
R
Sc

No

StrStreetreetreet

e

NORTH RESERVE/SCOTT 
STREET MASTER PLAN

EXISTING CONDITIONS

eserve
cott

o

treet

Rese
eserveeserve
rthrth

Scot
eserveeserve
cottcottScot
eserve

N h

reetreetreet

Re
Sco

re
ReseScoSco
ScottStreStre

Sco
NorthReRe

Street
Rese
Scott

StreeStree

Street

Rerer

Scttttt

Ntt

StttReservStreetStreet
ScSctttt tt t 
ttttStSttttt

ScottSS
StreetSttt

NScoSco

Street

ReserStreeStreet
ReseRese
NorthNorthStreeStreeStreeStree

RRerererer
NoNotttt

Scott
ReseRese

ottottScott
RRereree
tttttttttttttttNorthNorthScoScoScoScoN thN th

Reseerer

NorthStStScScStStStSt
StreeStree

SScotS t
ReseRese
ScotScotScotScot
StreetStreetStreetStreet

Stt
t

Scesesheeee
St

cocococo

R
Scott

North

Street

Re
Nott 

StttStSt
ReseReservReserv
NorthNo

SSrvrvrvrv
SS

ScotScottScott 
StreetStreet

SttttS ttSttSt

NorthStreetStreet
NorthNorth RR

NN

StreetNorthNorth

Reserve
Scott

North

rth Reser
orth

Reserverthrth
orth

ReserveReRe
No

serveserve Re
Northhh ScottNoNoNoNohh

rverveRRRRveveveveReserve
North

Rese
Scott

t N
tt

ScottNorNorStreet

RR
NoNoReserverthrthrrrr

esereseeeeserve
North
thrthttrr servottott NoNo

SttN
ott

N
tt

Nor
sese

Nor
eScoScoerveerve

rverveSSeeervevrrrrrrrrve
Sco

eerve
Northh

Resereseese
orthorthoooo
eseeseesere

horthorthooo
erer reeerererververververereree

No tt
eetrverve Reserve

ReseRese
ScotScotervetttt 

tt
S tt

Scott

NorthttttN thScotterveerveveve
orthorth ScotScotttrvervveveetrvevervrv rrrververververvrvrvrvrvrvrvrvrvrvrv eetrveveStreStrerverververve

Scott
rverv
t co

RRhhhh
NN

serveservetttt NNNN
rthrth
rvrrvr
rthrth

Streettt
NorthNorth
tt

RR
NorNorservsetttt NoNoNorthrthortrt eNorthNorth

t t  NoNo

DECEMBER 2015





Table of Contents

INTRODUCTION 1

Plan Area 2
PLAN AREA CHARACTER 3

Viewsheds 4
Physical Character 5
Subareas and Corridors 7

LAND USE 15

Growth Policy 15
Zoning 17
Ownership  19
Existing Land Use 20
City of Missoula Property Restrictions 21

CIRCULATION 23

Street Network/Classification 23
Rail 24
GLO and Plat Book 1 Roads 24
Coal Mine Road 25
Vacated Streets and Existing Rights-of-Way 26
Transit and Non-Motorized 28

INFRASTRUCTURE 29

Water 29
Sewer 30
Storm Drain 31
Electric and Natural Gas 32
Communications 32

ENVIRONMENTAL ASSESSMENT 33

Environmental Assessment Summary 33
MARKET DEMAND 36

Market Demand Summary 36
RELATED PLANS AND STUDIES 38

PENDING DEVELOPMENT 39

CONSTRAINTS OVERVIEW 40

Reserve
Scott 

North 

Street





Figure 1: Plan Area 2
Figure 2: Block Structure 3
Figure 3: Viewsheds 4
Figure 4: Physical Character 5
Figure 5: Subareas 7
Figure 6: Streetscape and Character Types    8
Figure 7: Existing Growth Policy Map 15
Figure 8: Existing Zoning Map 17
Figure 9: Existing Ownership Map 19
Figure 10: Existing Land Use Map 20
Figure 11: City of Missoula Property Restrictions 21
Figure 12: Existing Transportation Network 23
Figure 13: Existing GLO and Plat Book 1 Roads Map 24
Figure 14: Existing Right-of-Way Map 26
Figure 15: Detailed Existing Right-of-Way Map 27
Figure 16: Existing Transit & Non-Motorized Map 28
Figure 17: Existing Water Infrastructure 29
Figure 18: Existing Sewer Infrastructure 30
Figure 19: Existing Storm Infrastructure 31
Figure 20: Existing Electric and Natural Gas Infrastructure 32
Figure 21: Environmental Risks Map 33
Figure 22: Plan Area Constraints 40

Figures

Reserve
Scott 

North 

Street





NORTH RESERVE/SCOTT STREET MASTER PLAN 1

In 2014, the City of Missoula created the North Reserve/ScoƩ  Street Urban Renewal District (NRSS URD) 
with a provision for the use of tax increment fi nancing to provide funding to invest in the area in an eff ort 
to facilitate economic development and remove blight. With the NRSS URD established, the Missoula 
Redevelopment Agency (MRA) will uƟ lize the North Reserve/ScoƩ  Street Master Plan to guide funding for 
eligible projects.  The Master Plan is intended to provide the MRA and other city agencies with informaƟ on, 
strategies, tools and specifi c recommended acƟ ons to promote raƟ onal and sustainable growth in the NRSS 
URD.  The Master Plan will be a community-driven planning process to create a unifi ed vision for the NRSS 
URD and the county land bounded by Reserve and ScoƩ  Streets, Interstate 90, and the railroad. Based on the 
development of a shared vision, the Master Plan will also set forth a set of recommendaƟ ons that will guide 
future private development and public improvements in a manner consistent with the established vision.

While there is certainty that the Plan Area is a priority for public infrastructure improvements and new 
development, there is no clear plan in place to guide these eff orts. Meanwhile, pressure to redevelop the 
area is evident. In response to this, the MRA iniƟ ated the Master Plan process in order to study the area 
comprehensively, work with community members and stakeholders to defi ne a vision, and ulƟ mately create 
a road map for the future that idenƟ fi es the type of development that is appropriate for the area, the 
circulaƟ on faciliƟ es and infrastructure needed to support it.  

The fi rst secƟ on of the Master Plan is an inventory of exisƟ ng condiƟ ons to provide a thorough understanding 
of the character, land use, infrastructure, regulaƟ ons, environmental concerns and market demand for the 
area. 

Introduction



Plan Area
The Plan Area, shown in Figure 1, can generally be 
described as being south of Interstate 90, north 
of Montana Rail Link’s railroad main line, east of 
North Reserve Street, and west of ScoƩ  Street.  The 
Plan Area can be characterized as a mix of historic 
industrial and commercial uses adjacent to newer 
businesses with an exisƟ ng residenƟ al neighborhood 
to the east.  The area is somewhat isolated from the 
rest of the community through a combinaƟ on of 
man-made barriers including North Reserve Street to 
the west, a major arterial, Interstate 90 to the north 
and Montana Rail Link main line switching yards to 
the south. Many of the internal roads were only 
constructed to rural industrial standards and much of 
the area has defi cient access and lacks connecƟ vity. 
In a majority of cases there are no sidewalks. Vacant 
properƟ es, gravel pits and construcƟ on storage 
areas are scaƩ ered throughout the area.

The Plan Area is composed of city and county land.  
Generally, the properƟ es along Reserve on the 
western edge of the Plan Area and the properƟ es in 
the eastern porƟ on of the Plan Area are in the city 
while the central porƟ on of the Plan Area is in the 
county.  This aff ects the regulatory condiƟ ons in the 
Plan Area as well as potenƟ al funding opportuniƟ es.
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Plan Area Character

Figure 2: Block Structure
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Block Structure and Connectivity
Block sizes range signifi cantly throughout the Plan 
Area. As shown in Figure 2, block sizes and shapes 
are highly irregular due to the curvilinear road 
network and lack of public roadways in the central 
porƟ on of the Plan Area. In general, block character 
varies from west to east, as described below.  Each 
of the block types is labeled in Figure 2.

Western Blocks (WB). The blocks formed by Grant 
Creek Road and North Reserve Street are relaƟ vely 
large in area. Blocks are just over 1,000 feet wide in 
most places, tapering in width as Grant Creek Road 
meets North Reserve Street at the northwest corner 
of the Plan Area. 

Central Superblock (CSB). The majority of the Plan 
Area is limited to one very large block, which is 
bound by Grant Creek Road, Raser Drive/Cemetery 
Road/Rodgers Street and Coal Mine Road. These 
public roads form a block that is greater than 500 
acres in area and provides few through connecƟ ons. 
Individual parcels are typically accessed by private 
circulaƟ on systems and drives from Raser Drive/
Cemetery Road. A makeshiŌ  private circulaƟ on 
system within this superblock does create an 
informal block structure and circulaƟ on system that 
is more nuanced, but these private roadways are 
not publicly accessible. The private block system is 
indicated in Figure 2 by dashed white lines.

Eastern Blocks (EB). The eastern porƟ on of the Plan 
Area exhibits the most fi ne grain block paƩ erns in 
the Plan Area, but blocks are sƟ ll large and irregular 
in comparison to the neighboring residenƟ al blocks 
in the Northside Neighborhood. OƟ s Street, Rodgers 
Street and ScoƩ  Street create an urban block 
structure and level of connecƟ vity that is somewhat 
detailed, providing mulƟ ple circulaƟ on opƟ ons for 
pedestrians, vehicles and bicycles.
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Figure 3: Viewsheds

Viewsheds
Views from the Plan Area
Signifi cant viewsheds exist throughout the Plan Area 
and are evident from most locaƟ ons, provided that 
an immediately adjacent building or man-made 
berm does not block them. Views from inside the 
Plan Area to signifi cant topographic features are 
indicated by orange arrows in Figure 3, and are 
summarized below. 

Southwest. Lolo Peak, Blue Mountain and the 
BiƩ erroot Mountain Range can be seen to the 
southwest of the Plan Area.

Southeast. Views from the Plan Area to the southeast 
include views of Mount SenƟ nel, Mount Dean Stone 
and the South Hills.

East. Views to the east include Mount Jumbo and 
Water Works Hill.

North. The North Hills can be seen from anywhere 
in the Plan Area.  From North Reserve Street and 
the western edge of the Plan Area there are views 
of Snowbowl.

