicant
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reasonably relied on the Town’s long-standing interpretation and approval history of
three-story pitched-roof hotels.

In addition, fire department requirements were imposed through the design review
process and are non-discretionary. Required fire lanes around the building, access
easements, and turning radii materially constrain the site layout and directly limit snow
storage areas, mechanical placement options, and operational flexibility. These
requirements were not elective design choices; they are mandatory life-safety standards
imposed by third-party authorities and finalized late in the design process.

The applicant did not create these requirements and has no authority to modify or waive
them.

C. Fire Lane and Snow Management Constraints Are Not Self-Created Conditions

The hardship is further compounded by the interaction between mandatory fire access
requirements and snow management realities inherent to the site.

Fire lanes must be kept clear year-round. As a result, snow removed from roofs—
particularly from flat roofs that require active snow removal—cannot be stockpiled within
these lanes or adjacent easement areas. The parcel’s constrained geometry, required
access easements, and full perimeter fire-lane requirement materially reduce available
snow storage capacity on site.

These limitations are not the result of applicant action. They arise from:
« Mandatory fire department access standards
o Recorded access easements benefiting neighboring parcels
e The parcel’s fixed shape and size
« Regional snow accumulation levels

A pitched roof mitigates these constraints by naturally shedding snow and reducing the
need for mechanical snow removal and ground-level snow storage. The inability to
accommodate flat-roof snow management strategies on this site is therefore a function
of imposed safety requirements and site conditions—not applicant choice.

Courts consistently hold that physical and regulatory conditions imposed by law or
nature are not self-created hardships (Pokoik v. Silsdorf, 40 N.Y.2d 769 (1976);
Deardorf, 254 N.W.2d at 208).
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D. “Just Build Two Stories” Is Not a Valid Basis for Finding Self-Created Hardship

The suggestion that the applicant could avoid hardship by constructing a two-story
building improperly conflates design discretion with self-created hardship.

In Sasso v. Osgood, the court explained that the availability of a lesser development
alternative does not defeat a hardship claim where the zoning ordinance permits the
proposed use and the alternative would deprive the owner of development parity (86
N.Y.2d 374, 384-85 (1995)).

Montana law is consistent with this reasoning. The variance inquiry does not ask
whether the applicant could build less, but whether strict enforcement deprives the
parcel of development rights commonly enjoyed by other parcels in the same district
(Carlson, [ 21).

Requiring the only remaining parcel in the B-4 district to accept a two-story building—
when every other parcel was allowed three stories—would impose an inequitable
burden unrelated to applicant action and contrary to established variance doctrine.

E. Conclusion Under Item #3
The hardship affecting this parcel is not self-created. It arises from:
e A zoning amendment adopted after the district was fully built out;

e Mandatory fire department access and safety requirements imposed during
design review;

« Physical site constraints that limit snow storage and mechanical alternatives;
« Extreme snow-load conditions inherent to the region; and

e The applicant’s lawful exercise of a permitted use consistent with all surrounding
development.

Under both Montana law and well-established national variance doctrine, these
circumstances do not constitute self-created hardship and strongly support the granting
of variance relief.
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CRITERIA 4 — “That the variance does not constitute a rezone of the
parcel.”

Response

The requested variance does not constitute a rezone of the parcel. The zoning
classification, permitted uses, development intensity, and overall site program remain
exactly as allowed under the B-4 zoning district.

A three-story hotel is an expressly permitted use in the B-4 zone. This proposal does
not increase the number of stories, introduce a new or more intensive use, alter the
site’s permitted occupancy, expand building footprint beyond what is otherwise allowed,
or modify any dimensional standard other than the specific height limitation necessary
to accommodate the roof form. All other zoning requirements—setbacks, lot coverage,
parking, circulation, and access—remain fully compliant or are addressed through
separate, clearly defined variance requests.

Courts consistently distinguish between use variances, which may approach rezoning,
and dimensional variances, which adjust a specific development standard while leaving
the underlying zoning framework intact. A dimensional variance that allows a modest
adjustment to height—without increasing use intensity, density, or entittement—does
not constitute a rezone.

Here, the requested relief does not alter:
e The zoning district;
e The permitted use category;
e The number of stories;
e The development intensity;
e The functional use of the site; or
e The relationship of the project to surrounding properties.

Instead, the variance allows the project to be developed in the same general form,
scale, and intensity that the B-4 district contemplates and that characterizes all other
comparable developments in the zone.

Because the variance neither expands the range of permitted uses nor increases
development intensity beyond what the zoning district allows, it cannot reasonably be
characterized as a rezone. The proposed roof structure is a simple dimensional
variance, limited in scope and fully consistent with the purpose and intent of the B-4
zoning designation.



19

VARIANCE REQUEST 2: PARKING STALL WIDTH (10'
— 9)

Request:
A variance to permit 9-foot-wide parking stalls instead of the required 10-foot stall width
for standard perpendicular (90-degree) parking.

SUMMARY NARRATIVE

The applicant seeks a variance to allow 9-foot-wide parking stalls in lieu of the 10-foot
standard dimension required by West Yellowstone Code for perpendicular parking,
solely to satisfy the additional parking demand created by the inclusion of on-site
workforce housing.

Absent workforce housing, the project requires 108 parking stalls, which the site
accommodates using fully compliant 10" x 18’ stalls. Once workforce housing is
added—an operational necessity and a recognized public benefit in West Yellowstone—
the required parking count increases to 114 stalls. With the granting of a variance to a
9’ parking stall, applicant will surpass the required stall count and will provide 116
parking stalls at 9’ wide.

Despite extensive site planning and multiple layout iterations, the parcel cannot
physically achieve 114 stalls at a 10-foot width due to constraints that are not
discretionary, including fire-lane requirements reviewed and confirmed by the Fire
Department. These requirements materially reduce the developable parking area and
directly limit stall yield.

As part of the site design process, the applicant engaged the West Yellowstone Fire
Department to review fire access, apparatus circulation, and emergency lane
requirements. The resulting fire-lane widths and full-building circulation requirements—
imposed for life-safety reasons—consume a significant portion of the site and eliminate
otherwise usable parking areas. These fire-lane requirements are not optional and
cannot be reduced without compromising emergency access.

Even after attempting code-compliant angled parking layouts, the applicant achieved
fewer stalls, not more, due to the parcel’s geometry and circulation constraints. Only by
reducing stall width to 9 feet—a dimension already permitted under the Town’s angled-
parking standards—can the site physically meet the Town’s required stall count while
retaining workforce housing.
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It is important to distinguish this request from a reduction in parking count. The applicant
is not seeking fewer stalls; the applicant is seeking the only dimensional adjustment that
allows full compliance with the Town’s numerical parking requirement under mandatory
life-safety constraints.

Further, a 9' x 18’ stall is widely recognized as a standard and safe dimension for
perpendicular parking throughout the United States. National parking design guidance
and Zoning Codes routinely treat 9 feet as the baseline stall width for standard vehicles,
including sedans, SUVs, and pickup trucks. Requiring a 10-foot stall width exceeds
what many jurisdictions treat as the minimum standard and, on this site, renders
compliance impossible.

