Public Notice of Draft Revised Final Environmental Assessment, Public Comment Period,
and Public Hearing

Department of Public Health and Human Services and Montana Board of Investments | Draft Revised
Final Environmental Assessment for the Property Acquisition, Construction, and Operation of a Forensic
Mental Health Facility Located in Yellowstone County, Montana | Comments Accepted from 8:00 a.m.
on September 1, 2026 until 5SPM on September 15, 2026

Public Hearing from 1:00 p.m. to 3:00 p.m. on September 8, 2026 at Billings Hotel and Convention
Center, 1223 Mullowney Lane, Billings, Montana.

The Montana Department of Public Health and Human Services (DPHHS), in cooperation with the
Montana Board of Investments (BOI), have prepared a Draft Revised Final Environmental Assessment
(Draft Revised Final EA) in accordance with the Montana Environmental Policy Act (MEPA), Mont.
Code Ann. § 75-1-101, et seq., for the proposed construction and operation of a Forensic Mental Health
Facility located near Laurel, Montana. Comments on the Draft Revised Final EA for the proposed
Forensic Mental Health Facility are being accepted from 8:00 a.m. on September 1, 2026 until SPM on
September 15, 2026, and a public hearing on the Draft Revised Final EA for the proposed Facility will
occur from 1:00 p.m. to 3:00 p.m. on September 8, 2026 at Billings Hotel and Convention Center, 1223
Mullowney Lane, Billings, Montana.

Project Description:

The proposed action involves the acquisition of property for the construction and operation of a 32-bed
(potentially expanding to 64-bed) Forensic Mental Health Facility located in Yellowstone County,
Montana. The Forensic Mental Health Facility will serve individuals involved in the criminal justice
system who require mental health evaluation or inpatient restoration of competency, alleviating an acute
strain on Montana’s forensic psychiatric system and providing essential mental health care.

Project Location:

The Forensic Mental Health Facility would be located on an approximately 114-acre parcel located in
Yellowstone County west of Laurel, Montana along Old U.S. Highway 10, at Section 8, Township 2
South, Range 24 East.

Public Hearing:

A public hearing to receive oral and written comments on the Draft Revised Final EA for the proposed
Forensic Mental Health Facility will be held as follows:

Date: September 8, 2026
Time: 1:00 p.m. to 3:00 p.m.
Location: Billings Hotel and Convention Center, 1223 Mullowney Lane, Billings, Montana

Purpose of Public Hearing:

The purpose of the public hearing is to provide members of the public an opportunity to comment on the
Draft Revised Final EA for the proposed Forensic Mental Health Facility, including the potential
environmental impacts of the proposed action and alternatives considered. Under MEPA, § 75-1-101, et
seq., Montana agencies are required to prepare environmental review for state actions that may have an



impact on the Montana environment. The proposed action—acquiring property for and constructing and
operating the Forensic Mental Health Facility—is considered to be a state action that may have an impact
on the Montana environment.

Public Comment:
The public comment period opens: September 1, 2026, at 8:00 a.m.

The public comment period ends: September 15, 2026, at 5:00 p.m.

Send/Submit Comments To:
Forensic Mental Health Facility, 111 North Sanders, 2nd Floor, Helena, MT 59601

Or electronically to: FMHF Comment@mt.gov

Associated Materials:
The Draft Revised Final EA may be obtained at: hb5.mt.gov

Or by sending a request to: FMHF_Comment@mt.gov

Additionally, the Draft Revised Final EA as well as other information about the Forensic Mental Health
Facility can be found at: hb5.mt.gov
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EXECUTIVE SUMMARY

This Environmental Assessment (EA) has been prepared by the Montana Department of
Public Health and Human Services (DPHHS) in cooperation with the Montana Board of
Investments (BOI) pursuant to the Montana Environmental Policy Act (MEPA), Montana
Code Annotated (MCA) Title 75, Chapter 1, and the Administrative Rules of Montana
(ARM), 17.4.601 et seq.

The EA evaluates the environmental, social, public health, and economic consequences
of the Proposed Action—the construction and operation of a 32-bed (potentially
expanding to 64-bed) forensic mental health facility on an approximately 114-acre
property in Yellowstone County west of Laurel, Montana, selected after evaluation of
alternative sites — against the No Action Alternative of not proceeding with the facility.
DPHHS has assessed the Proposed Action by identifying the Proposed Action, its need,
and the affected environment, and evaluating the direct, secondary, and cumulative
impacts to relevant environmental resources, and by considering the site-specific
characteristics of the project area, applicable regulatory requirements, and the
effectiveness of mitigation measures in reducing any impacts.

Based on the analysis presented herein, DPHHS finds that the Proposed Action would
result in positive impacts to the Montana human environment, including material
improvements to public health, constitutional due process, regional economic vitality,
geographic equity in the provision of and access to health services, and public safety —
while causing no significant adverse impacts to the physical, or other components of
the human, environment. The Proposed Action would result in no material alteration to
land, air, water or biological resources, and any alteration would be of limited
geographic extent or duration or could be mitigated below any material alteration.
Wetlands and aquatic features identified on the parcel would be avoided or subject to
additional permitting and review. The facility would connect to existing municipal water
and wastewater infrastructure with confirmed capacity, and stormwater, dust, and
erosion impacts would be addressed through standard permitting and best
management practices.