Views of the Plan Area
Views of the Plan Area are also evident. Views 
over nearly the enƟ re Plan Area are seen from the 
ScoƩ  Street Bridge and from a pullout area on the 
shoulder of Interstate-90.  Blue arrows in Figure 3 
indicate these viewsheds.



Physical Character
The key features that contribute to the physical 
character of the Plan Area are shown in Figure 4. 

Visual Landmarks
“Visual Landmarks” are prominent visual features 
that can be seen from a distance and help orient 
people as they pass through the Plan Area or 
the surrounding neighborhood.  ExisƟ ng visual 
landmarks include those idenƟ fi ed with numbered 
orange and black circles in Figure 4.

Hilton Garden Inn. At six stories, the Hilton Garden 
Inn is the tallest building in the Plan Area.  It can 
be seen from many diff erent points in the western 
porƟ on of the Plan Area, and is a parƟ cularly 
prominent feature when viewed from Interstate 90.

Pipeline Transfer Overpass. The pipeline overpass 
over Raser Drive is a unique visual landmark where 
refi ned petroleum products are moved from the 
Yellowstone Pipeline into train cars for further 
shipment. 

Steam Plume. An intermiƩ ent visual landmark in 
the Plan Area is the steam plume emiƩ ed by the 
Roseburg plant.  When present, the steam plume 
can be seen from all over the Plan Area and even 
the surrounding neighborhoods.  It is a familiar sight 
as travelers heading east on Interstate 90 arrive in 
Missoula.
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Figure 4: Physical Character
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Man-Made Berm and Tree Line. A man-made 
berm associated with the Roseburg Forest Products 
facility helps to contain sawdust associated with 
this commercial operaƟ on. This feature is visible 
from several points in and outside of the Plan Area 
and disƟ nct due to its height and the row of trees 
planted at its apex.

Landfi ll.  The Republic Services’ landfi ll is located 
north, across Interstate 90, of the Plan Area.  The 
landfi ll has altered the hillside and is visible from 
most of the Plan Area.

Coal Mine Road Underpass. The underpass is a 
prominent Visual Landmark on the north edge of the 
Plan Area.  It marks the gateway to Coal Mine and 
Spurlock Roads as they conƟ nue up into the North 
Hills.   

Community Nodes and Gateways
Community Nodes are public spaces that hold 
parƟ cular value for the community as gathering 
places or cultural heritage areas. Red asterisks in 
Figure 4 indicate Community Nodes.   

Missoula City Cemetery. The Missoula City Cemetery 
has been a prominent element in the area for over a 
hundred years, and it represents a signifi cant piece 
of Missoula history.

New Saint Mary’s Cemetery. In the northeast corner 
of the Plan Area is the New Saint Mary’s Cemetery, 
an extension of the Saint Mary’s Cemetery on Turner 
Street. A large porƟ on of the cemetery property is 
currently vacant.

White Pine Park. The White Pine Park is a relaƟ vely 
recent addiƟ on to the Plan Area, created in 2010 as 
part of the environmental remediaƟ on eff ort for the 
former industrial site. The park has enough space for 
two soccer fi elds, and is a recreaƟ onal asset for the 
community.

Major Gateways into the Plan Area are indicated in 
Figure 4 with dashed red circles. The north end of 
North Reserve Street is a gateway to the commercial 
corridor from Interstate 90 and Grant Creek Road 
to the north. The signalized intersecƟ on of North 
Reserve Street and Howard Raser Drive is also a major 
gateway to the Plan Area’s interior that provides the 
best access in and out of the Plan Area along North 
Reserve Street. Third, the intersecƟ on of ScoƩ  Street 
and Rodgers Street is a major gateway, as it is the 
principal entrance to the Plan Area from the east 
side.  The fourth gateway is on the north side of the 
ScoƩ  Street bridge and is one of the entrances to the 
Northside Neighborhood. 

Edges
“Edges” are urban elements that are either 
permeable or impermeable that impact the 
character, connecƟ vity and overall experience of a 
space or district. Edges can act as seams that unite 
two areas or barriers that create visual or physical 
separaƟ ons. As shown in Figure 4, the Plan Area 
contains several notable urban edges, all of which 
impact funcƟ onality and urban character.  Major 
urban edges in the Plan Area include:

North Reserve Street. North Reserve Street is by far 
the widest road in the Plan Area. This road, while 

permeable, presents a strong edge at the western 
boundary of the Plan Area. Traffi  c can be quite 
heavy at peak Ɵ mes, which contributes to the strong 
barrier.

Neighborhood Edge. ScoƩ  Street serves as the 
eastern boundary of the Plan Area. ScoƩ  Street in 
combinaƟ on with the line of residenƟ al properƟ es 
on the east side of the street creates a clear and 
disƟ nct edge, which is currently an abrupt transiƟ on 
while also creaƟ ng a permeable edge. 

Freeway Edge. The freeway runs east-west along 
the Plan Area northern boundary. The freeway is 
elevated from the Plan Area, creaƟ ng a verƟ cal 
dimension to the freeway edge in addiƟ on to the 
signifi cance of the freeway travel lanes, creaƟ ng a 
strong barrier.  

Open Space Edge. Just south of the freeway edge is 
a signifi cant band of open space that creates a buff er 
that is a permeable seam between the freeway and 
development in the interior of the Plan Area.

Montana Rail Link Corridor. The Montana Rail Link 
right-of-way and tracks create a disƟ nct edge at the 
southern Plan Area boundary. The tracks, standing 
trains and roadside berms all contribute to a strong 
physical barrier.

Elevated Overpasses. There are two elevated 
vehicular overpasses that create verƟ cal edges at 
the boundary of the Plan Area.  These overpasses 
are located where ScoƩ  Street and North Reserve 
Street meet the railroad. Both create a hard barrier 
where the roadbed rises steeply from grade to cross 
over the tracks. 



NORTH RESERVE/SCOTT STREET MASTER PLAN 7

Plan Area Character

Subareas and Corridors
The Plan Area is composed of a wide range of 
building and urban character types. An iniƟ al analysis 
indicates that there are generally six diff erent 
character areas or “subareas” in the Plan Area. 
Each subarea shares characterisƟ cs in urban form, 
funcƟ on and acƟ vity. The subareas also serve as an 
organizaƟ onal tool for understanding and describing 
the urban design character of the Plan Area. This 
secƟ on describes the urban form and character for 
each subarea, including descripƟ ons of buildings and 
general urban form and lot characterisƟ cs. These 
subareas are shown in Figure 5.

Each of the subareas also possesses a unique type 
of streetscape.  A streetscape can be defi ned as the 
overall aestheƟ c character, physical confi guraƟ on, 
and view of the street as experienced by a pedestrian, 
bicyclist or driver using the street. A streetscape 
includes several elements, including the adjacent 
uses at the edge of the street, such as buildings or 
parking lots, walking areas or sidewalks, landscaping 
or open space, or street trees; curb to curb features 
(on-street parking, on-street bike lanes, and vehicular 
travel lanes); and potenƟ ally medians or other 
aestheƟ c features.  An iniƟ al analysis indicates there 
are at least six broad categories that characterize 
streetscapes in the Plan Area.  These streetscape 
categories are shown in Figure 6.
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Reserve Street Corridor

The North Reserve Street thoroughfare and the 
manner in which development responds to the 
thoroughfare defi ne the character of the Reserve 
Street Corridor. North Reserve Street funcƟ ons as 
a major commercial strip and as a gateway from 
Interstate 90 to Missoula. Development has occurred 
in this subarea primarily to take advantage of the 
traffi  c fl ow that occurs on this thoroughfare.

Building CharacterisƟ cs
This secƟ on describes general building characterisƟ cs 
for structures along North Reserve Street within the 
Plan Area.

Height. Typically 1-story with one 6-story hotel.

Floorplates. Most are modestly sized, ranging from 
3,000 sf to 9,000 sf. Floorplates are designed to 
accommodate single retail uses, such as restaurants. 
A few larger fl oorplates exist, including the Hilton 
Garden Inn complex and Western States.

Street-facing Facades. Most facades are arƟ culated 
with details and include signifi cant fenestraƟ on, 
refl ecƟ ng their retail funcƟ on.

Roof Form. Pitched and fl at roofs are both common.

Urban Form and Building OrientaƟ on
This secƟ on describes the urban form and site 
characterisƟ cs of sites and buildings along North 
Reserve Street.

Figure 6: Streetscape and Character Types   
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Building Orienta  on. Buildings typically face and  
parallel North Reserve Street.

Setbacks. Building setbacks from North Reserve 
Street are signifi cant, ranging from 30 to 100 feet.

Site Landscaping. Landscaping is typically provided 
between front parking areas and the public sidewalk 
along North Reserve Street in the form of turf with 
intermiƩ ent planted trees.

Parking Areas. Surface parking areas are typically 
provided to the front and sides of individual 
buildings. Most surface parking areas include some 
degree of landscaping treatment to help soŌ en the 
impact of surface parking and provide shade.

Streetscape Character
Streetscape character types are discussed under 
each subarea, starƟ ng with the Reserve Street 
Corridor below.

Overall Character. The Retail Corridor streetscape 
type (shown in orange on Figure 6) characterizes 
streets in the Reserve Street Corridor. Streets are 
typical auto-oriented retail thoroughfares with 
surface parking. Deep setbacks, signifi cant spaces 
between individual properƟ es and the presence of 
surface parking lots create an open and somewhat 
inconsistent streetscape character, parƟ cularly for 
the pedestrian. 

Street Wall. Buildings typically face North Reserve 
Street, but the presence of the street wall is 
inconsistent due to the spacing of buildings and 
the presence of surface parking lots adjacent to 

the street. The impact of the street wall on user 
experience is limited due to deep front setbacks.

Vehicles. Vehicular faciliƟ es dominate the 
streetscape. Two travel lanes exist in each direcƟ on 
with a dual center turn lane. Medians are provided 
intermiƩ ently.

Pedestrian Experience. Sidewalks exist along both 
sides of the street within the Plan Area and are 
typically buff ered from the street by a planƟ ng 
strip. In most cases, sidewalks are separated from 
individual buildings by parking, creaƟ ng an isolated 
pedestrian experience. Clearly marked crosswalks 
are included at each intersecƟ on, as well as a mid-
block crossing through a median just north of 
Schramm Street.

Bicycle Experience. Class II bike lanes are provided 
for the enƟ re length of North Reserve Street in the 
Plan Area, providing a dedicated lane for cyclists. 
The presence of bike lanes and bike lane symbols 
enhances the streetscape character.