A copy of previous design iterations attempted by the applicant are provided as Exhibit
D to this hardship analysis. While the site plans presented may show achievement of
the code required stall width and minimum number of stalls, the regulations of the fire
department and other engineering standards preclude these designs from being
feasible. The applicant attempted several iterations of site plan, all failing to fully meet
engineering, fire department, and dimensional standards for parking stalls.

HARDSHIP CRITERIA ANALYSIS — PARKING STALL WIDTH

CRITERIA 1. “That the physical makeup of the subject parcel presents
a hardship outside of the applicant’s control.”

Response :

The hardship arises directly from the parcel’s physical configuration combined with
mandatory fire-department circulation requirements, not from any discretionary design
choice by the applicant.

The applicant evaluated dozens of site configurations and engaged the Fire Department
early in the design process to confirm emergency access needs. The Fire Department
required compliant fire lanes and turning radius on the north, east, and south sides of
the building, as well as full on-site circulation due to the lack of cross-block access.
These requirements materially reduce the amount of land available for parking and are
binding
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life-safety standards, not negotiable design preferences. A letter of site circulation
requirements as required by the Hebgen Basin Fire District is attached as Exhibit A.

A. Unique Parcel Geometry and Utility Easements Severely Limit Parking Yield

The subject parcel is uniquely constrained within the Grizzly Park Addition and the B-4
zoning district. The B-4 zone applies exclusively to the Grizzly Park Addition, which
contains 59 originally platted parcels. The subject parcel is one of only a small number
of parcels with non-parallel boundary conditions and is the only remaining undeveloped
parcel impacted by this degree of constraint.

Unlike other parcels in the B-4 district, the subject site is burdened by 30-foot-wide
recorded utility easements on both the north and south property lines. No other
parcel in the Grizzly Park Addition is encumbered by utility easements of this magnitude
on two sides of the property. These easements eliminate the ability to shift building
placement toward a property line, remove an entire row of potential parking, and
materially reduce flexibility for snow storage, circulation, and fire-access compliance.

In addition, the parcel’s north property line is non-parallel to the south property line,
creating an irregular site geometry not present on other developed parcels in the zone.
The angled north boundary constrains the western portion of the site to a width
approximately 30.84 feet narrower than the eastern portion (251.48 feet east vs.
220.64 feet west). This irregular geometry prevents efficient double-loaded parking
layouts and further reduces achievable stall yield.

Only five of the 59 parcels in the Grizzly Park Addition exhibit any non-parallel boundary
condition, and none exhibit this degree of dimensional disparity. The subject parcel is
the only remaining undeveloped parcel subject to this condition. A plat map illustrating
these unique constraints is included as Exhibit C.

These geometric and easement-related constraints are inherent to the parcel, were not
created by the applicant, and directly compound the site’s inability to achieve required
parking counts under rigid dimensional standards.

As a direct result of these mandatory conditions, The site is further constrained by:
1. The prohibition on street parking in the B-4 zone;

2. The non-rectangular, odd-angled geometry of the parcel, particularly along the
north property line, which prevents efficient double-loaded parking rows;

3. Fire-lane widths and apparatus circulation paths required on three sides of the
building as dictated and approved by the Fire Department.
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4. The absence of cross-block fire access, necessitating full on-site fire circulation
around the entire building(not just 2 sides);

5. Arecorded access easement benefiting the adjacent southern property, which
eliminates an entire row of potential stalls.

These constraints, taken together, make it physically impossible to achieve 114 parking
stalls using 10-foot-wide spaces. This conclusion is supported by multiple site layouts
and fire-reviewed plans included with this application.

Importantly, when the applicant tested angled parking layouts using the Town’s code-
approved 9-foot width, those configurations yielded fewer stalls, not more, due to aisle
and circulation inefficiencies caused by the parcel's geometry.

Accordingly, the only way to physically meet the Town’s required stall count—while fully
complying with Fire Department access and circulation requirements—is to allow 9-foot-
wide perpendicular stalls.

This hardship is a direct result of the parcel’s physical characteristics and mandatory
safety regulations, both of which are entirely outside the applicant’s control.
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CRITERIA 2. “That the hardship was not the result of a lack of due
diligence during the purchase period.”

Response:

The hardship is not the result of any lack of due diligence by the applicant. Rather, it
arises from a convergence of conditions that could not have been resolved, avoided, or
predicted during the acquisition phase.

At the time of purchase and throughout early design, the applicant conducted extensive
zoning, site, and operational due diligence. That analysis confirmed two factors that now
drive this variance request:

First, West Yellowstone faces an acute and well-documented shortage of workforce
housing. At the time of acquisition, there was—and remains—no available off-site
housing stock for hotel employees and no realistic opportunity to develop or acquire
such housing due to:

o the long-standing development moratorium,
« the absence of vacant or marketable land, and
« the effective build-out of the surrounding area.

This condition is structural and town-wide. No level of due diligence could have
produced an off-site housing solution where none exists. Incorporating workforce
housing on-site therefore became the only viable operational response, not a
discretionary design choice.

Second, the full extent of the site’s parking constraints could not be known until detailed
site planning and agency coordination occurred. In particular, Fire Department
circulation requirements—which are imposed for life-safety reasons and reviewed later
in the design process—materially reduced the developable parking area. These
requirements include full-building fire-lane circulation, apparatus turning radii, and aisle
widths that supersede conceptual layouts and significantly constrain stall yield.

Due diligence cannot alter:

o theirregular and angled geometry of the parcel (especially along the north
boundary),

+ the recorded access easement on the south,
« the prohibition on street parking in the B-4 zone,

e required snow storage areas, or
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o Fire Department access standards that are finalized only after site plans are
prepared.

The applicant undertook numerous parking layout iterations, including angled parking
configurations expressly permitted by code, and still could not achieve the required stall
count at a 10-foot width. This limitation only became apparent after full design-level
testing and agency review—oprecisely the point at which variances are intended to be
evaluated.

Accordingly, the hardship arises not from inadequate diligence, but from unavoidable
physical and regulatory constraints that emerged through a thorough and responsible
design process.
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CRITERIA 3. “That the hardship is not resulting from the actions of
the applicant.”

Response:

The hardship affecting the subject parcel is not the result of any action by the applicant.
Rather, it arises from regulatory change, district build-out, mandatory life-safety
requirements, and physical environmental conditions imposed on the parcel, all of which
are entirely outside the applicant’s control. The applicant did not create:

o the parcel’s irregular shape or constrained dimensions,

the access easement burdening the southern portion of the site,

« the 30’ utility easements burdening the north and south portion of the site.
« the lack of cross-block access requiring full on-site fire circulation,

o the Fire Department’s mandatory lane and apparatus requirements, or

« the Town’s dimensional standard requiring 10-foot-wide stalls.

e The necessary inclusion of snow storage areas.

Furthermore, the applicant did not create the workforce housing shortage that
necessitates additional parking. To the contrary, the applicant is responding to a
documented community need by incorporating on-site housing where no off-site
alternatives exist.