No material growth-inducing or growth-inhibiting aspects, including cumulative impacts,
are anticipated to occur. The Proposed Action is a compatible land use and consistent
with applicable growth policy goals of greater economic opportunity. The evaluation of
alternative sites has demonstrated that the selected site reasonably satisfies, and
exceeds, the State’s operational, infrastructure, and workforce criteria relative to other
locations considered. While local community opposition, reflected in public comment,
was expressed to the forensic mental health facility’s location, it did not demonstrate
any change to the site’s satisfaction, and exceedance, of the site selection criteria.

No particularly unique, fragile, or important environmental resource or value was
identified, though the Proposed Action would increase the availability of, and alleviate
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the lack of capacity for, forensic psychiatric evaluation and restoration services, which
is a critical need. The Proposed Action contemplates the full buildout of the facility, and
would not set precedent for, or commit the Department to, any future actions with
significant impacts. The Proposed Action does not conflict with local, State, or federal
laws, requirements, or formal plans.

The No Action Alternative is found to perpetuate and intensify existing adverse impacts
to Montana's behavioral health system, its forensic patients, and its county detention
infrastructure. While the No Action Alternative would avoid the minor environmental
issues associated with, in particular, the facility’s construction, any variation in effects
are minimal and of short duration.

AGENCY DETERMINATION

The Department of Public Health and Human Services approves and selects as the
appropriate alternative the Proposed Action, subject to the mitigation measures and
conditions identified in this Environmental Assessment. The Proposed Action meets the
purpose and need, satisfies and exceeds the site selection criteria, has minimal physical
environmental impacts, and has positive human environmental impacts. The Proposed
Action does not result in any significant impacts to the environment, including to the
physical or human environment. The Department of Public Health and Human Services
determines that preparation of an Environmental Impact Statement is not required.

1. PURPOSE AND NEED

1.1 STATUTORY AUTHORITY AND PROJECT BACKGROUND

In the 2025 legislative session, the Montana Legislature passed House Bill 5 (HB 5), a
long-range building program bill that transferred $26.5 million to the BOI for the
construction of a behavioral health facility. Governor Greg Gianforte signed HB 5 into
law on June 19, 2025. The statute required DPHHS and BOI to jointly develop a plan for
the facility's type and location, subject to approval by the Director of the Office of
Budget and Program Planning (OBPP).

Pursuant to HB 5, DPHHS and BOI developed a joint plan. On Nov. 28, 2025, following
OBPP approval of the joint plan and analysis of alternative sites, DPHHS Director Charlie
Brereton announced that a location in Yellowstone County near Laurel had been
selected as the proposed facility site. BOIl subsequently executed a buy-sell agreement
for a 114-acre parcel located west of Laurel along Old U.S. Highway 10, between 8th
Avenue and Golf Course Road. The parcel and facility would be owned by BOI as a State
investment asset, with DPHHS serving as operator under a lease arrangement
consistent with each agency's statutory mission.
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1.2 PURPOSE

The primary purpose of this project is to construct and operate a state-of-the-art, 32-bed
(potentially expanding to 64-bed) forensic mental health facility in Montana to address
the acute shortage of forensic mental health capacity. The facility will serve individuals
involved in the criminal justice system who require mental health evaluation or inpatient
restoration of competency to stand trial, as authorized under MCA Titles 46 and 53. The
facility is designed with modular scalability so that beds may be converted to civil
commitment use if future demand warrants.

1.3 NEED

Montana's forensic mental health system is operating under severe and worsening
strain. The following data points, drawn from DPHHS's October 2025 forensic demand
analysis, document the need for immediate action:

e Forensic court orders have surged 77% since FY 2022, with Guilty but Mentally IlI
(GBMI) orders alone increasing by 650% over that same period. There were 156
forensic court orders in FY 2025.

e The forensic waitlist at the forensic mental health facility in Galen reached 128
individuals at the close of FY 2025 — a patient population being housed in county
jails while awaiting treatment, often without adequate psychiatric care. As of
June 5, 2026, there are 87 patients on the forensic wait list.

o Since FY 2022, the Galen facility has maintained a waitlist consistently
exceeding 70 patients, creating a systemic bottleneck affecting county courts,
jails, local mental health systems, and defendants' constitutional rights.

e Montana currently operates 21.57 State psychiatric beds per 100,000 residents,
at the lower end of the national benchmark range of 20—40 beds per 100,000
population.

e The only forensic facility in the State — the forensic mental health facility in Galen
(53 beds) — is located in western Montana, requiring eastern and central
Montana counties to transport defendants hundreds of miles for evaluations and
restoration.

e Nationally, forensic waitlists grew from 883 individuals in 2019 to approximately

2,400 by 2024, and 11 states added more than 1,300 forensic beds between
2022 and 2024 in direct response.
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e InFY 2024 and FY 2025 combined, at least 24 known court orders were
dismissed due to speedy trial violations directly attributable to forensic bed
shortages — each representing a lost treatment opportunity and a constitutional
risk to the State, as well as a failure of the justice system.

e The total behavioral health investment during the 2025 session — approximately
$124 million in State funds plus up to $40 million in federal funds — reflects the
Legislature's recognition of a behavioral health crisis requiring comprehensive
infrastructure solutions.