Access. Access to the majority of the buildings along 
the northern porƟ on of the Reserve Street Corridor 
is provided by single dedicated curb cuts, which add 
to the disconƟ nuous experience for pedestrians 
and cyclists. In the southern porƟ on, buildings are 
accessed from Howard Raser Avenue and Stockyard 
Road, providing a more cohesive pedestrian and 
bicycle experience.

Street Trees. Street trees are typically not provided, 
although in some cases trees exist on private property 
between buildings and North Reserve Street.
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Plan Area Character

Grant Creek Road Corridor

The Grant Creek Road Corridor character is largely 
determined by the appearance of structures adjacent 
to the roadway, the relaƟ onship of buildings to Grant 
Creek Road and the character of the street itself. 
Development in this area typically feels separated 
from the public roadway as compared to the feeling 
along North Reserve Street, but a regular paƩ ern 
and the orientaƟ on of development does create 
some cohesion along this corridor. 

Buildings
Height. Most buildings are 1-story, except for the 
North Reserve Business Park where some 2-story 
buildings exist.

Floorplates. Most building fl oorplates range from 
5,000 sf to 12,000 sf, which is a medium range for the 
Plan Area. The commercial and industrial funcƟ on of 
these buildings typically dictates larger fl oorplates to 
accommodate large equipment or storage areas.

Street-facing Facades. Building facades are 
typically simple in design with liƩ le arƟ culaƟ on 
or fenestraƟ on, except for buildings in the North 
Reserve Business Park, which tend to have street-
facing windows, street-oriented entrances and 
moderate fenestraƟ on.

Roof Form. Typically fl at or low-pitched roofs. 

Urban Form
Building Orienta  on. Buildings typically face and are 
parallel to Grant Creek Road or Stockyard Road.

Setbacks. Building setbacks from Grant Creek Road 

range signifi cantly depending on the property. There 
is no disƟ ncƟ ve paƩ ern of setbacks, but buildings 
are within a setback range such that they are clearly 
visible from the public street. 

Site Landscaping. Landscaping is minimal on most 
properƟ es in this subarea. Parking and storage areas 
are typically composed of dirt or conƟ nuous concrete 
or asphalt. However, the North Reserve Business 
Park has a landscaping strip between buildings 
and the street as well as addiƟ onal landscaping 
throughout the site.  The Business Park has street 
trees and evergreen trees to screen parking lots. 

Fencing. Many properƟ es in this area are fenced. 
Chain link is typically used around the perimeter of 
individual properƟ es, including the front property 
line. The North Reserve Business Park is an excepƟ on, 
with no fencing on the site.

Parking Areas. There is no discernable paƩ ern of 
surface parking locaƟ on in this subarea. It is provided 
on all sides of individual buildings and in some cases 
only limited parking is provided.

Streetscape Character
Overall Character. The Industrial Auto streetscape 
type (shown in purple in Figure 5) characterizes 
streets in the Grant Creek Corridor. The auto-oriented 
nature of this street is evident in its character. The 
minimal two-lane road with small shoulders serving 
as bike lanes helps create a small sense of scale for 
Grant Creek Road in this subarea. The presence of 
fencing at the street edge creates a sense of isolaƟ on 
between private properƟ es and the public street. 
However, the streetscape of Grant Creek Road and 
Stockyard Road along the North Reserve Business 

Park tends to be more engaging, as there are no 
fences and consistent sidewalks. 

Street Wall. Buildings are visible and oŌ en parallel 
to Grant Creek Road or Stockyard Road. SƟ ll, the 
street wall is very inconsistent because buildings are 
relaƟ vely small compared to the size of the lots they 
occupy.

Vehicles. One travel lane exists in each direcƟ on.

Pedestrian Experience. Sidewalks are provided 
for some segments of Grant Creek Road near the 
northern boundary of the Plan Area, and especially 
along the edge of the North Reserve Business Park, 
but are intermiƩ ent along the rest of the road. 
Sidewalks are also present along Howard Raser Drive 
and Stockyard Road. The pedestrian experience in 
this subarea is generally poor except for the North 
Reserve Business Park, where there are conƟ nuous 
sidewalks and no perimeter fences.

Bicycle Experience. No formal bicycle faciliƟ es are 
provided along Grant Creek Road; however, some 
segments have a narrow paved shoulder area. 
Cyclists someƟ mes use this shoulder as a make-shiŌ  
bike lane.

Access. Driveways from Grant Creek Road provide 
access to individual properƟ es in this subarea. The 
excepƟ on is the North Reserve Business Park, where 
mulƟ ple businesses share three main entrances that 
lead to an internal circulaƟ on network.

Street Trees. Street trees and landscaping do not 
exist within this streetscape except for on Grant 
Creek Road and Stockyard Road along the edge of 
the North Reserve Business Park.



NORTH RESERVE/SCOTT STREET MASTER PLAN 11

Plan Area Character

Production and Storage Core

The ProducƟ on and Storage Core is the largest 
subarea in the Plan Area. Its urban character is 
largely a funcƟ on of the uses in the subarea. Home to 
heavy industrial acƟ viƟ es that range from petroleum 
storage tanks to a large manufacturing facility, this 
area possesses faciliƟ es and structures with shapes 
and dimensions unlike those in other subareas. 
Furthermore, because the acƟ viƟ es conducted in 
this area could be a safety hazard, properƟ es are 
typically secured from public areas with fencing 
and gated entries. Rail spurs connect many of the 
properƟ es to the main Montana Rail Link line. The 
presence of rail spurs in this area impacts the overall 
character of the subarea.

Buildings
Height. Structure heights range signifi cantly in this 
subarea. Structures of a variety of styles, shapes and 
materials defi ne the built landscape in this area. 

Floorplates. Floorplates range signifi cantly from 
small ancillary offi  ce buildings to major mulƟ -
dimensional buildings with several connected, but 
singular components. 

Street-Facing Facades. Buildings are typically 
constructed of metal or brick and have opaque 
surfaces with few windows. Many building facades 
are not immediately visible from the public street. A 
relaƟ vely new two-story structure has been placed 
near the transiƟ on from Raser Drive to Grant Creek 
Road. This building stands out from its industrial 
neighbors because it has signifi cant windows and  a 
strong entry feature, but it sƟ ll incorporates metal 
materials, keeping with its industrial context.

Roof Form. Roofs are typically fl at or low-pitched.

Urban Form
Building Orienta  on. Buildings are typically placed 
in the interior of lots and are not designed to orient 
to public streets.

Setbacks. Building setbacks from public streets vary 
signifi cantly, but structures are typically setback 
between 100 to 200 feet from Raser Drive/Cemetery 
Road. Storage materials, including lumber stacks, 
are oŌ en located immediately adjacent to the public 
street.

Site Landscaping. Landscaping is minimal on 
properƟ es in this subarea. Parking and storage areas 
are typically composed of dirt, concrete or asphalt.

Fencing. The majority of properƟ es in this area 
are fenced. Chain link is typically used around the 
perimeter of individual properƟ es, including the 
front property line.

Parking Areas. Parking is limited on sites in this area 
due to the limited need associated with industrial 
uses. Parking is typically aggregated in small lots 
close to faciliƟ es.

Streetscape Character
Overall Character. The Interior Private Way 
streetscape type (shown in gray in Figure 6) 
generally characterizes roads in the ProducƟ on and 
Storage Core. However, this subarea also includes 
Railway Edge streetscapes (shown in light blue in 
Figure 6). The public streets that provide access to 
this subarea include Grant Creek Road, Raser Drive, 
Cemetery Road and Rodgers Street. Raser Drive, 

Cemetery Road and Rodgers Street funcƟ on as a 
single roadway, but the name changes as you move 
from west to east. The streetscape has an open feel 
due to signifi cant building setbacks from the street. 
The presence of the Montana Rail Link facility has a 
signifi cant impact on streetscape character as well. 
Overhead wires and security fencing at the street 
edge reinforce the industrial nature of the subarea 
within the streetscape.

Street Wall. No discernible streetwall or paƩ ern of 
building edges exists along the public street in this 
area. However, a berm along the railway edge and 
the presence of standing train cars creates some 
sense of enclosure. 

Vehicles. One travel lane exists in each direcƟ on.

Pedestrian Experience. The street is not inviƟ ng to 
pedestrians due to the lack of sidewalks and the 
potenƟ al for safety issues.

Bicycle Experience. No formal bicycle faciliƟ es 
are provided along the public streets in this area, 
however some segments have a narrow paved 
shoulder area. Cyclists someƟ mes use this shoulder 
as a make-shiŌ  bike lane.

Access. Driveways provide access to individual 
properƟ es in this subarea from Raser Drive/
Cemetery Road/Rodgers Street, but access points 
are limited overall. 

Street Trees. Streetscapes do not include landscaping 
or street trees in this subarea.



12

Plan Area Character

NORTH RESERVE/SCOTT STREET MASTER PLAN

White Pine Sash Triangle

The White Pine Sash Triangle subarea is perhaps the 
most diverse in character of the idenƟ fi ed subareas. 
This is a result of the diversity of uses in the subarea, 
the connecƟ vity created by a gridded street paƩ ern 
and the impact of the Northside Neighborhood. The 
Triangle is an area of acƟ ve transiƟ on where land 
uses are changing, future roads are anƟ cipated, 
and contaminated soils are being cleaned up. These 
factors create a cohesive feeling in this subarea.

Buildings
Height. Building heights range from 1 to 3-stories. 
However, it is important to note that the one 3-story 
structure in this subarea is an apartment building 
that has relaƟ vely low fl oor-to-fl oor heights. 
Conversely, there are several 1-story buildings in 
this area that are quite tall because they house 
warehouse faciliƟ es or other equipment. 

Floorplates. Floorplates range widely from small 
individual buildings that are clustered on a single 
property to medium-sized distribuƟ on faciliƟ es. 
Floorplates range from 7,500 sf to 15,000 sf in area.

Street-facing Facades. Warehouse and light 
industrial buildings typically include metal facades 
with few windows. One mulƟ -tenant commercial 
building on Rodgers Street includes a street oriented 
front facade with windows and entry features for 
each unit. The one residenƟ al structure includes 
siding and windows for each unit; however, there 
are no entrances oriented to the public street. 

Roof Form. Most roofs are pitched, with more 
signifi cant sloping roofs on the buildings in the 
residenƟ al development and more gently sloping 
roofs on commercial buildings.