As documented in the Fire Department review (Exhibit A), full fire-lane circulation,
apparatus access, and turning radii are required around the building perimeter due to
the lack of cross-block access and the specific characteristics of this parcel. These
requirements are binding public-safety standards, not discretionary design choices.
They materially restrict usable site area, eliminate potential snow-storage locations, and
constrain mechanical placement options. The resulting site limitations exist regardless
of the applicant’s preferred building design and would apply to any development of this
parcel.

Importantly, the applicant is not seeking to reduce the number of required parking stalls,
in fact the applicant will exceed the code minimum by 2. This is not a request driven by
convenience, economics, or design preference. The applicant is seeking the only
dimensional adjustment that allows full compliance with the Town’s own parking
requirements while satisfying mandatory life-safety standards.
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Suggestions that the applicant should eliminate core hotel components or materially
under-develop the site do not negate hardship. Variance law does not require an
applicant to abandon normal, functional elements of a permitted use—or to accept a
materially diminished version of that project—simply to avoid dimensional relief. The
applicant is entitled to develop the property in a manner consistent with other similarly
situated sites, subject to reasonable dimensional flexibility where strict application
makes compliance impossible.

Courts have consistently held that a hardship is not “self-created” merely because an
applicant seeks to develop a property in a manner expressly permitted by zoning, nor
because the applicant declines to reduce the scale or intensity of a permitted use in
response to later-imposed regulatory constraints. Exercising a permitted use does not
convert externally imposed limitations into self-created hardship.

Here, three-story hotels are expressly permitted in the B-4 zoning district, and every
other parcel in the district was allowed to develop to that full intensity. The applicant’s
proposal to construct a three-story hotel therefore represents the lawful exercise of a
permitted use, not a voluntary intensification or self-imposed hardship.

The hardship instead results from the interaction of mandatory fire-access
requirements, site-specific physical constraints, extreme snow conditions, and a zoning
amendment adopted after the district was fully built out. The applicant’s request for a
pitched roof is a reasonable and necessary response to these imposed conditions, not
an attempt to circumvent zoning regulations or manufacture hardship.

Under Montana law and well-established variance doctrine, these circumstances do not
constitute self-created hardship.
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CRITERIA 4. “That the variance does not constitute a rezone of the
parcel.”

Response:

The requested variance does not constitute a rezone, nor does it alter the fundamental
development characteristics of the property.

Allowing a 9-foot stall width:
« does not change the zoning designation,
e does not alter permitted uses,
e does not increase building size or height,
« does not increase the number of rooms,
e does not affect site intensity or traffic generation, and
e does not modify entitiements.
o does not reduce the number of stalls provided, just the width of them.e

The project remains a permitted hotel use, developed at the same scale and intensity
contemplated by the B-4 zoning district. The only effect of the variance is to allow
compliance with the Town’s required parking count using a stall dimension that the
Town already recognizes as safe and appropriate in other parking configurations.

This is a classic dimensional variance, narrowly tailored to address a site-specific
constraint. It does not expand development rights, reclassify land use, or confer any
special entitlement beyond what is already permitted by right.



EXHIBIT A

Hebgen Basin Fire District Plan Review and Recommendation Letter

Plan Set Reviewed and Approved by Fire District incorporating fire lane widths and
access
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HEBGEN BASIN RURAL FIRE DISTRICT

P.O. Box 1508 @ West Yellowstone Montana 59758 e Phone: (406) 646-9094 e Fax: (406) 646-9090

October 3, 2025

Craig Davenport

RE: Townplace Suites
To whom it may concern:

| have looked at the preliminary site plan of the Townplace Suites project and have the following
comments so far.

This letter is to provide the written documentation for the codes and the methodology in regards
to Hebgen Basin Fire District’s position. When a project is reviewed, all aspects are looked at;
this includes size of building, square footage and stories, fire flow requirements, access roads,
hydrant placement and any other special requirements.

The District has reviewed the changes to the site drawing plan as discussed. The items were:

1. Provided a 26 ft wide fire lane on the south side of the building

2. Provided a 25ft wide parking lane on the north side of the building

3. Expanded the 12ft wide one-way lane on the east side of the building by 5 ft by using a
rolled curb between the concrete sidewalk and the asphalt paving, providing trucks with
17 ft of driving width.

4. Increased the radius of turn lanes to the eastern one-way drive to accommodate fire truck
turns.

The District agrees with and approves the changes.

When looking over the property a question has come up, where are you going to move the
electrical boxes and infrastructure to that is located in the Northwest corner of the property. It
currently is sitting right in the middle of the 25 wide fire lane on the north side of the property.

IFC C105 Distribution of Fire Hydrants

IFC C105.1 Hydrant spacing. “The average spacing between fire hydrants shall not exceed
that listed in table C105.1. Regardless of the average spacing, Fire hydrants shall be located such
that all points on the street and access roads adjacent to a building are within the distances listed
in Table C105.1.” The maximum distance is 250 feet.



Hebgen Basin Fire District has required that Standpipes be installed in all R1 and R2 building
three stories constructed within the Fire District.

IFC 905.1 in the commentary states “The Requirements for standpipes are based on practical
requirements of typical fire-fighting operations and national recognized standard NFPA 14”.
Due to our limited manpower and staff on shift we operate outside the typical fire-fighting
operations.

IFC 905.3.1 Height In the commentary it states “Given the available manpower on the fire
department vehicle, standard firefighting operations and standard hose sizes, a standard 30-foot
vertical distance is generally considered the maximum height to which a fire department engine
company can practically extend hose lines. Thus, the maximum vertical travel height threshold is
based on the time it would take a typical fire department engine company to manually suppress a
fire. The standpipe connection reduces the time needed for the fire department to extend hose
lines.” This additional requirement we have falls within this scope.

The Hebgen Basin Fire District is the Agency Having Jurisdiction “AHJ” for the Town of West
Yellowstone. It has been a requirement of the Hebgen Basin Fire District since 2012 to have
Class 1 Standpipes installed in all R1 and R2 buildings three stories in height. The Standpipes
shall be installed in all egress stairways. HBFD recognizes this requirement is more restrictive
than outlined in the 2021 IFC code but is necessary due to our limited manpower and available
mutual aid. Since amending the code there have been 4 new 3 story R1 buildings constructed in
West Yellowstone, all have met the requirement. | have been told that going the extra mile on
Standpipes has led to a significant reduction in fire insurance rates.

IFC 507.5.1.1 Hydrant for standpipe systems states buildings equipped with a standpipe
system installed in accordance with IFC Section 905 shall have a fire hydrant within 100 feet of
the fire department connection.

We will need an additional hydrant installed on the Northwest side of the property.

Sincerely,

Shane Grube
Fire Chief
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EXHIBIT B

Structural Engineer Snow Load - Roof Recommendation Letter
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December 17, 2025

High West Development Group
Attn: Kevin Perry

Re: TownePlace Suites Hotel
West Yellowstone, Mt.