2. PROJECT DESCRIPTION

2.1 PROPOSED ACTION

DPHHS, as the Lead Agency and future facility operator, proposes, in cooperation with
BOI (property owner), to construct a 32-bed (potentially expanding to 64-bed) forensic
mental health facility on approximately 14 acres of an 114-acre parcel located in
Yellowstone County, west of Laurel, along Old U.S. Highway 10, at Section 8, Township 2
South, Range 24 East (Facility or FMHF). The project is funded at $26.5 million through
HB 5, with the potential to draw on approximately $28.5 million from the Behavioral
Health System for Future Generations (BHSFG) State special revenue fund to cover any
costs exceeding the initial legislative appropriation. A description of the proposed
FMHF, including maps and other depictions of the facility, can be found in Appendix C.

Full scope of the Proposed Action analyzed under MEPA. The Proposed Action
analyzed under this EA encompasses the full long-range buildout of the FMHF in two
phases on the same parcel:

Phase 1 (currently funded): Construction and operation of a 32-bed forensic mental
health facility, funded by the $26.5 million HB 5 (2025) appropriation supplemented
by $28.5 million from the BHSFG State special revenue capital account. BOI has
approved and is awaiting DPHHS direction to proceed following applicable
regulatory processes, an Investment Project Manager Contract (BOI SH-DM-1-2026)
with D&M Development, LLC for the construction, with a total contract obligation not
to exceed $48,296,810.40.

The Phase 1 design, permitting, bidding, construction, commissioning, and
substantial completion sequence is depicted in the project schedule below.
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Figure 1. Montana Forensic Mental Health Facility Project Schedule (Phase 1). Source: DAC / Cushing
Terrell, December 3, 2025.
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Phase 2 (contingent on future appropriation): Construction and operation of an
additional 32 forensic beds on the same parcel, increasing total facility capacity to
64 forensic beds. The additional beds will serve the same forensic population, will be
designed to the same security and clinical standards, and will be operated under the
same DPHHS lease and operational program as the Phase 1 facility. Phase 2 will not
be constructed unless and until the Legislature appropriates additional funding for
that purpose.

Both phases are analyzed in this EA. Where this document refers to the “32-bed” facility,
that reference describes Phase 1 of the Proposed Action; references to the long-range
facility, full buildout, or the 64-bed configuration describe the cumulative scope of
Phase 1 plus Phase 2. Where impacts are inherently scaled with bed count — water and
sanitary sewer demand, staffing complement, traffic, and capital cost — the relevant
section identifies both the Phase 1 figure and the full-buildout figure.

The two-phase scope is disclosed in the DPHHS HB 5 Proposed Construction Plan
submitted to OBPP (which states the facility will be designed with scalability in mind for
future use) and has also been described to the Laurel City Council and the Yellowstone
County Commission and is reflected in the conceptual design package prepared by DLR
Group and Cushing Terrell on the State’s behalf.

Key project components include:

e 32-bed inpatient forensic mental health facility designed to medium- to low-
security standards with modular pods convertible to civil commitment use.

e Programmatic areas including evaluation suites, restoration treatment units,
gender-separated housing pods, administrative offices, and clinical support
spaces.

e Site infrastructure, including water, wastewater, electrical service, stormwater
management, access roads, and surface parking.

e Security infrastructure appropriate for a forensic patient population, including
perimeter fencing, secure entries, and camera systems.

e Landscaping and open space consistent with a secure, treatment environment and
compatible with the surrounding land use context.

Upon completion, DPHHS will operate the FMHF as lessee, with BOI retaining ownership
as a State investment asset consistent with its statutory mission.

2.2 SITEDESCRIPTION

The proposed site is a 114-acre parcel of generally flat, vacant agricultural land located
on the western edge of Laurel's urban boundary. The site is situated approximately 700
feet from Interstate 90 and borders Old U.S. Highway 10, providing direct access to the
interstate transportation corridor and efficient traffic circulation options. The parcel is
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bordered by commercial developments to the south and southeast, agricultural land to
the west, and residential land to the north and east. The Laurel Golf Course is to the
east, and Wood's Softball Complex is across Old Highway 10 to the South. The new
Love's Travel Stops & Country Stores, Inc. (Love’s) truck stop location is nearby.

Because the property currently lies just outside the Laurel city limits, BOI has contacted
both the City of Laurel and Yellowstone County to have the property zoning designated
for governmental use. Although the property must be zoned for government use, no
zoning regulations or growth policy is contrary to the siting of a forensic mental health
facility. BOI plans to consent to annexation if the City of Laurel desires it.

The nearest school is approximately .5 miles from the proposed construction location
of FMHF. Commenters have expressed concern about the FMHF’s location in relation to
the school, generally comparing the FMHF to a prison. (Commenters have presented no
data demonstrating that siting a forensic mental health facility within any given
proximity to a school causes adverse impacts or effects to the human environment.)
Although both forensic mental health facilities and prisons are secure facilities, a
forensic mental health facility is not a prison and is very different from a prison.
Montana law does not preclude siting a forensic mental health facility in Yellowstone
County west of Laurel, including as it may relate to any school.

A forensic mental health facility is a secured facility providing psychiatric care to
individuals needing mental health care or evaluation. It is not a prison or private
correctional facility. It is part of the behavioral health system, operated under DPHHS
authority and licensed as a secured, nhonhospital component of a mental health center,
whose primary purpose is to provide psychiatric evaluation, treatment, and custody for
individuals whose criminal cases turn on their mental illness, fitness to proceed, or
special forensic sentencing status.