Urban Form
Building Orienta  on. Buildings are typically oriented 
toward and aligned parallel to the streets.

Setbacks. Building setbacks from public streets 
are moderate throughout the area. Structures are 
typically setback between 40 to 100 feet from the 
various public streets. 

Site Landscaping. Landscaping is typically provided 
between buildings, parking areas and public streets 
in the form of planter strips, shrubs or street 
trees. Some properƟ es, such as storage yards and 
undeveloped areas, are not landscaped.

Fencing. Fencing is provided at the street edge 
intermiƩ ently throughout the area. Fencing 
materials include chain link and wood.

Parking Areas. Surface parking areas are typically 
provided behind or to the side of buildings in this 
subarea. In some cases, limited parking is provided 
between buildings and the public street.

Streetscape Character
Overall Character. The streetscape character in this 
subarea varies. Streetscape character types include 
the ScoƩ  Street, Neighborhood Street, and Interior 
Private Way typologies (shown in red, green, and gray 
in Figure 6).  Streets are fairly wide and buildings are 
sparse, prevenƟ ng the establishment of a consistent 
character. SƟ ll, landscaping along streets creates a 
soŌ er character than that seen in the more industrial 
subareas. Street trees are provided in certain 
locaƟ ons, but there is no consistency in treatment. 
Sidewalk faciliƟ es are provided adjacent to newer 
development in the area. The presence of overhead 
wires and roadside fences throughout much of the 
subarea impacts the streetscape character. ScoƩ  
Street presents a unique character in the Plan Area 
because it is bordered on the east by houses and 
apartments. Sidewalks are provided along most of 
ScoƩ  Street with some intermiƩ ent gaps. Looking 
south, the ScoƩ  Street Bridge is highly visible and 
impacts the character of the street signifi cantly. 

Street Wall. Buildings line the street in certain areas, 
creaƟ ng some sense of enclosure to the street, but 
the scarcity of buildings makes this an infrequent 
condiƟ on.

Vehicles. One travel lane exists in each direcƟ on on 
all roads.

Pedestrian Experience. The pedestrian experience is 
diverse depending on the precise road or segment 
of road. In many cases, no sidewalks exist creaƟ ng 
an uncomfortable environment for walking. Where 
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sidewalks do exist, they are typically associated with 
newer developments.

Bicycle Experience. No formal bicycle faciliƟ es 
are provided along the public streets in this area, 
however some segments have a narrow paved 
shoulder area. Cyclists someƟ mes use this shoulder 
as a make-shiŌ  bike lane.

Access. Driveways provide access from the public 
streets to individual properƟ es in this subarea. 
Access points are typically limited to one or two per 
property.

Street Trees. Street trees are planted intermiƩ ently 
throughout the subarea, including next to newer 
developments and along ScoƩ  Street. Where street 
trees exist, they are typically planted just inside of 
public sidewalks on private land.
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Missoula City Cemetery

The Missoula City Cemetery subarea is very unique 
within the Plan Area.  Its lush landscaping and high 
visibility creates a sharp contrast to the surrounding 
dirt lots that lack landscaping. With the excepƟ on of 
a handful of maintenance-related buildings, there 
are no signifi cant structures in this subarea.  The 
circulaƟ on network is primarily made up of very 
narrow drives with the excepƟ on of Russell Street. 
The Neighborhood Street type (shown in green in 
Figure 6) characterizes Russell Street.

Undeveloped Freeway Edge

The Undeveloped Freeway Edge is defi ned by land 
that has yet to be developed or is serving as an 
undeveloped buff er from the freeway. For the most 
part, there is very liƩ le acƟ vity on this land. One 
excepƟ on is the gravel pit west of Coal Mine Road, 
which is currently in use, but eff ecƟ vely funcƟ ons as 
undeveloped land from an urban design perspecƟ ve. 
Coal Mine Road and a system of informal private 
unfi nished roadways provide access to this area, 
but public access is limited. The Interior Private 
Way streetscape typology, shown in gray in Figure 
6, defi nes the sparse road network. The area is 
typically grassy and generally fl at. However, trees 
exist sporadically throughout the subarea.  The 
topography of this subarea varies signifi cantly, but is 
generally higher in elevaƟ on than the remainder of 
the Plan Area. In some areas, land is at a similar grade 
as the freeway. In others, the land is signifi cantly 
lower in elevaƟ on than the freeway, but sƟ ll higher 
than the Plan Area.
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Growth Policy
The City of Missoula Growth Policy was recently 
updated in November 2015.  The new policy replaced 
the 1998 Missoula Urban Area Comprehensive 
Plan and the 2005 Missoula Growth Policy for the 
city.  The plan provides a framework to guide future 
development while meeƟ ng the growth policy 
requirements as outlined in State law.  The 2015 
update conƟ nues Missoula’s “Focus Inward” growth 
policy and is specifi cally for the City of Missoula.  
Past plans have either been joint city-county plans 
or county plans.  The Missoula County Growth Policy 
is in the process of being updated. 

2015 City Growth Policy 
Land use designaƟ ons for the Plan Area recommend 
regional commercial and services uses between 
North Reserve Street and Grant Creek Road as well 
as in the northwest corner of the Plan Area.  This 
designaƟ on is recommended to accommodate those 
uses that have special or extensive land use needs 
and impacts. It is intended to encompass uses with 
large land requirements; uses which involve outdoor 
storage of merchandise or materials; uses which are 
automobile or heavy equipment related; uses which 
provide support services to business or industry; 
and uses which support highway travel.

The central area of the Plan Area is designated for 
heavy industrial use and should accommodate 
industries that process large volumes of raw materials 
into refi ned products and/or that have signifi cant 
external impacts.  Much of the eastern porƟ on of 

Residential High Density 
Residential Medium High Density 
Residential Medium Density
Residential Low Density 

Residential Rural 
Industrial Light
Industrial Heavy

Source: 
2015 Missoula Urban Area Future Land Use Designation Map
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transiƟ ons from commercial to noncommercial uses, 
encouraging new industrial projects to locate within 
exisƟ ng industrial parks and areas already developed 
for industrial use, and encouraging interesƟ ng and 
innovaƟ ve design of structures.

Land Use

NORTH RESERVE/SCOTT STREET MASTER PLAN

the Plan Area is recommended for light industrial 
development.  These areas typically require large 
areas of land but, when clustered, services can be 
shared.  The uses typically include manufacturing, 
distribuƟ on, research and development, offi  ce, 
and technology centers, light assembly, storage 
and support services to industry.  These areas may 
successfully mix with other uses such as heavy 
commercial, given implementaƟ on of appropriate 
design standards.

AddiƟ onally, there is a porƟ on of the Plan Area that 
has been designated as public and quasi-public 
lands.  These are areas that are uniquely public in 
nature such as the cemeteries.  

The 2015 Missoula Growth Policy added a strip of 
neighborhood mixed use for properƟ es fronƟ ng the 
west side of ScoƩ  Street and south of Rodgers Street.  
This area is intended to disƟ nguish, create, maintain 
and enhance areas that already provide primarily 
local service within a neighborhood.     

2005 Missoula County Growth Policy
The 2005 Missoula County Growth Policy provides 
desired development paƩ erns and land use 
objecƟ ves that pertain to commercial and industrial 
land uses.  These include allocaƟ ng land for 
commercial and industrial land uses that meets their 
specifi c needs and adheres to adopted land use policy 
while effi  ciently and economically providing public 
services to those areas, improving the appearance 
and funcƟ oning of exisƟ ng commercial strips within 
and leading to the community, creaƟ ng smooth 
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Zoning
The Missoula Zoning Ordinance and Missoula 
County Zoning ResoluƟ on are in place to implement 
the policies and goals contained within the Growth 
Policy.  The Plan Area is predominantly zoned for 
limited industrial or heavy industrial uses.  These 
zones are primarily intended to accommodate 
manufacturing, warehousing, wholesale and 
industrial uses.  The Plan Area includes both Missoula 
unty industrial zoning and City of Missoula industrial 
zoning because Missoula County zoning only allows 
the permiƩ ed uses while the City of Missoula has 
pyramidal zoning that allows less intensive uses 
under the industrial districts.   

Industrial
The City of Missoula industrial district regulaƟ ons 
are intended to promote the economic viability 
of manufacturing and industrial uses; encourage 
employment and growth; allow residenƟ al uses 
in the M1R district; and limit the encroachment of 
unplanned residenƟ al and other non-residenƟ al 
uses into M1- and M2-zoned areas.  The central 
area of the Plan Area has a Missoula County zoning 
designaƟ on (C-I2) to accommodate heavy industrial 
uses including heavy manufacturing, processing, 
fabricaƟ on and assembly of products or materials, 
which can be employed in areas where the land is 
capable of sustaining such uses.  

Open Space
The OP3 district is primarily intended to 
accommodate public, quasi-public and insƟ tuƟ onal 
uses.
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Figure 8: Existing Zoning Map
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The OP1 district is primarily intended to preserve 
open space and sensiƟ ve natural resource areas, 
including environmentally sensiƟ ve and agricultural 
areas.

Business and Commercial
The City of Missoula’s business and commercial zoning 
districts are primarily intended to accommodate 
and promote neighborhood and community-serving 
business and commercial uses (e.g., retail, service, 
offi  ce), as well as mixed-use development consisƟ ng 
of business and residenƟ al uses in the same building 
or on the same site. 
 
Both the North Reserve Business Center (NRBC) 
Special District and the City Maintenance Facility 
Special District generally permit commercial uses, 
but do not allow residenƟ al uses and certain other 
specifi c uses.  
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Ownership 
Major property owners that own more than ten 
acres within the Plan Area are shown in Figure 9.  
This illustrates the large parcel sizes found in the Plan 
Area and that the majority of the Plan Area is owned 
by a small group of businesses and individuals.  
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Existing Land Use
The exisƟ ng land use is primarily commercial along 
the western edge of the Plan Area.  The central 
area is industrial with a large vacant area along the 
northern boundary.  The eastern porƟ on of the Plan 
Area is a mix of several uses including quasi-public 
lands, industrial, residenƟ al, parks and vacant land.  
The exisƟ ng land uses generally match the growth 
policy recommendaƟ ons.  The recent update to the  
growth policy modifi ed the recommended uses in 
the northwest area to refl ect the exisƟ ng commercial 
uses.  On the eastern side of the Plan Area, there 
are several incongruent uses where industrial, 
public lands, residenƟ al, and parks have developed 
inconsistently with the growth policy.   