Dear Kevin:

During the early design of the project, DCl Engineers was requested to provide
recommendations for the proposed roof structure and roof profile. During this time a
conceptual drawing was provided showing a flat roof with parapets and a gable roof
truss type structure. Our recommendation for the project was to proceed with the gable
roof truss system for its structural efficiency to support the roof snow loads required at
this project site location. The gable roof truss system typically performs better to
support heavier loads with less building material to span to the required bearing wall
locations. A flat roof truss would also potentially cause ceiling height issues while staying
below the required building height. The flat roof option would also cause additional
snow loading through snow drifts along the perimeter of the building at the exterior
parapets and any screening elements that would increase the structural load on the roof
and supporting structure.

Sincerely,
DCI Engineers

Craig Crowley PE
Principal, COO

LOCAL EXPERTISE, NATIONAL EXPERIENCE. LEARN MORE AT DCI-ENGINEERS.COM



EXHIBIT C
Grizzly Park Addition Plat Map and B4 Zoning Map
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Map of B4 Zone Build Out and 3-Story Pitched Roof Hotels
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EXHIBIT D

Previous Site Design Iterations.

These design iterations represent site plans that were attempted, but ultimately did not
work for the site for various reasons, including mechanical, snow storage, fire
department access and other site design requirements.
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REQUEST FOR VARIANCE

Town of West Yellowstone
Gallatin County, Montana

DATE: 12/16/2025
APPLICANT: High West Development Group, LLC. - Kevin Perry(Owners Representative)

ADDRESS: 2327 E 6660 S Cottonwood Heights, UT 84121 -

PHONE: 801-739-4737 -
INTEREST IN PROPERTY: Developer - Authorized Agent of Owner of Record

OWNER OF RECORD7S SIGNATURE douglas m perry (Nov 21, 2025 14:41:21 MST)

Owner of Record - Beachfront LLC/RAMP Properties, LLC - Doug Perry, Manager

1. LEGAL DESCRIPTION:

Subdivision: Grizzly Park Add Ph2

Block: 1 Lot: 4
Zoning District Number: _ B-4

2 Section, Part, and Paragraph of the Zoning Ordinance that you are applying for

a Variance from- 17.23.090 Building Height, 17.37..030 Parking Layout Dimensions

3. Request for Variance is related to: ~ Yard
Height X
(Mark All that Apply) Use
Parking X B
Other
4. Please state specifically the change(s) proposed and the reason(s) such changes

are necessary See Attached Explanation
See Attached Explanation

5. Application Fee: $75.00 Paid Date

— For Office Use Only:
DECISION BY TOWN COUNCIL

—fﬁJ—'L - i
Signature of Applicant
11/21/2025 Approved Disapproved

DATE

Mayor/Operations Manager

DATE



Request For Variance
Town of West Yellowstone

105 S. Faithful Street — Hotel Development

Site Address: 105 S. Faithful Street, West Yellowstone, MT. 59758
Applicant: High West Development Group — Developer/Authorized Agent of Owner

Primary Project Contact: Kevin Perry — Kevin@highwestgroup.com, 801-739-
4737

Additional Contact for all project communications: JDA Architects

Contact: Craig Davenport, Architect of Record — Craig@JD-Arch.com, 425-426-

4994

Owner of Record: Beachfront LLC and RAMP Properties LLC.

Contact: Doug Perry, Manager. Doug@thebuyoutcompany.com, 303-941-1920

17.23.090 Building Height

Request to allow building height up to 45’ to top of roof pitch from Average Building
Elevation. An increase from code requirement of 35’ building height.

17.37.030 17.37.030 Parking layouts.

Where more than three off-street parking spaces are required, they must be constructed
in accordance with one of the designs shown in Figure 17.37.030 or other parking
layout approved by the building official and the town council.

Request for 90 Degree Stall Dimension to be 9'x18’, rather than 10°’x18’

Attachments :
Site Plan Dated 12/16/2025
Design Package — Dated 12/16/2025

Variance Request — Narrative and Associated Exhibits


mailto:Kevin@highwestgroup.com
mailto:Craig@jd-arch.com
mailto:Doug@thebuyoutcompany.com

Statf Report

I Town of West Yellowstone 440 Yellowstone Ave. West Yellowstone, Montana 59758
406.646.7795 | shazelton@sunflowerparkplanning.com

BOARD OF ADJUSTMENTS

Report Date: January 2, 2026

Meeting Date: January 6", 2026 @ 7:00 p.m.

Petitioner(s): Kevin Perry on behalf of High West Development Group

Staff: Scott Hazelton AICP, CFM

Zoning: B-4 Expanded Business District

Address: 105 South Faithful St. West Yellowstone, MT 59758

Legal Description: GRIZZLY PARK ADD PH 2, S34,T13 S, RO5E, BLOCK 1, Lot 4, ACRES
2.01, (IMPS ONLY RRG70560) PLAT J-194

Assessor Code(s): 00RRG32660

Geocode(s): 06-0062-34-3-76-01-0000

Submitted Materials: Application, Site Plan, and Narrative

OVERVIEW

The petitioner, Kevin Perry on behalf of High West Development Group, seeks approval of two separate
variance request in the B-4 Expanded Business Zoning District. The variances are for an increase in the
allowable height in the B-4 District and to reduce the required width of ninety-degree turn in parking. The
property was previously the ropes course across the street from Westmart. The applicant is proposing to
develop the site into a one hundred bed hotel with four two-bedroom workforce housing units in the
basement. The applicant submitted a narrative, variance application, and a site plan proposing a height
of forty-five feet, which exceeds the thirty-five feet maximum building height in the B-4 District, and
proposes to have ninety-degree parking stalls that are nine feet wide opposed to ten feet wide.

Title 17 Chapter 37 of the West Yellowstone Municipal Code requires that 90-degree parking stalls must
be 10’ wide. Title 17 Chapter 23 establishes a maximum building height of 35’ unless an architectural
feature, which can allow for an added 6'.

The applicant is proposing two separate variances. The variance requests are unique and do not directly
impact each other. The first variance deals solely with the height requirements of the B-4 District. The
second variance deals solely with the width of parking spaces in the Town.

The Town of West Yellowstone has not received any public comments at the date of this staff report.

This application is for variance from the following sections of the Town of West Yellowstone Municipal
Code:

e 17.23.090 Building height.

e 17.37.030 Parking layouts, Figure 17.37.030 90-degrees

High West Development Group Variance Staff Report 1/2/2026
Page 1 of 7



EVALUATION

Staff provides their evaluation of the review criteria for the Board of Adjustments to review based on the
applicant’s submission and information gathered during applicant meetings and the DRG review of the
project. For the ease of the Board the variance requests are evaluated one at a time presenting first a
summary of what the applicant has stated followed by staff comments. The entirety of the applicants
comments are provided as an addendum to this staff report.