Pursuant to Administrative Rule of Montana 37.106.1902 (10), a forensic mental health
facility means a 24-hour, seven-day-a-week, secured nonhospital-based forensic
psychiatric treatment for criminal justice involved adults who are committed by a court
of competent jurisdiction for the purpose of psychiatric treatment or evaluation.
Pursuant to Montana Code Annotated Section 53-21-102 (11), a "mental health facility"
or "facility" means the state hospital, the Montana mental health nursing care center, or
a hospital, a behavioral health inpatient facility, a community facility, a category D
assisted living facility, a community program, an appropriate course of inpatient
treatment, a mental health center, a residential treatment facility, or a residential
treatment center licensed or certified by the department that provides treatment to
children or adults with a mental disorder.

Forensic mental health facilities are organized around clinical care rather than custody.
They must maintain enough clinical and support staff on duty around the clock to meet
treatment needs, respond to crises, and sustain a safe therapeutic environment, which
results in more direct care staff per patient than is typical per inmate in a prison unit.
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The workforce in a forensic mental health facility is largely composed of physicians,
psychiatric technicians, nurses, and other clinically oriented staff whose work centers
on observation, therapeutic engagement, de-escalation, and supporting individualized
treatment plans for people with serious mental iliness. Security practices in a forensic
mental health facility are designed to protect staff and patients and prevent elopement,
but they are embedded within a treatment-focused environment where clinical
assessments, recovery-oriented interventions, and therapeutic goals drive daily
operations rather than a primarily custodial or punitive mission.

A prison, by contrast, is part of the correctional system and exists to securely confine
people who have been criminally convicted and sentenced to the Department of
Corrections. Its core legal purpose is punishment, custody, training, and general
rehabilitation, with mental health services provided as one of several institutional
programs rather than as the primary mission. See Mont. Code. Ann. § 53-30-101 (1).
Prisons are staffed primarily by Correctional Officers, who are law enforcement
professionals focused on maintaining order, enforcing rules, and providing security in a
custodial, punishment-oriented setting. Their training emphasizes use of force
standards, emergency response, perimeter and movement control, and managing large
inmate populations. As a result, a relatively small number of officers may supervise
many incarcerated people across large housing units or recreation yards, with staffing
geared toward broad security coverage and institutional control.

Prison placement is driven by a standard criminal sentence under the criminal code,
whereas placement in a forensic mental health facility is driven by court orders under
the mental illness and mental defect provisions of Montana law. In many cases,
patients in a forensic mental health facility have not been found guilty of a crime but are
being evaluated to determine whether they are mentally fit to stand trial or are being
treated to become fit to stand trial. Some may ultimately be found “guilty but mentally
ill” (GBMI), meaning the court concludes they committed the offense but had a
significant mental disorder at the time, and their sentence must account for both
punishment and treatment. Others may be found “not guilty but mentally ill” (NGBMI) or
a similar status under Montana law, meaning the court recognizes that their criminal
responsibility is altered by mental iliness and focuses on treatment and supervision
rather than punishment.

Forensic mental health facilities differ significantly from prisons. These differences
include differences in core mission, staffing, and day-to-day operations. Siting
considerations applicable to prisons are not applicable to forensic mental health
facilities.

Montana Code Annotated Section 53-30-607 imposes a one-mile setback between a
private correctional facility and the nearest public school. That statute does not apply to
a forensic mental health facility. Section 53-30-607 is titled “Licensure limitations —
siting of private correctional facilities” and, by its plain terms, restricts only what the
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Department of Corrections may license. “Department” is defined at Montana Code
Annotated Section 53-30-602(1) as “the department of corrections provided for in 2-15-
2301,” and “private correctional facility” is defined at Montana Code Annotated Section
53-30-602(2)(a) as “a correctional facility that is either privately operated or privately
owned and operated.” The FMHF is neither: it is publicly owned by the BOIl under HB 5
(2025) §17, publicly operated by DPHHS under HB 5 § 21, and is a forensic mental
health facility, not a correctional facility.

The Legislature, moreover, has expressly recognized that the two categories are
distinct: Montana Code Annotated § 53-21-102 (10) provides that “[a] correctional
institution or facility or jail is not a mental health facility within the meaning of this part.”
The FMHF is governed by Title 53, Chapter 21, not by Title 53, Chapter 30, Part 6. No
Montana statute imposes a fixed setback distance between a DPHHS forensic mental
health facility and a school; the site’s security design is therefore evaluated under the
standards applicable to forensic hospitals (perimeter fencing, secure entries, controlled
patient movement, and sallyport intake, rather than under the Department of Corrections
private-prison siting rule). Both environments are secure. There are locked doors,
controlled movement, searches, and rules designed to prevent escape and keep staff,
residents, and communities safe. Each uses structured schedules, formal disciplinary
processes, and incident reporting to manage behavior and respond to safety concerns.
Both settings also have to balance individual rights with public safety, follow
constitutional standards for conditions of confinement, and provide basic services such
as food, shelter, medical care, and access to the courts.

But a forensic mental health facility is very different from a prison. This distinction is
recognized both in law and in their core missions. Montana law permits the siting of the
forensic mental health facility in Yellowstone County west of Laurel, including as it may
relate to any school.

2.3 ALTERNATIVES

Proposed Action — Construct and Operate the FMHF on Parcel Near Laurel in
Yellowstone County
As described in Section 2.1 above.

Alternative Sites Considered Prior to Selection

Numerous alternative sites were evaluated for the location of the FMHF. Site visits took
place in Summer 2025 throughout Yellowstone County to assess locations suitable for
the FMHF’s design requirements. Additional site visits were conducted in Fall 2025 in
Custer County (Miles City) and Bighorn County (Hardin) with participation from local
officials, BOI, and DPHHS representatives.