Figure 10: Existing Land Use Map
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City of Missoula Property Restrictions
The public record (documents on fi le at the Missoula 
County Clerk & Recorder’s Offi  ce) was researched 
in an aƩ empt to fi nd any exisƟ ng deed restricƟ ons 
or other covenant documents that restrict certain 
City of Missoula properƟ es (Parcels I, II, III, and IV as 
shown in Figure 11). The restricƟ on that was being 
researched was for any public record document that 
would limit the use of the subject properƟ es to being 
a cemetery or burying ground, for the interment of 
human decedents.

This research was performed in two ways:  the fi rst 
was to obtain a Ɵ tle commitment for the properƟ es 
in quesƟ on, including idenƟ fying any excepƟ ons and 
encumbrances to Ɵ tle as found in the public record; 
the second method was to trace the deed chain (chain 
of Ɵ tle) for restricƟ ons on these properƟ es back to 
the Ɵ me that they came out of public ownership via 
a patent (deed) from the U.S. Government.  

The research work that included the chain of Ɵ tle 
and the Ɵ tle commitment did not produce any 
deeds with “cemetery only” restricƟ ons, or other 
encumbrances/restricƟ ons in the public record that 
restrict any of the subject property to being used as 
a cemetery or burying ground for the interment of 
human decedents.  In fact, a 1905 deed from the 
State of Montana to the City of Missoula for the 
property that is now Block/Tract 49 of the School 
AddiƟ on includes a restricƟ on or condiƟ on that 
states “. . . that the tract of land above described, 
shall never be used as a burying ground or for 
burying purposes, . . ..”

Land Use

PARCEL III

PARCEL II

PARCEL IV

Figure 11: City of Missoula Property Restrictions
Lands restricted by deed to “never be used as a burying 
ground or for burying purposes” per book 36 deeds, page 401
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It must be stressed that the research performed was 
of deeds and documents in the public record on fi le 
in the offi  ce of the Missoula County Clerk & Recorder.  
The Missoula Cemetery administraƟ on maintains 
that there are such restricƟ ons on the subject 
properƟ es.  An iniƟ al visit to the cemetery offi  ce 
found fi les being compiled for the various properƟ es, 
and an apparently parƟ ally executed, non-recorded 
cemetery plat enƟ tled “Annex to Missoula Cemetery”.  
This meeƟ ng with the cemetery administraƟ on did 
produce a signed/executed non-recorded contract 
for deed from Evelyn M. Chilcoat (seller) and the City 
of Missoula (Buyer).  This contract was for the parcel 
described as Block/Tract 33 of the School AddiƟ on.  
In this contract there is a sƟ pulaƟ on “. . . that the 
sole purpose for which the land herein described is 
to be used is a cemetery for the interment of human 
deceased . . ..”  

The cemetery administraƟ on may have other such 
contracts or agreements that have not been recorded 
in to the public record.  Legal counsel should be 
retained to determine whether such contracts for 
deed or other private agreements are enforceable, 
or rather idenƟ fy what legal eff ect they hold on the 
subject real estate, if any.
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Street Network/Classifi cation
Only limited street network currently exists within 
the Plan Area.  Other than the roadways that form 
the boundary of the URD (North Reserve Street, I-90, 
ScoƩ  Street, – and the railroad tracks) there also 
exists the beginnings of a grid system at the west 
end (Howard Raser Drive, Stockyard Road, and Grant 
Creek Road) as well as minor collector roads such as 
Coal Mine Road and Cemetery Road/Rodgers Street 
at the southeast end of the area.  The majority of the 
center of the Plan Area is unserved or underserved 
by street network.
 
TransportaƟ on demand modeling performed by the 
City of Missoula shows—and experience confi rms—
that uncongested condiƟ ons prevail on the streets 
within and bordering the Plan Area.  ExisƟ ng average 
daily traffi  c (ADT) volumes within the project area 
are shown in Figure 12.  These volumes represent the 
total two-way 24-hour volume of motorized traffi  c, 
and are based on actual traffi  c counts conducted 
by the City of Missoula.  This Figure also illustrates 
the classifi caƟ on of each street within the street 
network hierarchy.  

Although the Plan Area is bordered along its enƟ re 
north edge by I-90, access to the interstate occurs 
only at North Reserve Street.  There is an underpass 
of the interstate at Coal Mine Road which serves as 
the access route to the Missoula landfi ll.  An average 
of 145 to 180 trucks per day travel to and from the 
landfi ll including garbage trucks and private ciƟ zens 
bringing loads of trash, primarily using ScoƩ  Street 
and Old Grant Creek Road as their access routes.

Circulation

INTERSTATE 90

5,110 AADT

19,590 AADT

7,600 AADT

22,210 AADT

3,540 AADT

28,110 AADT

31,730 AADT

12,960 AADT

3,410 AADT
2,290 AADT

780 AADT

2,090 AADT

18,910 AADT

3,570 AADT2,450 AADT

4,780 AADT

6,310 AADT

MICHAEL RD

5,200 AADT

22,420 AADT

Clark Fork River

EXPRESSWAY

ST

DUNCAN DR

FLYNN LN

PINE ST

W
ILKE ST

O
R

A
N

G
E ST

WYOMING ST

BAILEY

W
HITE

C
O

A
L M

IN
E R

D

PARENT

RAILROAD ST W

SCH
G

RAHAM
RICHLIE

PRO
SPECT DR

PALMER ST

COOPER ST

ST

N 2ND S

RIVER ST_1ST ST

CHANDLER

G
E

ALDER ST

MONROC

TINA AVE

SCHRAMM RD

SAG
E

S 2ND ST

CEMETERY RD

SPRUCE ST

STODDARD ST

MONTANA ST

W
ILKEWHEELER DR

PATTE
E

 S
T

IDAHO ST

G
REAT NO

RTHERN AVE

TH ST

SIREN'S RD

S 1ST ST

TURNER ST
FO

X
 FAR

M
 R

D

SPURLO
CK R

D

ENGLAND BLVD

COOLEY ST

FRONT ST

G
RANT CR RD

OLD INDIAN TRL

BURTO
N ST

W
O

RDEN AVE

M
ARY JANE BLVD

CHELSA DR

DEFOE ST

TOOLE ST

LINCO
LN R

DUBLIN ST

W BROADWAY

E ALDER 

RUSSELL STREET

MAPLE ST

RAILROAD ST

RO
UN

DUP DR

OLD INDIAN TRAIL W

A
D

A
M

S
 S

T

CHARLO ST

AM
BRO

SE

N 4TH ST

OAK ST

G
EO

RG
E ELM

ER DR

INEZ ST

CLARK FO
RK LN

TREMONT ST

SHERWOOD ST

N 3RD ST_N 2ND ST

HAZEL ST

W
ALNUT ST

OTIS ST

STRATFO
RD LN

M
ARIE DR

SAXONY PL

BURNS ST

CALIFO
RNIA ST

STOCKYARD RD

TE
DDY T

URN

CREGG LN

LATIM
O

R ST

AMERICAN WAY

M
YRTLE ST

RIATA ST

N 1ST ST

BULW
ER ST

TOOLE AVE

T

W
AS

H
IN

G
TO

N
 STBIRCH ST

SAULTER LN

CAMDEN ST

EXPO PARKWAY

MELROSE PL

BO
N

AN
ZA PL

ROOSEVELT ST

SKYLIN
E D

R

ASH

UNION PACIFIC

CANTERBURY LN

CEDAR ST

LVD

R
IVER

 PL

CREEK CRO

SANTA FE CT

C
LA

R
K

 F
O

R
K

 D
R

M
ITCHELL ST

B
R

A
H

M
S W

AY

LINCOLN

KEVIN ST

PARKER CT

LEISURE CT

ZINTEK PL

E TRAVO
IS

LIBERTY LN

U
N

KN
O

W
N

B

A 
ST

RESERVE ST

MULL
AN RD

W BROADWAY ST

O
RAN

G
E ST

S 5TH ST

S 6TH ST

S 3RD ST

RU
SSELL ST

SCO
TT ST

MAIN ST

OLD HWY 10 W

FRONT ST

H
IG

G
IN

S A
V

E

S 5TH ST

FLYN
N

 LN

RIVER RD

EXPRESSWAY

G
RAN

T CR RD

G
RA

N
T C

R
EEK RD

PHILLIPS ST

RODGERS ST
RASER DR

CU
RTIS ST

Source: Esri, DigitalGlobe, GeoEye, i-cubed, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS User Community

±0 800 1,600400
Feet

Principal Arterial - Interstate

Principal Arterial

Minor Arterial

Major Collector

Local

Figure 12: Existing Transportation Network
Railroads

AADT 2014 Annual Average Daily Traffic

Source: 
Montana Department of Transportation State-
wide Traffic Count Site Map



24

Circulation

NORTH RESERVE/SCOTT STREET MASTER PLAN

Rail
The rail line that runs along the southern border of 
the Plan Area, shown in Figure 12, is owned by BNSF 
Railway and operated and maintained by Montana 
Rail Link.  There are three rail spurs in the Plan Area.  
Two of the rail spurs cross Raser Drive and one 
crosses Grant Creek Road to provide rail service to 
the industrial users within the Plan Area.  

GLO and Plat Book 1 Roads
General Land Offi  ce (GLO) Roads are ancient apparent 
public road rights-of-way that were generally 
surveyed in the fi eld, and graphically shown on the 
GLO survey plats of the townships and secƟ ons in 
Montana. In the Missoula area, this fi eld work was 
performed circa 1870.  The GLO plats also show trails 
where they existed, which are ostensibly more of a 
footpath or bridle path, and less of a roadway that 
was used for wagons or other large vehicles.

GLO road and trail locaƟ ons as presented on the 
maps are not exact, and typically require fi eld 
review and extensive records research to idenƟ fy 
the actual locaƟ on on the ground, if idenƟ fi able. The 
public road rights in these roads and trails are also 
not completely certain and irrefutable, and depend 
upon the strength of the locaƟ onal evidence found 
and the opinion of the Offi  ce of the County AƩ orney, 
based on the evidence presented, and the present 
County AƩ orney’s interpretaƟ on of state law.

The Plan Area does show basically one GLO road, 

Figure 13: Existing GLO and Plat Book 1 Roads Map
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and one GLO trail.  The GLO road is generally “Grant 
Creek Road” which turned off  of the “Road to 
Jocko Valley” and headed northerly up the Grant 
Creek Drainage.  The “Old Trail to Walla Walla” also 
appears to traverse the Plan Area along the south 
side of I-90 in the northwest part of the area.  The 
actual public rights in this road and trail in the Plan 
Area are unknown, and would require invesƟ gaƟ on 
and collaboraƟ on with the relevant county offi  ces 
and agencies.