Variance Request #1: Variance from 17.23.090 Building Height

Review Criteria: 17.50.030(F)(1-4)
1. Does the physical makeup of the subject parcel present a hardship outside of the applicant’s
control?
a. Applicant Response: That the site’s extreme snow load, wind exposure, and snow
management constraints represent a physical environmental condition that necessitates
a pitched roof. That the fire departments requires continuous fire-apparatus access lanes,
turning radii, these areas cannot be used for snow storage. The lack of snow storage limits
the use of the property. That the site’s unique parcel geometry, utility easements, and life-
safety requirements materially constrain site function, snow management, and mechanical
placement. That the site’s fire access, easements, and site geometry eliminate the
feasibility of flat roof snow management. The parcel is uniquely burdened as the only site
subject to the new height-measurement standard and that a flat roof would present a
different architectural form. That the site is regulated by binding CC&Rs create a
regulatory double-bind that conflicts with strict application of the height code. Reducing to
two stories would destroy reasonable use of the parcel and contradict permitted district
intensity. This would create a regulatory framework that would otherwise force
underdevelopment of a permitted use.
b. Staff Evaluation:

i. Staff finds that the snow load, wind exposure, and snow management are not
substantially unique to the parcel, that the environmental limitations of
development apply to all structures in the B-4 District. Staff further understand that
there are flat roof structures in West Yellowstone generally and within the B-4
District as well. Further, staff wants to clarify that the zoning code has no limitations
on the type of roofs that can be used by the applicant, merely that the structure
has a maximum allowable height of 35’. Staff also finds that the Geyser Inn located
at 167 S. Electric St. in the B-4 District is a flat roof hotel.

ii. Staff understands the importance of fire access, turning radii, and keeping these
areas clear the variance request is for height not for lot coverage or setbacks. The
legal restrictions on the use of the surface of a property have little to no impact on
the ability of a developer to build a structure as tall or as short as is allowable by
the zoning district.

iii. The parcel’s unique geometry, utility easements, and life-safety requirements
similarly impact the use of the site at the surface and have minimal impacts on the
building’s height.

iv. The applicant states that the snow management of a flat roof is impractical given
the easements, fire access, and other site constraints. Managing the snow in West
Yellowstone is not impacted by the roof type. Regardless of whether the roof is
pitched or flat the snow will likely need to be removed from the site or stored on
the site. The roof type does not impact the amount of snow that will be present on
the site. Furthermore, this is a variance for the height of the building and the Town
of West Yellowstone Zoning Code does not provide any direction on roof type.

High West Development Group Variance Staff Report 1/2/2026
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v. Staff finds that the applicant’s statement that they are “the only site subject to the
new height-measurement standard” is false and is a misapplication of zoning
standards. All projects moving forward are required to conform to the zoning
district’'s height requirement. Previous development patterns are allowed to
continue under the non-conformity chapter of the Town of West Yellowstone Code
(Chapter 17.39). If any new projects or substantial improvements that invalidated
any structures non-conformity were submitted to the Town they would be required
to meet the standards as set forth in the zoning code at the time of the new
application.

vi. The requirements of the Grizzly Park Architectural Committee could be met with a
flat roof. Staff spoke with the GPAC and they stated that flat roofs have been used
in the Grizzly Park Addition, that they care more about the aesthetics and color
palette over the form of the structure, and that they have not provided the applicant
with any directive that they must have a pitched roof.

vii. Staff finds that the applicant’s statement that “Three-story hotels are expressly
permitted in the B-4 district” is false and misleading. The Town’s code has “hotels
and motels” as a permitted use in the B-4 district. The number of floors is nowhere
in the permitted use section of the code. The applicant has misconstrued what the
permitted use section dictates for the district.

viii. Staff finds the statement that “Reducing to two stories would destroy reasonable
use of the parcel” is irrelevant to the application of the zoning code. The applicant
themselves has submitted a design form of three stories with a flat roof to the DRG
group that complies with the height requirement for which they request a variance.
Staff believes that the applicant is attempting to state that the Town zoning code
removes their economic use and invest backed expectations of development on
the property. This is not an accurate characterization of the zoning code. The
applicant has shown that the property can be developed with a permitted use in
the B-4 District. The code does not provide any guidance on roof type, number of
floors required, nor design elements. The applicant is free to design a project that
complies with the zoning code’s dimensional and use requirements. The applicant
has provided such a design that would comply with the zoning code.

2. Does the hardship result from a lack of due diligence during the purchase period?

a. Applicant Response: The applicant states that due diligence was completed prior to the
adoption of the code amendment. The applicant states that “three-story hotels with pitched
roofs were the universal, established building type within the B-4 district.” The applicant
states that all 9 hotel projects in the zone are three story structures with pitched roofs. The
applicant states that pitched roofs are infeasible under the code amendment.

b. Staff Evaluation: The property purchase was recorded on 10/20/2025. This purchase date
is after the adoption of the code update. There are many buildings in the B-4 district that
are not 3 story hotels and hotels are not the universal building type in the B-4 district. The
B-4 district has a wide variety of uses that the applicant is free to pursue. The Geyser Inn,
located in the B-4 district, has a flat roof. The code amendment does not make flat roofs
infeasible, a pitched roof that conforms to the height requirements of the zone would be
an acceptable building form. The Town code gives no guidance on roof form or type.

3. Does the hardship result from the actions of the applicant?

a. Applicant Response: The applicant states that the hardship arises from the zoning
amendment adopted after the district was fully built out. That the mandatory fire
department access and safety requirements create a hardship. That the physical site
constraints limit snow storage create the hardship. That the extreme snow-load conditions
inherent to the region create the hardship. And finally, that the applicant’s proposal of a

High West Development Group Variance Staff Report 1/2/2026
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permitted use consistent with surrounding development requiring a variance creates a
hardship.

b. Staff Evaluation:

i. The Town is free to amend the zoning code as a valid exercise of the police power.
The Town found that altering how the height requirements of the district were
calculated increased the ease of enforcement, was in line with the firefighting
capabilities of the Hebgen Rural Fire District and promoted a uniform standard for
the Town. The district being fully built out has no impacts on the actions of the
applicant.

ii. Mandatory access and firefighting lanes is a life safety measure that all applicants
must design around. Required easements and fire access is not a recognized
hardship.

ii. Snow management and snow storage is a requirement of each new project in West
Yellowstone. The Town equally applies this standard due to the impacts that the
winter climate has on all development in the Town. Snow management and
storage has no stated impacts on the height of a building.

iv. The snow load of the property has little to no impacts on the height of the building.

v. The Town'’s requirement for a variance to a dimensional standard does not relate
to the underlying use of the property. This standard is applied to projects if it is
categorized as a permitted use or a conditional use.

4. Does the variance function as a rezone of the property?

a. Applicant Response: The applicant states that the variance does not alter the zoning
district, use categories, number of stories, development intensity, nor the relationship of
the project to surrounding properties.

b. Staff Evaluation: Staff concurs that this does not function as a rezoning of the property.
The height requirement is uniform across the Town.