There were a variety of factors used in the site selection process, including:
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+ Accessibility, Transportation, and Logistics
+ Site Configuration and Suitability

« Utilities, Public Services, and Infrastructure
* Fiduciary Considerations

« Permanent Workforce Availability

Based on a comprehensive evaluation of all proposed locations, the Yellowstone County
west of Laurel site most clearly satisfied the State’s selection criteria and demonstrated
superior long-term viability for a new FMHF. The site was chosen over other locations
due to its strong alignment with the aforementioned factors. The alternative sites
identified and considered during the site-selection process are identified in Appendix E.

Accessibility, Transportation, and Logistics — The site offers direct and reliable access
for patients, staff, emergency medical services (EMS), and law enforcement, with
convenient proximity to major transportation routes and regional population centers.
This level of accessibility supports timely transfers, facilitates staff commuting, and
enhances coordination with community partners throughout eastern Montana. The site
also facilitates geographic equity in the provision of mental health services.

Site Configuration and Suitability — The property provides an appropriately sized and
configured lot to support secure forensic facility operations and construction needs.
The site’s topography, layout, and access meet the needs of the specialized security,
privacy, and safety requirements of a new FMHF.

Utilities, Public Services, and Infrastructure — The location has access to reliable water,
sewer, electrical power, and telecommunications infrastructure, established emergency
vehicle routes, and access to emergency medical services, fire, and police. These
existing systems reduce development risk, support continuity of operations, and help
ensure that emergency response and public safety services can be provided efficiently
and effectively.

Fiduciary Considerations — The site supports responsible stewardship of public funds
by balancing upfront project costs with long-term maintenance and operational
efficiency. The availability of existing infrastructure, the suitability of the lot for potential
phased development, and the potential to minimize costly retrofits or off-site
improvements all contribute to lower lifecycle costs for the State.

Permanent Workforce Availability — This facility will rely on a specialized behavioral
health workforce, including psychiatric nurses, psychiatric technicians, psychiatrists,
psychologists, social workers, and other key clinical and support roles. The Laurel
location was selected in part because of its proximity to the largest health system and
health care workforce hub in Montana, improving the feasibility of recruiting, training,
and retaining qualified permanent staff. Workforce challenges in behavioral health are
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pronounced nationally and in Montana. The State is actively investing in solutions
through efforts such as the BHSFG Initiative and the Rural Health Transformation
Program (RHTP). These initiatives, among others, are expanding education, training,
certification, and career advancement opportunities in critical behavioral health fields,
and the Laurel site is positioned to benefit from and contribute to those ongoing efforts.

Commenters have expressed opposition to the FMHF’s immediate location, particularly
as to how it may interrelate with proximal residences, businesses, or schools. Although
the Commenters concerns have been heard and considered, Commenters arguments
and data have not materially changed the criteria evaluation described above, or
demonstrated the need for additional, unconsidered criteria, or demonstrated that an
alternative location would better satisfy the criteria.

The evaluation of alternative sites, applying the factors identified above, demonstrates
that the selected parcel reasonably satisfied, and exceeded, the State’s operational,
infrastructure, and workforce criteria relative to other locations considered. The
Yellowstone County site near Laurel was selected because it best satisfies the State’s
siting criteria—offering superior access to major transportation routes and regional
population centers, access to mental health care providers, compatible site
configuration, and immediate connection to existing utilities and public infrastructure—
while reducing development risk and lifecycle costs. It also uniquely supports long-term
operational viability by providing access to Montana'’s largest health care workforce,
improving recruitment and retention and the provision of forensic mental health
services, relative to other locations considered.

No Action Alternative — Decline to Build the Facility

Under the No Action Alternative, BOl would not acquire the Laurel parcel, and the facility
would not receive the $26.5 million appropriated in HB 5, which would revert to the
Long-Range Building Program account. No new forensic psychiatric capacity would be
added in Montana through this mechanism in the foreseeable future. The existing
forensic system, centered entirely at the Galen facility in western Montana, would
continue to operate at or above capacity, with a growing, constitutionally problematic
waitlist, and continued geographic inequity in the provision of forensic mental health
services. The Proposed Action and the No Action Alternative have comparable and
limited environmental impacts, in that the Proposed Action results in only minor,
localized, and mitigable construction and operational effects, while the No Action
Alternative avoids those physical disturbances. Accordingly, the primary distinction
between the alternatives lies not in the physical environmental effects, but in the
Proposed Action'’s ability to avoid the worsening human-environmental conditions and
lost economic opportunity associated with inaction.
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3. AFFECTED ENVIRONMENT

The analysis area for this EA is private property under an option to buy agreement with
BOI, and potentially impacted surrounding areas, including residences, businesses,
schools, transportation corridors, and utility service areas. Additional information on the
physical environment is available in Appendix B.

3.1 PHYSICAL ENVIRONMENT

Soils and Geology

As shown in the geotechnical analysis attached as Appendix B, the geologic setting
consists of lean clay with varying amounts of sand from the surface to depths ranging
from 14 to 20 feet below ground surface. Underlying the clay is a sand with varying
amounts of clay, silt, and gravel encountered at depths ranging from 14 to 20 feet and
continuing to the bottom of the boring when encountered. The lean clay material was
identified to be part of the Quaternary glacial till while the sand material was identified
to be part of the Quaternary alluvial deposits in the Scobey region.