Plat Book I Roads are old road rights-of-way that are 
presented in the county’s old road plat books.  These 
road rights-of-way are also not exact, and have 
varying degrees of evidence as to their solidity as a 
public road right-of-way, and their locaƟ on.  The most 
easterly Plat Book I road appears to be what is now 
“Coal Mine Road”, which is the route to the Missoula 
landfi ll.  The Plat Book I road shown in the center 
of the Plan Area has no backing documentaƟ on, and 
the public rights for this road could be quesƟ onable.  
The Plat Book I road shown running north-south 
through the Roseburg ownership does have a clear 
right-of-way granƟ ng document from 1912 in the 
public record.  The westerly Plat Book I road is also a 
representaƟ on of old Grant Creek Road, and would 
probably be considered to be the same road as 
the GLO road.  It is quesƟ onable what public road 
rights remain for this old locaƟ on of “Grant Creek 
Road” (both GLO and Plat Book I locaƟ ons), given 
the currently used modern locaƟ on and exisƟ ng 
roadway, now known as “Grant Creek Road”, which 
lies easterly and generally parallels North Reserve 
Street.

Coal Mine Road
Coal Mine Road is the road connecƟ ng to the 
northerly terminus of Shakespeare Street, at the 
Missoula city limits.  This road connects the remaining 
non-vacated streets of the Supplemental Plat of 
the School AddiƟ on to the City of Missoula to the 
Missoula Landfi ll, which lies north of Interstate 90. 
Coal Mine Road lies enƟ rely within the jurisdicƟ on 
of Missoula County, and has been maintained by 
Missoula County for 2 decades, or potenƟ ally much 
longer.  

There are no granƟ ng documents in the record 
that create the right-of-way for Coal Mine Road, 
nor is there a county resoluƟ on that creates the 
right-of-way.  There is quite a good deal of evidence 
that this is a public road.  Based on the conƟ nuous 
maintenance of this road by the county, and other 
maps and informaƟ on compiled by Missoula County, 
it appears that there are public prescripƟ ve rights in 
this roadway from the Missoula city limits northerly 
at least to the north line of SecƟ on 9.  
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Figure 14: Existing Right-of-Way Map

Vacated Streets and Existing 
Rights-of-Way
The street grid in the southeast porƟ on of the Plan 
Area west of ScoƩ  Street was originally created 
per the Supplemental Plat of the School AddiƟ on 
to the City of Missoula in 1918, with the street 
right-of-way widths being 80 feet wide.  This grid 
was formed around nominal 5 acre tracts - 680 feet 
long in the east-west direcƟ on, and 240 feet in the 
north-south; with these tracts (or “blocks”) not 
originally subdivided into lots.  Many of these streets 
were subsequently vacated based on the use of the 
tracts in this area, which was for the most part not 
residenƟ al.  Only one street – ScoƩ  Street – remained 
as a conƟ nuous north-south route along the easterly 
margin of this porƟ on of the Plan Area.  ScoƩ  Street 
is also the only street that crosses the Burlington 
Northern Santa Fe (BNSF) Railroad Right-of-Way 
and connects to the residenƟ al areas of the City of 
Missoula south of the railroad.

Rodgers Street is the only conƟ nuous east-west 
route in this southeast porƟ on, connecƟ ng with ScoƩ  
Street on the east via a 36 foot wide right-of-way 
through the center of Tract 24, and connecƟ ng 
ostensibly with Cemetery Road on the west (which 
is a 40 foot wide city/county road license running 
along the northerly edge) and within the Burlington 
Northern Right-of-Way.  Cemetery Road connects on 
its northwest end to Raser Drive, which appears to 
be a 60 foot county road easement lying outside and 
adjoining the BNSF.  Raser Drive then ends at Grant 
Creek Road, which is a 60 foot wide county road 

Plan Area

Public Right-of-Way
Vacated Right-of-Way
City Limits Boundary
City Limits
Apparent Public Right-of-Way per amended Plat of 
Supplemental Plat of the School Addition - A Portion of 
Tract 47

Apparent Public Right-of-Way via Prescriptive Usage and 
per COS 4316
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Figure 15: Detailed Existing Right-of-Way Map

easement that conƟ nues northward on the east side 
of North Reserve Street, intersecƟ ng North Reserve 
Street just south of Interstate 90.

In the westerly part of the Plan Area, the road network 
is fairly sparse, with the main north-south route being 
Grant Creek Road as discussed previously, and two 
east-west streets connecƟ ng Grant Creek Road to 
North Reserve Street – Stockyard Road and Howard 
Raser Drive.  Stockyard Road is the more southerly 
connecƟ on between Grant Creek Road and North 
Reserve Street, having a minimum right-of-way 
width of 60 feet at its west end approach to North 
Reserve Street, and  a 120 foot right-of-way width on 
its east end just west of Grant Creek Road.  

Plan Area

Public Right-of-Way
Vacated Right-of-Way
City Limits Boundary
City Limits
Apparent Public Right-of-way per amended Plat of 
Supplemental Plat of the School Addition - A Portion of 
Tract 47

Apparent Public Right-of-Way via Prescriptive Usage and 
per COS 4316
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Transit and Non-Motorized
There are limited transit and non-motorized faciliƟ es 
within the Plan Area.  Bus routes run along North 
Reserve Street and ScoƩ  Street, the western and 
eastern edges of the Plan Area.  There are also bike 
lanes running along North Reserve Street and ScoƩ  
Street.   There is an internal bike route along Rodgers 
Street and Howard Raser in the porƟ ons of the Plan 
Area that are within the city.  This is an important 
east-west connecƟ on that could be greatly improved 
for bicycle and pedestrian connecƟ vity and safety.

There are limited pedestrian faciliƟ es.  Sidewalks 
can be found in most of the developed areas near 
North Reserve Street and along the residenƟ al 
neighborhood east of ScoƩ  Street.  There are no 
trails in the Plan Area, but the potenƟ al to develop 
trail connecƟ ons to exisƟ ng nearby trails such as 
the Grant Creek Trail.  The Grant Creek Trail begins 
at the Grant Creek and I-90 interchange in the 
northwest corner of the Plan Area.  AddiƟ onally, the 
City of Missoula owns the historic Moon Randolph 
homestead in the North Hills at the terminus of 
Spurlock Road which makes potenƟ al access from 
the Coal Mine Road and I-90 intersecƟ on important 
for future public use of the North Hills.  

Figure 16: Existing Transit & Non-Motorized Map

INTERSTATE 90

C
O

A
L 

M
IN

E 
R

D

MRL RAILROAD

SP
URLO

CK 
RD

RESERVE ST

MULL
AN RD

W BROADWAY ST

O
RAN

G
E ST

S 5TH ST

S 3RD ST

S 6TH ST

SPRUCE ST

RU
SSELL ST

BROADWAY

SCO
TT ST

H
IG

G
IN

S A
V

E

OLD HWY 10 W

MAIN ST

TOOLE ST PATTEE ST

BR
O

O
KS

 S
T

FLYN
N

 LN

EXPRESSWAY

RIVER RD

G
RAN

T CR RD

G
R

A
N

T C
R

EEK R
D

PHILLIPS ST

RODGERS ST
CEMETERY RD

SCO
TT ST

FRONT ST

CU
RTIS ST

RASER DR

PINE STRU
SSELL STREET

Source: Esri, DigitalGlobe, GeoEye, i-cubed, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS User Community

±0 800 1,600400
Feet

Mountain Line Bus Route

Trails

Bike Lane

Bike Route



NORTH RESERVE/SCOTT STREET MASTER PLAN 29

Infrastructure

Water
Public water supply within the Plan Area and the 
City of Missoula is provided by Mountain Water 
Company.  Water supply comes from mulƟ ple 
groundwater wells and an elevated, one million 
gallon storage reservoir.  Water mains exist on the 
east and west sides of the Plan Area and have a staƟ c 
water pressure ranging from 54 psi to 88 psi.  Several 
fi re hydrants are located off  the exisƟ ng water 
mains.  Flow tests on these hydrants range from 
1,500 gpm to 4,200 gpm and indicate that fi re fl ows 
can be provided within the Plan Area.  Yet, some of 
the newer, mulƟ -story commercial buildings on the 
northwest porƟ on of the Plan Area are needing to 
install fi re pumps due to the lower water pressure 
in this area.  Water mains of 12” and 16” are located 
on the western porƟ on of the Plan Area and a 12” 
water main is located along the eastern side of the 
Plan Area.  Both of these mains can be extended to 
provide service to addiƟ onal properƟ es.
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H1123
Static Pressure 52 psi
Fire Flow 1,586 gmp

H740
Static Pressure 86 psi
Fire Flow 3,945 gmp

H1297
Static Pressure 85 psi
Fire Flow 4,209 gmp

H1000
Static Pressure 85 psi
Fire Flow 3,381 gmp

H999
Static Pressure 85 psi
Fire Flow 3,346 gmp

H1072
Static Pressure 88 psi
Fire Flow 3,153 gmp

H1071
Static Pressure 88 psi
Fire Flow 2,874 gmp

H979
Static Pressure 80 psi
Fire Flow 3,023 gmp

H1124
Static Pressure 62 psi
Fire Flow 2,494 gmp

H1369
Static Pressure 70 psi
Fire Flow 2,371 gmp

H1370
Static Pressure 65 psi
Fire Flow 2,145 gmp
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Infrastructure

NORTH RESERVE/SCOTT STREET MASTER PLAN

Sewer
The Plan Area is within the City of Missoula 
Wastewater Service Boundary and sewer service 
in the area is provided by the city.  The main sewer 
interceptor in the area is an 18” main located within 
North Reserve Street that gravity fl ows to the 
Missoula Treatment Plant.  The exisƟ ng topography 
within the Plan Area generally slopes to the south 
central area, along the railroad tracks.  Due to the 
slope of the grounds, exisƟ ng sewer collecƟ on mains 
adjacent to the west, south and east of the Plan Area 
are not conducive to gravity extensions.  The exisƟ ng 
mains to the south and east are primarily small 
diameter force mains with limited capacity.  Sewer 
collecƟ on within the Plan Area will require a sewer 
pump staƟ on to convey wastewater from the low 
area of gravity collecƟ on to the exisƟ ng 18” sewer 
interceptor in North Reserve Street. 
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Storm Drain
There is no regional storm drain collecƟ on system 
serving the greater North Reserve/ScoƩ  Street area.  
The only storm drain lines in the vicinity of the Plan 
Area collect runoff  from North Reserve Street and 
Broadway, conveying it to an ouƞ all to the Clark 
Fork River.  Storm runoff , for the majority of the 
surrounding area, is handled with infi ltraƟ on sumps.  
The majority of the Plan Area consists of gravel soils, 
overlain with loam depths of 7”-24”.  These soils 
are conducive to use of infi ltraƟ on sumps for storm 
water disposal uƟ lizing City of Missoula standard 
sumps.
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Electric and Natural Gas
Electric and gas service for the Plan Area is provided by 
NorthWestern Energy.  Electrical service is generally 
provided with overhead lines and three-phase 
electricity is currently available and used by many 
of the industrial buildings within the Plan Area.  
Two electric transmission lines exist within the Plan 
Area, one near the northwest corner of the area 
and running south and east of the cemetery.  These 
transmission lines cannot be used for service to the 
Plan Area and would be diffi  cult to relocate.    