Variance Request #2: Variance from 17.37.030 Parking layouts, Figure 17.37.030 90-degrees

Review Criteria: 17.50.030(F)(1-4)
1. Does the physical makeup of the subject parcel present a hardship outside of the applicant’s
control?

a. Applicant Response: The parcel’s unique parcel geometry, utility easements, fire lanes,
lack of cross block fire access, and recorded easements limit the ability to provide parking.

b. Staff Evaluation:

i. The parcel is largely rectangular in shape and is over two acres in size.

ii. The utility easements on the property do not limit the ability to place parking on
these easements only that in the case of access the Town is not required to replace
any existing improvements.

iii. That the fire lanes are a necessary health safety requirement that do impact ability
to have parking, however drive lanes for parking circulation are required regardless
of fire access.

iv. The applicant states generally that there are other recorded easements but does
not provide whether or not parking can be placed on these easements.

2. Does the hardship result from a lack of due diligence during the purchase period.?

a. Applicant Response: The Applicant’s states that due diligence cannot alter the irregular
and angled geometry of the parcel, the recorded access easement on the southern
property line, the prohibition on street parking in the B-4 District, required snow storage
areas, or the fire department access standards.

b. Staff Evaluation: Staff agrees that due diligence cannot alter these requirements.
However, staff does find that many of these items are available and found through the due

High West Development Group Variance Staff Report 1/2/2026
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3.

4.

diligence period. The shape of the parcel, recorded easements, the prohibition on street
parking the B-4 District, requirements for snow storage were all present during the due
diligence period. This information and requirements of the Town are documented and
provided through the Town website, zoning code, and other relevant places. The applicant
was aware of the shape of the parcel at time of purchase, was aware of recorded
easements if they performed a proper title search, and that the Town requirements for
snow storage and parking in the B-4 District have not changed. The applicant’s statement
about fire access standards is misleading in the fact that the fire department is going to
need to respond to the proposed development of the site for fire access and relies on the
applicants proposal to determine proper fire access. While site specific fire access cannot
be determined until a project is submitted the applicant should have been aware that the
fire department must access a commercial project safely and efficiently.
Does the hardship result from the actions of the applicant?

a. Applicant Response: The Applicant states “it arises from regulatory change, district build
out, mandatory life safety requirements, and physical environmental conditions imposed
on the parcel, all of which are entirely outside the applicant’s control.”

b. Staff Evaluation:

i. Staff finds that the regulatory change was simply a clarification of the dimensional
standards of the Town.

ii. Staff is unclear how the district being built out impacts the applicant’s ability to
provide parking on their property.

iii. Staff finds that mandatory life safety requirements are outside of the applicant’s
control but are a required design consideration of commercial development.

iv. Staff finds that the physical and environmental conditions on the property are not
greatly different from surrounding uses. While not in the applicant’s control there
are certain elements of design and development in West Yellowstone that apply to
all parcels in the Town and that adherence to standards that the Town has created
do not count as a hardship.

Does the variance function as a rezone of the property?

a. Applicant Response: The request does not change the zoning designation, permitted
uses, building size or height, number of rooms, affect site intensity or traffic generation,
modify entitlements, nor reduce the number of stalls provided.

b. Staff Evaluation: The proposed variance of the applicant would not function as a rezone.

17.50.060: APPROVAL
Before any variance can be granted, the Board of Adjustment shall make findings of fact setting forth and
showing that the following circumstances exist:

A

Such modifications will not be inconsistent with the intent and purpose of this title and/or any
adopted growth policy.

. That strict compliance with the provisions of this title would create unnecessary hardship or

unreasonable situation on a particular property due to unusual or extreme topography, unusual
shape of the property, or the prevalence of similar conditions in the immediate vicinity of the
property

That such modifications will have minimal adverse effect on abutting properties or the permitted
uses thereof.

. That the lawful conditions stated in the approval are deemed necessary to protect the public

health, safety and general welfare.

High West Development Group Variance Staff Report 1/2/2026
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FINDINGS

Staff has determined that the submitted application is complete with the required information and
documents. The Board of Adjustment should review the application and staff report carefully to make
their own judgement based on the West Yellowstone Zoning Code.

RECOMMENDATION

Staff makes no formal recommendation to the Board of Adjustment. The Board of Adjustments should
evaluate the Review Criteria before deciding on the variance request to address the height request and
parking request at 105 S. Faithful St. West Yellowstone, MT. If the Board decides to grant the variance,
the Board should include appropriate conditions to mitigate any circumstances the Board identified during
their review of the request. Staff suggests the following conditions for the Board of Adjustments to initially
consider:

Variance #1

1. The applicant shall abide by all representations made by the applicant, either through testimony or
materials submitted in the application and hearing process, unless the governing body deems
otherwise.

2. The applicant secures all appropriate approvals and inspections from the appropriate agencies prior
to occupying the space. This includes the Grizzly Park Architectural Review Committee.

3. That the applicant abides by all easements, covenants, or other regulations between public or private
parties that are present on the parcel at the time of submission.

4. That prior to occupancy the applicant receives a valid business license from the Town of West
Yellowstone.

5. That the applicant addresses any sewer and water concerns that could impact human health or
safety.

6. That the applicant provide to the Town of West Yellowstone Public Works Department as-built
drawings prior to occupancy.

Variance #2

1. The applicant shall abide by all representations made by the applicant, either through testimony or
materials submitted in the application and hearing process, unless the governing body deems
otherwise.

2. The applicant secures all appropriate approvals and inspections from the appropriate agencies prior
to occupying the space.

3. That the applicant abides by all easements, covenants, or other regulations between public or private
parties that are present on the parcel at the time of submission.

4. That prior to occupancy the applicant receives a valid business license from the Town of West
Yellowstone.

5. That the applicant addresses any sewer and water concerns that could impact human health or
safety.

6. That the applicant provide to the Town of West Yellowstone Public Works Department as-built
drawings prior to occupancy.

SAMPLE MOTIONS

Staff has provided sample motions for the Town of West Yellowstone Board of Adjustments below. The
Board may utilize this language in making the motion for their decision regarding the application but
should include the Boards findings, any amendments to the conditions presented by staff, and/or adding
additional conditions to the applicants proposal that promote health, safety, or general welfare of the
public.

High West Development Group Variance Staff Report 1/2/2026
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SAMPLE MOTION FOR APPROVAL WITH NO AMENDMENTS TO ANY CONDITION OF APPROVAL
I move to approve the High West Development Variance Number finding that the proposed
variance is consistent with the intent of the B-4 District and the Town of West Yellowstone Growth Policy.
| further find that strict compliance with the zoning code would create a hardship, that the granting of the
variance will create minimal or no adverse impacts to adjacent landowners, and that the proposed staff
conditions are sufficient to mitigate any impacts. | move to adopt the conditions of approval presented in
the staff report and adopt the staff evaluation and findings presented for Variance Number

SAMPLE MOTION FOR APPROVAL WITH AMENDMENTS TO ANY CONDITION OF APPROVAL

I move to approve the High West Development Variance Number finding that the proposed
variance is consistent with the intent of the B-4 District and the Town of West Yellowstone Growth Policy.
| further find that strict compliance with the zoning code would create a hardship, that the granting of the
variance will create minimal or no adverse impacts to adjacent landowners, and that the proposed staff
conditions are sufficient to mitigate any impacts. | move to adopt the conditions of approval presented in
the staff report and amend condition of approval number ___ to read as stated “STATE AMENDMENT
PROPOSED” and adopt the staff evaluation and findings presented for Variance Number

SAMPLE MOTION FOR APPROVAL REMOVING ANY CONDITION OF APPROVAL

I move to approve the High West Development Variance Number finding that the proposed
variance is consistent with the intent of the B-4 District and the Town of West Yellowstone Growth Policy.
| further find that strict compliance with the zoning code would create a hardship, that the granting of the
variance will create minimal or no adverse impacts to adjacent landowners, and that the proposed staff
conditions are sufficient to mitigate any impacts. | move to adopt the conditions of approval presented in
the staff report and remove condition of approval number __ and adopt the staff evaluation and findings
presented for Variance Number .