Standard Penetration Test (SPT) N values (uncorrected) recorded in the clay generally ranged
from 1 to 14 blows per foot, indicating very soft to stiff soil. The moisture content of split
spoon samples ranged from 5 to 25% at the time of testing.

SPT N values (uncorrected) recorded in the clay generally ranged from 6 to over 50 blows per
foot, indicating loose to very dense soil. The moisture content of split spoon samples ranged
from 18 to 23% at the time of testing.

The proposed site consists of agricultural soils typical of the Yellowstone River valley,
characterized by generally well-drained loam and clay-loam soils used for dryland and
irrigated agricultural production. No unique geological features or unstable soils have
been identified in available site records.

Floodplain and Wetlands
Six wetlands totaling 17.31 acres and five bed-and-bank features totaling 1.84 acres
were delineated during the February 2026 aquatic resource delineation.

Wetland-3, Wetland-5, and Wetland-6 may be considered jurisdictional due to their
connection to seasonal wetlands, Bed and Bank (BB-1), which is likely to convey
naturally sourced water for more than three months per year. BB-1 connects to a
network of irrigation ditches that eventually outflow to the Yellowstone River, a Waters
of the United States (WOTUS). Wetland-2 and Wetland-4 are likely non-jurisdictional
features since they do not connect to another WOTUS. More research and field
investigation will need to be performed to provide a preliminary jurisdictional
determination for Wetland-1, as it is difficult to determine if it connects to another
WOTUS somewhere off the property.
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BB-4 and BB-5 are all likely non-jurisdictional features since they are constructed wholly
in upland and do not convey water for more than three months of the year. BB-2 and BB-
3 are also likely non-jurisdictional features, as they are constructed in upland areas and

may convey water for more than 3 months of the year.

The U.S. Army Corps of Engineers will be consulted to make all final jurisdictional
determinations in future phases that may impact the regulated features. Construction
would occur away from and not disturb these wetlands.

Air Quality and Greenhouse Gases

The project is located within Yellowstone County. Montana's air quality standards are
enforced under the Clean Air Act of Montana, Title 75, Chapter 2, MCA. Ambient air
quality in the project vicinity is typical of peri-urban/agricultural interface and is
influenced by a combination of regional and local sources, including vehicle traffic
along Interstate 90 and Old U.S. Highway 10, agricultural activities, including soil
disturbance and seasonal operations, commercial and light industrial development, and
occasional fugitive dust during dry and windy conditions. Existing emissions from the
parcel are minimal and limited primarily to agricultural soil disturbance and minor
equipment use. Construction activities would generate temporary, localized fugitive
dust and equipment emissions, primarily from ground disturbance, vehicle traffic, and
construction equipment. During operations, the facility is expected to produce no air
quality impacts. The Facility would not be a major stationary source of regulated air
pollutants, and emissions would be limited to routine vehicle traffic, building energy use,
and minor maintenance activities, consistent with existing development in the area and
typical of institutional development. The Proposed Action would likely have a negligible
effect on increased greenhouse gas emissions entering the atmosphere.

Water Resources

Water services would be provided by connection to the existing City of Laurel facilities.
The City of Laurel has stated that sufficient capacity is available to provide water supply
to this proposed facility, as established by the Love’s Late-Comer’s and Development
Agreement approved by the City Council under Resolution R25-39 (adopted June 10,
2025), which authorized extension of city water and sanitary sewer mains to serve this
area at capacity sufficient to accommodate the Proposed Action. A copy of Resolution
R25-39 and the accompanying Late-Comer’s and Development Agreement is attached
to this EA as Appendix A. Sufficient capacity is further demonstrated through
engineering analysis and consultation with regulating agencies, as more fully described
in section 3.2.

Department of Environmental Quality(DEQ) Circular 4, which can be used to variously
estimate water use from theoretical facilities, forecasts use of a theoretical facility
potentially analogous to the forensic mental health facility of 4,680 gallons per day
(gpd) for Phase | (32 beds times 115 gpd plus 100 employees times 10 gpd). Phase Il of
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a theoretical facility would add an additional 4,280 gpd (32 beds times 115 gpd plus 60
employees times 10 gpd). An alternative calculation using DEQ Circular 4 projects, at 32
beds, which is roughly the equivalent of 10 five-bedroom single family homes,
approximately 400 gpd per home (approximately 4,000 gpd total).

However, actual projected potable demand for the 32-bed FMHF based on engineering
design is approximately 2,000 gallons per day: 1,000 for employee and patient needs
and 1,000 for kitchen and laundry services. At 64 beds, the facility would use 2,600
gallons per day potable water. Accordingly, the impact of the facility can be analyzed
both based on its actual use as designed, or, more conservatively, based on projection
from a theoretical facility using DEQ Circular 4. The total water line length from Love's
Truck Stop to the 12" tee at the site is approximately 2,364 lineal feet. There will be
approximately 500 linear feet of water line from the tee to the building site. As is the
case with Love’s, a domestic pump will be used to ensure adequate pressure.Ensuring
adequate pressure is a function of the private, or intra-facility lines, and not because of
any pressure insufficiency in the mains.

Sanitary wastewater would discharge to the existing City of Laurel municipal
wastewater collection and treatment system, which the city has confirmed has
adequate treatment capacity at projected flow of approximately 2,000 gallons per day
per 32-bed unit, again, throughout Laurel Resolution R25-39.