ExisƟ ng gas mains are located along the west, south 
and east of the Plan Area with several of these lines 
being four-inch lines or larger.

In addiƟ on to the exisƟ ng NorthWestern Energy gas 
and electric lines, an exisƟ ng petroleum line, owned 
by the Yellowstone Pipeline Company crosses the 
Plan Area from east to west.  This pipeline is within 
an exisƟ ng easement and is likely not feasible to 
relocate.  

Communications
There are fi ve broadband service providers in the 
Plan Area, CenturyLink, Charter CommunicaƟ ons 
Inc., Cybernet1, Inc., Rocky Mountain Internet, and 
SpeedConnect LLC.  There are fi ber broadband along 
the west and east edges of the Plan Area, but there is 
no available informaƟ on on the capacity of the fi ber.  
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Figure 21: Environmental Risks Map

Environmental Assessment Summary
The majority of environmental concerns in the Plan 
Area are associated with the commercial and heavy 
industrial uses. Environmental risks are inherently 
associated with the largest industrial users due to the 
presence and handling of hazardous materials and 
condiƟ ons. Historically, releases to the environment 
have produced areas of contaminated soils and 
groundwater and have caused unhealthy condiƟ ons 
in the air within and surrounding these faciliƟ es. All 
of the documented soil and groundwater related 
releases have been or are in the process of being 
addressed, most under the supervision of the 
Montana Department of Environmental Quality 
(DEQ).  Improvements to industrial processes and 
abatement systems have improved air emissions 
quality signifi cantly. 

The largest industrial users within the Plan Area 
include chemical manufacturers, parƟ cleboard 
manufacturers, bulk petroleum storage and transfer 
faciliƟ es and the railyards. There are several localized 
areas of contaminated soil and groundwater 
associated with some of these faciliƟ es that are in 
the process of remediaƟ on.  MulƟ ple invesƟ gaƟ ons 
have been conducted to idenƟ fy the aff ected areas 
and interim remedial acƟ ons, including source 
removal, implementaƟ on of acƟ ve groundwater 
treatment systems and improved operaƟ ng 
procedures have controlled and even decreased the 
size of the contaminated areas and aff ected media. 
DEQ documentaƟ on shows that the plumes of 
contaminated groundwater have been shrinking and 
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that the remediaƟ on eff orts appear to be working. 
ConƟ nued operaƟ on of these remediaƟ on systems 
under the supervision of the DEQ will limit the 
environmental risks associated with these releases 
in the future.

Missoula White Pine Sash
The Missoula White Pine Sash (MWPS) facility is a 
former industrial facility located in the southeastern 
porƟ on of the Plan Area that is being addressed via 
the Comprehensive Environmental Cleanup and 
Responsibility Act (CECRA) by DEQ. This program is 
commonly referred to as “State Superfund.” There 
is signifi cant groundwater and soil contaminaƟ on 
associated with this facility. The DEQ has recently 
(February 2015) issued a Record of Decision outlining 
the selected remedy to address the contaminaƟ on 
at the facility aŌ er decades of invesƟ gaƟ ons, 
assessments, interim acƟ ons, and monitoring. As a 
CECRA facility, MWPS has undergone intense scruƟ ny 
and evaluaƟ on to characterize, determine likely 
future uses for and develop an eff ecƟ ve remediaƟ on 
plan for the facility. Those assessments indicated a 
combinaƟ on of commercial/industrial, recreaƟ onal 
and residenƟ al uses to be “reasonably anƟ cipated 
future uses,” thus dictaƟ ng the cleanup levels for the 
various diff erent parts of the facility. Because MWPS 
is in the CECRA program, the DEQ has close control 
and oversight of all acƟ viƟ es at the facility. As such, 
it is highly unlikely that environmental risks will 
remain at this locaƟ on aŌ er the lengthy remediaƟ on 
process has been completed. 
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Missoula Landfi ll
The Missoula Landfi ll is a Class II landfi ll located just 
north of the Plan Area. The landfi ll was opened in 
1967 and early operaƟ ons there did not meet the 
stringent environmental protecƟ ons required today. 
There is one area of contaminated groundwater and 
soils associated with leaching contaminants from 
those early operaƟ ons that encroaches on the NRSS 
URD. As with the other major industrial faciliƟ es, 
this release and the associated cleanup acƟ viƟ es are 
under the supervision of the DEQ. Those remediaƟ on 
eff orts conƟ nue and are having a posiƟ ve eff ect in 
decreasing the size of the contaminated groundwater 
plume.  

Roseburg
The Roseburg parƟ cleboard, wood paneling, 
and melamine manufacturing plant has been in 
operaƟ on since 1968. The major environmental 
concern for this facility is air emissions, and the 
principal contaminant of concern is parƟ culate 
maƩ er. Roseburg’s operaƟ ng permit also includes 
requirements for the monitoring and restricƟ on 
of other emission, such as lead, ozone, carbon 
monoxide, hydrogen sulfi de, nitrogen dioxide, and 
sulfur dioxide as well as visibility requirements. This 
facility discharges their process wastewater to the 
groundwater under a Montana Pollutant Discharge 
EliminaƟ on System permit that sƟ pulates monitoring 
and reporƟ ng requirements but does not require 
treatment prior to discharge; typically large faciliƟ es 
in urban areas discharge to a municipal wastewater 
treatment facility. 

Phillips 66 and Exxon/Mobile
Phillips 66 and Exxon/Mobile jointly operate the 
two tank farms in the Plan Area. These faciliƟ es 
include bulk storage for large volumes of petroleum 
products. Petroleum products are fl ammable liquids 
that present inherent risks and require special 
handling and storage pracƟ ces. There is a plume of 
contaminated soil and groundwater associated with 
these faciliƟ es due to spills (releases) in the past. The 
remediaƟ on of this plume is under DEQ supervision 
and monitoring reports submiƩ ed to the DEQ show 
that the remediaƟ on acƟ viƟ es have succeeded in 
decreasing the plume. These remediaƟ on eff orts 
are expected to conƟ nue, with DEQ oversight, unƟ l 
a “No Further AcƟ on” status is achieved and DEQ is 
saƟ sfi ed with the cleanup eff orts.

Hexion Specialty Chemicals
Hexion Specialty Chemicals operates a formaldehyde 
and thermoset producƟ on facility. In 1985, the DEQ 
determined that Hexion (then Borden) generated 
hazardous wastes at several lagoons and listed the 
facility in the State Superfund Program. The facility 
has since changed its operaƟ ng procedures so that 
they do not generate hazardous waste and the 
former lagoons have been closed. Groundwater 
and soil monitoring acƟ viƟ es associated with the 
remedial acƟ viƟ es showed no contaminants in the 
groundwater and the EPA and DEQ declared the 
facility “No Further AcƟ on” and delisted the facility 
in 1996.   

Underground Storage Tanks
There are mulƟ ple underground storage tanks (USTs) 
that are or have been in use within the plan area. 
These storage tanks are predominantly associated 
with relaƟ vely small commercial operaƟ ons, such 
as service staƟ ons and light manufacturing faciliƟ es. 
Over forty (40) UST locaƟ ons were idenƟ fi ed in and 
near the project area, including over thirty (30) with 
documented releases of petroleum products or 
hazardous materials to the environment. Those sites 
with documented releases are listed on the DEQ 
Leaking Underground Storage Tank (LUST) database. 
Nearly all of the idenƟ fi ed releases have been issued 
“No Further AcƟ on” leƩ ers and are “Closed” with 
respect to the Petroleum Tank Cleanup SecƟ on 
of the DEQ. All of the “Open” LUST faciliƟ es are 
all associated with the larger faciliƟ es menƟ oned 
above, and are in the process of remediaƟ on under 
the supervision of the DEQ. 

Other
An environmental deed restricƟ on exists on 
the parcel located south of OƟ s Street between 
North Russell Street and Shakespeare Street.  This 
restricƟ on limits construcƟ on on the parcel from 
occurring on or disturbing the cover of a closed class 
III landfi ll.   
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Market Demand Summary
The NRSS URD Preliminary Market Study conducted 
by Urban Advisors was completed with the purpose 
of esƟ maƟ ng the potenƟ al for redevelopment of the 
District.  The study evaluated the potenƟ al for more 
intense area development that could include mixed 
use and residenƟ al development in concert with 
exisƟ ng retail, offi  ce, lodging and industrial uses.  
The study also analyzed the potenƟ al land uses that 
might locate appropriately near Roseburg Lumber to 
buff er the site without disrupƟ ng operaƟ ons or the 
effi  ciency of current industrial use.  

Demographic Trends
While there is limited data in the Plan Area, since there 
are only two households, the demographics from the 
neighborhood just east of the Plan Area provided 
informaƟ on on populaƟ on trends.  PopulaƟ on by age 
for the area east of ScoƩ  Street show that one-third 
of growth is in senior households. Change by age 
cohort and income reveals that many of these senior 
households by 2020 will be low income with annual 
income of less than $25,000 per household. At the 
same Ɵ me, cohorts other than seniors show rising 
middle-income households with the greatest growth 
occurring at annual incomes between $50,000 and 
$74,999 annually.

Household change for the MSA indicates the largest 
growth is in households with incomes between 
$75,000 and $149,999.  At the same Ɵ me, 83 percent 
of that growth is in households 65 years of age and 
older. This may off er an opportunity for senior and 

empty nester housing at higher income ranges than 
the average for the MSA.