1/2/2026
Scott Hazelton AICP, CFM Date
Owner, Sunflower Peak Planning

7137 Tulane Ave. Unit 2F

University City, MO 63130

406-475-2969

shazelton@sunflowerpeakplanning.com

High West Development Group Variance Staff Report 1/2/2026
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Marketing and Promotions
Advisory Board

NAME CURRENT TERM LENGTH
Katrina Wiese, Chamber Rep 2025, 2026, 2027 3 years
Jerry Johnson 2025, 2026, 2027 3 years
Janna Turner 2025, 2026, 2027 3 years
Brian Thompson 2024, 2025, 2026 3 years
Kim Howell 2023, 2024, 2025 3 years
John Greve, Secretary 2023, 2024, 2025 3 years
Travis Watt, TC Representative Concurrent with Town Council Term

Official terms began 1/1/08 as decided by the board at its first meeting 10/22/07. Term
length is three years, but in order to provide for staggered terms, some initial
appointments were for only one or two years.

According to Resolution No. 515, composition of the board shall include one sitting
member of the Town Council or the Town Council’s designee, one member of the WY
Chamber of Commerce Marketing Committee, and one member from the business
community who does not belong to the Chamber of Commerce.

Updated 6/18/25 er



From: John Greve

To: Elizabeth Roos; Brittany White

Cc: Kim Howell; Jerry Johnson; Janna Turner; Katrina Wiese; Thompson, Brian - FS. MT; Travis Watt
Subject: My MAPFAB term ends 12.31

Date: Friday, December 12, 2025 11:08:06 AM

Liz and Brittany,
My and Kim Howell's current 3 year MAPFAB terms end on 12.31.25.

I'd like to submit my request to be considered for reappointment to another 3 year term by the
Town Council. Let me know if there's anything else I need to do to follow through on this
request and be added to the Council's 1.6 or 1.20.26 meeting agenda for consideration of
reappointment.

Kim will need to contact you separately with her intentions. | know you'll have to publicly
post the 2 vacancies for some time period. Thus, | wanted to let you know about this pending
issue now. Thanks!

John Greve
406.580.1520


mailto:jmg533g@gmail.com
mailto:eroos@townofwestyellowstone.com
mailto:bwhite@townofwestyellowstone.com
mailto:mountainmamascafe@gmail.com
mailto:westmayor@aol.com
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mailto:brian.r.thompson@usda.gov
mailto:travis@threebearlodge.com

APPLICATION FOR BOARDS AND COMMITTEES

Name John M. Greve Date 12:17.25
Address PO Box 1021

City W. Yellowstone State MT Zip 59758

Phone (Home): (Work): (Cell/Other): 406-580.1520

E-Mail Address: /Mg533g@gmail.com

Are you a resident of West Yellowstone? Y€S Length of residency in West Yellowstone: 44 YrS

Board or Committee you are applying for: MAP Fund Advisory Board (MAPFAB)

Warehouse Asst Mgr

Occupation:
Delaware North

Employer:

Have you previously served on a County or City board? Yes

» MAPFAB 18 years

If so, which board, and for how long

Past Memberships and Associations:

Current Memberships and Associations:

List any relevant qualifications and/or related experience? Attach any additional information or a resumé, if you
prefer: Served as MAPFAB Secretary since the Board's and Fund's establishment in 2007. Assisted in establishing and regularly updating Fund

Policies and Procedures and 10 other Fund Documents. Review, vote on and recommend Fund

Awards for approval by Town Council. Record all Board Meeting Minutes.

What are your primary objectives for serving on this board? T0 Serve another 3 year term and meet all

the Board's and Fund's responsibilities and objectives to each Board member, Fund applicants, the Town's

businesses that contribute to the Fund, the Town Council which reviews and approves Board recommendations

and the community and local economy that benefits from the events and projects funded.

References (Individual or Organization):

Janna Turner : 406.641.0096 cell
. 406.640.7000 cell

. 406.640.0393 cell

Phone

Jerry Johnson
Travis Watt

Phone

Phone

Signature: bo»\\l\ \V\\/E (/\d/\)"\‘ Date: 12.17.25

Please return this application to the Town Offices at 440 Yellowstone Avenue, PO Box 1570,West Yellowstone,
MT, 59758, or by email to: info@townofwestyellowstone.com. Thank you in advance for your interest.










Parks & Recreation
Advisory Board

BOARD MEMBER APPOINTED EXPIRES E-MAIL ADDRESS

Neil Courtis 11/1/22 10/31/26 treadandcast@gmail.com
Kelli Hart 3/18/25 3/17/29 kelli@freeheelandwheel.com
Brian Thompson 2/21/23 2120127 clayshooterranger@gmail.com
Brock Wilson 6/6/23 6/5/27 brockwilson400@gmail.com
Vacancy

Vacancy

Brian Benike, Town Council — concurrent with term

Staff Support — concurrent w/ employment

Rachel Spence, Recreation Coordinator

bbenike@townofwestyellowstone.com

rspence@townofwestyellowstone.com

Reorganized by the Town Council 2/1/11 via Resolution No. 591, 4-year terms.
Reorganized by the Town Council 9/18/18, Resolution No. 719, 4 new positions added.
Reorganized by the Town Council 4/9/24 via Resolution No. 799, 2 positions eliminated, board is now

composed of 6 citizen members and one Town Council member.

January 2026 — Spence transitioned from board member to Recreation Coordinator

Updated 1/1/26 er
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Health Care Services Advisory Board

NAME DATE APPOINTED TERM EXPIRES
Kyle Goltz 7/21/15 7/21/18
(406) 646-4444 4/16/19 4/16/22
kgoltz@hotmail.com 4/5/22 4/5/26
Jennifer Jordan 8/4/15 8/4/18
646-7068 (W) 303-908-4196 (C) 4/16/19 4/16/22
parksidept@outlook.com 4/5/22 4/5/26
Kenny Jones 2/16/21 2/16/24
(307) 690-9562 6/18/24 6/18/27
kjones@kennyjonesphoto.com

Robin Eyman 4/6/21 4/6/25
(206) 819-5840 4/8/25 4/8/29
robineyman@live.com

Greg Forsythe 4/6/21 4/6/25
(406) 640-1555 (Cell) 4/22/25 4/22/29

gforsythe2 @wyellowstone.com

Lisa Griffith, Town Council Rep 3/1/22 Concurrent w/ employment
(858) 735-6039
Igriffith@townofwestyellowstone.com