To minimize the use of treated potable water for non-potable purposes, the Proposed
Action includes installation of on-site groundwater wells dedicated to landscape
irrigation. The irrigation wells would be permitted by the Montana Department of Natural
Resources and Conservation (DNRC) under the Montana Water Use Act (Title 85,
Chapter 2, MCA).

Estimated irrigation demand is approximately 7,000 gallons per day during the growing
season. Area data indicates groundwater levels are approximately 40 feet below the
existing ground surface.

No surface-water bodies are located on the proposed construction site. Stormwater
management for construction would be conducted under the Department of
Environmental Quality’s (DEQ’s) General Permit for Stormwater Discharges Associated
with Construction Activity, with a Stormwater Pollution Prevention Plan (SWPPP)
developed prior to ground disturbance. Post-construction stormwater would be
managed by on-site retention and conveyance designed in accordance with the City of
Laurel's stormwater standards. The SWPPP mitigations would minimize sediment and
erosion-related impacts to surface water during construction.
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The water-resources analysis in this EA is tiered to the City of Laurel's adopted water
and sewer master plans, to the Late-Comer’s and Development Agreement adopted
under Resolution R25-39, and to existing Yellowstone County groundwater studies.

Cultural and Historic Resources
No historic structures are located on the vacant agricultural parcel itself.

Vegetation and Wildlife

The site is currently in agricultural use with minimal native vegetation. No critical
wildlife habitat, threatened or endangered species, or wildlife corridors have been
identified on the parcel. The project footprint is appropriate for the scale of proposed
development and will not fragment regionally natural areas. This location is adjacent to
the urban interface of Laurel and Old Highway 10. The area is not in Core or General
Habitat for greater sage grouse.

3.2 HUMAN ENVIRONMENT

Populations and Demographics

Yellowstone County, anchored by the city of Billings, is the most populous county in
Montana, with over 169,000 residents as of 2022 and experiencing growth. It serves as
a regional economic hub with a diverse economy. Laurel is a city of approximately 7,376
residents (2026 projected) located in Yellowstone County, approximately 14 miles
southwest of Billings. The city has experienced steady population growth, with a
projected annual growth rate of approximately 1.1%. The median household income is
$68,474, and the poverty rate is approximately 8-10%. Laurel's location on the I-90
corridor, adjacent to the Billings metro area, provides access to a robust regional labor
market, essential to staffing the proposed facility.

Health Care Workforce and Infrastructure

Yellowstone County's access to a critical health care workforce and infrastructure
necessary to ensure the facility's success is a primary reason for its selection. This
location puts the facility close to the Billings metropolitan area's health care workforce
catchment zone, which supports a broad range of medical, mental health, and
behavioral health professionals. The proximity to Billings — Montana's largest city and
regional health care hub — is essential for recruiting and retaining the licensed
psychiatric nurses, social workers, psychologists, and security personnel that a forensic
facility requires.

Transportation

Laurel sits directly on I-90, one of Montana's primary east-west transportation corridors.
This location provides direct, high-quality road access for law enforcement transporting
patients from eastern and central Montana counties — many of which currently face
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one-way transport distances of 300—500 miles to reach the Galen facility in western
Montana. There is a direct exit off the I-90 onto the Old U.S. Highway 10 frontage road.
This provides direct site access.

The Traffic Impact Study for the Love’s Travel Stop performed by SCJ Alliance dated
May 2024 identifies that the Love’s Travel Stop will generate an additional 720 trips per
day in 2025. Their analysis assumes a 4% growth rate per year for both Love's traffic
and general neighborhood growth through 2030. The closest intersection to the FMHF
site that was included in the study is at Golf Course Road/19™ Ave W and Old Highway
10 W, which will also be the main entrance from the interstate to the facility. 994 trips
per day were counted. In 2030, with the Love’s project, the traffic flow is anticipated to
be 2,085 trips per day. The FMHF, if fully expanded to 64 beds, will have approximately
60 employees. This is less than 5% of the daily traffic and is unlikely to cause effects in
the area. This study is attached as Appendix H.

Public Services

Local governments (county or city) could provide standard municipal services, including
water, wastewater, fire, and emergency response. Yellowstone County could provide law
enforcement detention and emergency medical services at a regional level consistent
with the operational needs of the proposed facility. As addressed below, the FMHF will
be fairly self-efficient with respect to various public services, as it will have staff trained
and equipped to respond to clinical, behavioral, and life-safety events.

Funding for the facility is limited by Legislative transfer and appropriation pursuant to
Articles VIII, Sections 13 and 14 and HB5 (2025). Funding for other public services with
funds dedicated by the Legislature for this facility is not legal.

Water and sanitary sewer capacity. The City of Laurel’'s water and sewer systems,
including water and sewer infrastructure available to the proposed facility, have
sufficient capacity to serve the proposed facility. The facility will also have available to it
adequate water pressure, and there is no material impact anticipated to water capacity
or pressure elsewhere in the system anticipated from the facility. On June 10, 2025, the
Laurel City Council adopted Resolution R25-39, approving a Late-Comer’s and
Development Agreement under Laurel Municipal Code Chapter 12.38 by which Love's
has constructed, at its sole expense and at an estimated cost of $2,735,515, a water
main extending from the city’s existing system at the 8th Avenue/Old U.S. Highway 10
intersection and a sanitary sewer main extending from the city’s existing system at the
7th Avenue/OIld U.S. Highway 10 intersection, both running approximately 1,450 feet
east of the Old Highway 10/19th Avenue West intersection.