Retail Services
The Missoula Montana MSA captures more sales 
than there is demand for in the MSA. While this might 
imply that there is no demand for future retail space, 
income in the MSA is rising faster than infl aƟ on and 
thus it may be possible to support new space based 
upon the rise in aggregate income. There is potenƟ al 
for 187,000 sf of retail space.

Some of this future spending will be captured by 
exisƟ ng businesses, but the magnitude of change 
does indicate potenƟ al for retail infi ll in the North 
Reserve ScoƩ  redevelopment area.  Future potenƟ al 
for these services in the redevelopment district will 
depend upon the design proposed and the uƟ lity or 
criƟ cal mass and the type and quality of the retail 
services off ered. 

If mixed-use development with residenƟ al use is 
created in the area, local demand for food and drink 
and local serving retail will increase, as there are 
virtually no households in the redevelopment area 
currently. This may open an opportunity for smaller 
businesses catering to more local populaƟ ons if a 
criƟ cal mass can be achieved to develop a desƟ naƟ on 
appealing to local preferences.

The data makes clear that Missoula is now and in the 
future will be a desƟ naƟ on; locaƟ ons with gateway 
access can be expected to capture signifi cant outside 
spending.

Employment
ProjecƟ ons show there is potenƟ al for between 
425,000 and 530,000 sf of commercial space in offi  ce 
categories.  This does not include retail, restaurant 
and other non-offi  ce categories. 

Land Use Adjoining Roseburg Lumber
Retaining Roseburg Lumber as a business and local 
employer is important to the city of Missoula. 
Among the potenƟ al land uses that might be located 
adjoining Roseburg Lumber, it is necessary that 
they do not create constraints for the operaƟ on 
of an industrial site. ResidenƟ al directly adjoining 
may not be appropriate due to safety issues such 
as unfeƩ ered rail and truck access, operaƟ ng 
hours that may confl ict with residenƟ al, noise 
and possibly the presence of children in the area.  
Similarly, placing retail next to the Roseburg site may 
introduce undesirable traffi  c confl icts between retail 
customers in autos and heavy trucks. Placement of 
retail and residenƟ al in the Plan Area may require 
buff ering land uses between the Roseburg site and 
these uses.

There are industrial uses that can coexist with the 
Roseburg site on one face and less intensive use, such 
as other offi  ce and commercial uses on the other, 
depending upon the site plans that are generated 
during this study process. Many industrial uses are 
now more akin to idea factories than to tradiƟ onal 
heavy industry, even though the classifi caƟ on of 
use may remain the same. Such uses include offi  ce 
space with computers along with fabricaƟ on space 
for parts or modules that use soŌ ware and designs 
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created on site. Research and development may 
also be an appropriate use as a transiƟ on to other 
land uses. There are uses such as warehouse and 
distribuƟ on that can act as a one sided buff er facing 
the heavy industrial use, while the rear side can 
be buff ered from residenƟ al or retail uses by the 
appropriate uses listed above. 

At the same Ɵ me, high intensity employment that 
generates high volumes of private automobile 
traffi  c may not be appropriate adjoining this site if 
the safety of industrial access is compromised by 
the increase in automobile traffi  c. There are also 
users of what is built as industrial space that are not 
appropriate, some of which exist in the Plan Area, 
such as dance studios, other educaƟ onal uses, social 
assistance and health care and other tenants of 
inexpensive space that cater to the general public.

ConstrucƟ on Costs and Mixed Use
Mixed-use development is usually thought of as 
mulƟ -story buildings with a ground fl oor use and 
diff erent use above, such as residenƟ al over retail. 
This is called verƟ cal mixed use. There are several 
constraints to verƟ cal mixed use. VerƟ cal mixed 
use costs more due to fi re breaks between uses, 
mulƟ ple building access points that lower effi  ciency, 
mulƟ ple verƟ cal access requirements if access to 
the uses are incompaƟ ble as is the case with upper 
story residenƟ al, possibly more rigorous sprinkling 
requirements, podium construcƟ on and the 
apporƟ oning of parking and loading access for the 
varied uses. 

Because of the cost of melding residenƟ al use 
with other uses, mixed-use residenƟ al usually 
requires higher rents than stand-alone residenƟ al. 
ResidenƟ al mixed-use is successful in areas that are 
highly desirable, with lively walkable streets, acƟ vity 
during evening hours, ameniƟ es and services nearby 
and complete street frontages without large gaps 
for parking. This implies an urban environment 
that includes pedestrian ameniƟ es and pedestrian 
lighƟ ng, public open space and the aƩ ributes 
of a recognizable neighborhood or district. The 
demographics for such mixed use tend to be either 
upper income or more aff ordable projects built with 
some type of subsidy.

Based upon permit esƟ mates of recent construcƟ on 
local mulƟ family construcƟ on, fi ve units or more is a 
stand-alone use with low construcƟ on cost.  

A mixed-use residenƟ al unit can be expected to cost 
as much per square foot as a stand-alone building 
of 4 stories or more primarily because of verƟ cal 
separaƟ on and verƟ cal access. During the course 
of this project, more exact costs for mixed-use 
scenarios will be prepared to evaluate feasibility.

Another way to accomplish mixed-use is to mix 
uses horizontally rather than verƟ cally. This keeps 
construcƟ on costs at feasible levels and can, if 
carefully designed, produce an aƩ racƟ ve and 
amenity-rich neighborhood.



Related Plans and Studies

There are several exisƟ ng studies aff ecƟ ng the Plan 
Area.  A short summary of these plans are included 
below.  

2012 Missoula Long Range TransportaƟ on Plan 
Update
There are currently no commiƩ ed or recommended 
projects the Missoula Long Range TransporaƟ on Plan 
that are within the Plan Area.  As part of the public 
desired Focus Inward scenario, the plan includes a 
new I-90 interchange and north-south connecƟ on 
within the Plan Area, but this project is listed as the 
lowest priority roadway project.    

Industrial Lands Inventory Missoula County
The Industrial Lands Inventory found the Plan Area 
to be “Decision Ready” with the western porƟ on 
of the site being best suited for commercial uses 
such as the Consumer Direct medical services offi  ce 
building being constructed on Howard Raser Drive. 
The middle of the property is owned by a small 
group of heavy industrial property owners that will 
not likely want to sell land. The eastern porƟ on of 
the property holds the most potenƟ al for developing 
a new industrial or non-industrial uses.

Joint Northside/Westside Neighborhood Plan
Historically, the Northside and the Westside have 
been proud, working-class neighborhoods with 
a strong sense of solidarity and neighborhood 
idenƟ ty. Small houses on small lots and integrated 
commercial and industrial acƟ vity supported a lively 
and tolerant social and economic environment. The 
neighborhood idenƟ fi ed this historical character 

as an important value to retain.  Neighbors want 
to improve opportuniƟ es for access to economic 
security, aff ordable housing, safe transportaƟ on, 
necessary human services, recreaƟ onal faciliƟ es, 
open space and meaningful social interacƟ on for 
people of all ages and abiliƟ es.

The Northside/Westside Neighborhood idenƟ fi ed 
the following goals:

• Maintain the neighborhoods as places 
where building design and land use paƩ erns 
contribute to community character and a 
sense of history. 

• Foster a greater sense of permanence and 
community pride in the neighborhoods.

• Maintain and build on the exisƟ ng spirit of 
“neighborliness” and cooperaƟ on.

Northside/Westside Neighborhood Survey 2014
The Northside/Westside Neighborhood residents 
idenƟ fi ed locaƟ on, good neighbors and sense of 
community as their favorite things about their 
neighborhood and idenƟ fi ed businesses and 
services such as healthy take-out meals and a 
small neighborhood grocery, infrastructure for 
non-motorized transport, safety/increased police 
presence and parks as the most important items 
missing from the neighborhood.  

Neighborhood plan acƟ on prioriƟ es that aff ect the 
Plan Area include: 

• Create bike/pedestrian routes along streets, 
sidewalks, and other trails to link key areas, 
including parks and neighborhood services

• Provide aff ordable fi nancing opƟ ons for 
businesses that wish to rehabilitate their 
buildings, renovate facades or redesign 
parking lots and landscaping.

• Encourage residenƟ al redevelopment of 
under-uƟ lized or vacant lots.

• Adopt neighborhood design standards to 
ensure a fi t between new development and 
historic  building paƩ erns.  
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There are several pending development projects 
within and around the Plan Area.  

Consumer Direct
Consumer Direct, a home-health management 
company, is establishing its naƟ onal headquarters 
within the Plan Area off  of Howard Raser Drive and 
east of Grant Creek Road.  Their new corporate 
campus will include a four-story, 73,000 sf offi  ce 
building.  

Hilton Development
The undeveloped parcel at the southwest corner 
of Expressway and North Reserve Street is being 
developed with plans to include a Panda Express and 
addiƟ onal small retail and food spaces.

North Reserve Street Restaurants
Two new restaurants are being built next to each 
other on the west side of North Reserve Street near 
Interstate 90.  A 5,000 sf NaƟ ve Grill and Wings 
restaurant will be build along with a 2,000 sf tavern 
and casino.  AddiƟ onally, there will be a new Freddy’s 
Frozen Custard and Steakburgers restaurant. 

ScoƩ  Street Village
An entry-level housing development is planned in 
the east side of the Plan Area just south of Rodgers 
Street and west of ScoƩ  Street.  Phase I of the 
project is planned to include 11 single-family homes 
and 17 townhomes with the fi nal project build out to 
include just over 100 homes.  

Pending Development
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Figure 22: Plan Area Constraints
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The Plan Area has many constraints that may limit 
future development and aff ect adjacent uses.  Figure 
22 illustrates the physical, environmental, and land 
use constraints.  The physical constraints include 
the major transportaƟ on corridors that act as 
barriers and create noise and exisƟ ng uƟ liƟ es such 
as the Yellowstone Pipeline that is located within 
a 50’ easement.  Environmental concerns include 
air quality issues, groundwater contaminaƟ on, a 
closed landfi ll and hazardous materials handling and 
storage.  

AddiƟ onally, there are properƟ es that have minimal 
development potenƟ al, such as the cemeteries, and 
properƟ es that have either recently developed or 
have exisƟ ng major development that are unlikely to 
redevelop in the near future.  

These constraints will be taken into consideraƟ on as 
future land uses are recommended.  