Shane Grube, Fire Chief 4/6/21 Concurrent w/ employment
(406) 640-0301
sgrube@hbrfd.com

Revised 4/2025 - er
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West Yellowstone Planning Board

NAME DATE APPOINTED TERM EXPIRES
1. Jerry Johnson - Chair (7/9/24) 8/3/22 812124
PO Box 405, 712 N Hayden 9/3/24 9/2/26

C: (406) 640-7000
westmayor@aol.com

812124

2. Reb-Klatt 9/5/18
— PO Box 215,518 Carnelian Court—— #2119 —  7/1/21
C:{406)580-2002 716121
— W (406} 646-9523 ——————6/18/24 retro 1o 7/6/23 —1/5/25
——wybroker@gmail-com
3. Brad Schmier - Vice Chair (7/9/24) 8/3/22
PO Box 1029, 648 Grouse Court 9/3/24

C: (406) 640-1241
bschmier@outlook.com

4. Casey McCray 5/19/25
530 Apollinaris Court
C: (406) 539-3277
caseymccray@gmail.com

5. County Designee 5/20/14
Chipper Smith 6/7/16
175 Grayling Canyon Road 6/5/18
West Yellowstone, MT 59758 6/2/20
C: (406) 220-7778 6/7/22
GCRCHIP@Yahoo.com 6/7/24

6. Jon Brown, Interim Public Services Superintendent

PO Box 1570
C: (406) 640-9074
jbrown@townofwestyellowstone.com

7. Jeff Mathews, Town Council Member
PO Box 809
C: (805) 207-5270
jmathews@townofwestyellowstone.com

Updated 5/21/25 - er

9/2/26

5/18/27

5/20/16
6/7/18
6/20/20
6/2/22
6/7/24
6/7/26

Concurrent with Employment

Concurrent with TC Term
Appointed 6/7/20
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mailto:GCRCHIP@Yahoo.com
mailto:jbrown@townofwestyellowstone.com
mailto:jmathews@townofwestyellowstone.com

Business Improvement Advisory Board

BOARD MEMBER APPOINTED EXPIRES E-MAIL ADDRESS

Kelli Hart* 1/23/24 1/23/28 kelli@freeheelandwheel.com

Leah Sherman* 10M49/24 — 10/18/25  leahksherm@gmailcom

Carrie Coan** 10/18/22 10/18/26 ed@wyfmt.org

Marysue Costello** 2/21/23 2120127 marysuec43@gmail.com

Julia Wittmer* 3/18/25 3/17/29 juliawittmer23@agmail.com

Dashelle Boucher* 5/19/25 5/18/29 dashellepurcell@gmail.com

Jeff Mathews, Town Council — concurrent with term imathews@townofwestyellowstone.com

Vacancy — WY Chamber of Commerce representative, ex-officio member

Staff Support — concurrent w/ employment
Public Services Director

Reorganized by the Town Council 2/18/2025 via Resolution No. 816, 4-year terms.
*4 positions — business owners
**2 positions — community at large

Updated 5/21/25 - er
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	TC Agenda 1.6.26
	Tuesday, January 6, 2026

	Charter -- adopted
	7109
	7110
	12.16.25 TC
	1-1-26 Weekly Report
	The department met with a local business that has agreed to allow officers to use its facility for monthly firearms training and duty weapon qualifications, providing a consistent and local training option.
	Department policies continue to be reviewed and updated. A meeting was held with Dana Safety Supply to finalize a patrol vehicle quote, which has been submitted for processing.
	Dispatch Update
	Activity Summary

	FW_ Bullet points 1_1_2026
	1.2.26 Town Clerk Report
	TO:
	Town Manager Dan Walker, Town Council

	FROM:
	Liz Roos, Town Clerk

	SUBJECT:
	Town Clerks Report


	Police Oath of Office DW
	Police Oath of Office RN
	Variance hearing notice, Towneplace
	PUBLIC HEARING

	2025-1216_West Yellowstone_Design Package_M
	C-200 Site Plan
	Sheets and Views
	C-200 SP


	PARKS RFP
	one_horse
	MAP Fund Advisory Board CURRENT
	Marketing and Promotions
	NAME     CURRENT TERM  LENGTH


	My MAPFAB term ends 12.31
	John Greve Board App for MAPFAB 12.17.25
	KH request
	apps
	Parks & Recreation Adv Board CURRENT
	Parks & Recreation
	BOARD MEMBER  APPOINTED  EXPIRES E-MAIL ADDRESS


	Health Care Services Advisory Board Current
	Health Care Services Advisory Board
	NAME     DATE APPOINTED  TERM EXPIRES


	Planning Board CURRENT
	West Yellowstone Planning Board
	NAME      DATE APPOINTED  TERM EXPIRES


	Business Improvement Advisory Board CURRENT
	Business Improvement Advisory Board
	BOARD MEMBER  APPOINTED  EXPIRES E-MAIL ADDRESS


	TPS West Yellowstone Variance Request Narrative - Final 12.16.25.pdf
	VARIANCE REQUEST 1: BUILDING HEIGHT – 45’
	Request:

	SUMMARY NARRATIVE
	HARDSHIP CRITERIA ANALYSIS (HEIGHT)


	Name: John M. Greve
	Date: 12.17.25
	Address: PO Box 1021
	City: W. Yellowstone
	State: MT
	Zip: 59758
	Phone Home: 
	Work: 
	CellOther: 406.580.1520
	EMail Address: jmg533g@gmail.com
	Are you a resident of West Yellowstone: Yes
	Length of residency in West Yellowstone: 44 yrs
	Board or Committee you are applying for: MAP Fund Advisory Board (MAPFAB)
	Occupation: Warehouse Asst Mgr
	Employer: Delaware North
	Have you previously served on a County or City board: Yes
	If so which board and for how long: MAPFAB   18 years
	Past Memberships and Associations 1: 
	Past Memberships and Associations 2: 
	Current Memberships and Associations 1: 
	Current Memberships and Associations 2: 
	prefer 1: Served as MAPFAB Secretary since the Board's and Fund's establishment in 2007. Assisted in establishing and regularly updating Fund
	prefer 2: Policies and Procedures and 10 other Fund Documents. Review, vote on and recommend Fund 
	prefer 3: Awards for approval by Town Council. Record all Board Meeting Minutes.
	What are your primary objectives for serving on this board 1: To serve another 3 year term and meet all
	What are your primary objectives for serving on this board 2: the Board's and Fund's responsibilities and objectives to each Board member, Fund applicants, the Town's
	What are your primary objectives for serving on this board 3: businesses that contribute to the Fund, the Town Council which reviews and approves Board recommendations
	What are your primary objectives for serving on this board 4: and the community and local economy that benefits from the events and projects funded.
	References Individual or Organization 1: Janna Turner
	References Individual or Organization 2: Jerry Johnson
	References Individual or Organization 3: Travis Watt
	Phone: 406.641.0096 cell
	Phone_2: 406.640.7000 cell
	Phone_3: 406.640.0393 cell
	Date_2: 12.17.25