The city’s approval of R25-39 reflects an affirmative engineering determination that
capacity exists in the existing system to receive these new connections along the Old
Highway 10 corridor. For instance, prior to Love’s construction of water and sewer
mains to the area of the facility, detailed plans and specifications for the construction of
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the improvements were submitted to the Laurel City Engineer, which plans had to be
authorized by the City Engineer. The improvements were constructed in accordance
with the standards established by the City of Laurel, and in compliance with all rules and
regulations of the Public Works Department. The City could inspect the improvements
to determine that their construction conformed with the plans and specifications and
complied with all applicable standards, and the City Engineer inspected and approved
the improvements upon their completion. A water and sewer “main,” moreover, which
Love’s was constructing, is any line providing water or sewer to multiple service
connections, and is designed to specifications providing adequate capacity to those
service connections.

The LateComer’s Agreement, and its extension of water and sewer mains to the area of
the proposed facility, expressly contemplated new users of the water and sewer
infrastructure.

The proposed FMHF parcel lies along that same corridor and would tap into the Love’s-
financed improvements on the same terms as any other prospective customer under
LMC § 12.38.030, paying a pro-rata reimbursement during the seven-year reimbursable
period. Additionally, the City of Laurel Planning Board and Zoning Commission
recognized that the area is a “growth area,” that “the city can provide services to the
property both existing and proposed if extension of water, sewer,” that “fire hydrants
and water supply should be adequate if they meet the requirements from the Public
Works Department,” and that the “extension of services...is in the best interest of both
the City of Laurel and the property owners.”

The City’s execution of R25-39 demonstrates: (1) that the city’s water and sewer
systems can accommodate the proposed facility; and (2) that new users of the water
and sewer infrastructure were anticipated to tap into this water and sewer
infrastructure.

The BOIl and DPHHS consulted with the Montana Department of Environmental Quality
(DEQ), which regulates public water supply systems. The City of Laurel is obligated to
provide information about water supply issues, including infrastructure capacity and
water availability, to the regulating state agency. For example, the City of Laurel certified
to DEQ in its submission of the Telgian Engineering and Consulting “Building/Fire Code
Research and Water Supply Analysis,” that the water line built by Love’s and which runs
adjacent to the facility’s proposed location meets water pressure and capacity
standards. Further, Telgian conducted additional supply and flow testing on March 12,
2026, and relayed to Love’s on March 20, 2026, that the water pressure and capacity of
the public water supply on the line that would be used by the facility met all regulatory
specifications. The two Telgian analyses are found in Appendix .
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The Department of Natural Resources and Conservation (DNRC) regulates the waters of
the State, which includes the City of Laurel’s water rights. DNRC recently completed a
required 10-year review of water reservations, including the City of Laurel’s reservations.
Although the City did not report water use in its initial response to DNRC's
questionnaire, Laurel’s Director of Public Works subsequently reported that the City
used approximately 4,296.4 acre-feet in 2025, or approximately 1,399,988,077 gallons.
The City of Laurel has, at a minimum, access to 7,151 acre-feet from the Yellowstone
River, or 2,330,163,565 gallons. This leaves an excess of 930,175,488 gallons available
to serve the facility. The City’s water rights and the communications from the DNRC
outlining the rights are found in Appendix I.

DPHHS and BOI also conducted their own engineering analysis, relying on professional
engineers, of the water and sewer infrastructure.

The facility’s projected water and sewer demand remains the actual projected demand
based on facility design (projected potable demand for the 32-bed FMHF is
approximately 2,000 gallons per day: 1,000 for employee and patient needs and 1,000
for kitchen and laundry services; at 64 beds, the facility would use 2,600 gallons per day
potable water). However, it was inquired as to whether adequate capacity would also
exist for a theoretical facility using water at a rate calculated solely based on Montana
DEQ Circular 4 (application of Circular 4, though various approaches can be taken
which all yield similar results, projects use of 4,680 gallons per day (gpd) for Phase | (32
beds times 115 gpd plus 100 employees’ times 10 gpd); Phase Il would add an
additional 4,280 gpd (32 beds time 115 gpd plus 60 employees time 10 gpd); for a total
of approximately 8,960 gpd for a theoretical facility). The engineers have on multiple
occasions confirmed that adequate water and sewer capacity exists for the facility, and
that adequate capacity exists whether evaluated against the facility’s actual use as
designed or against a theoretical facility’s use. Engineering analysis is included in
Appendix 1.

Even assuming the increased water usage from calculations based on a theoretical
facility’s use, capacity is more than adequate, and the facility presents no material
impact to the City’s water capacity. Based on DNRC's recently completed 10-year
review of existing water reservations, including the City of Laurel's reservations, the City
has a net surplus water capacity available of 2,854.6 acre-feet (930,175,406 gallons)
per year or a net surplus water capacity available of approximately 2,548,426 gallons
per day. The current water intake has an estimated capacity of 20 million gallons per
day. Assuming the max projected usage of a 64-bed theoretical facility’s maximum
usage of 8,960 gallons per day, a theoretical facility would still only represent 0.0448%
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of the total intake capacity of the system (as designed, the 64-bed facility would only
represent 0.013% of the total intake capacity of the system).

This orders of magnitude more than sufficient capacity would be delivered by newly
constructed infrastructure, approved by the City of Laurel and that anticipates new
users, and the facility would tap this infrastructure with successively smaller connections
sized to address peak instantaneous facility demand. The City of Laurel water system
has capacity to serve the domestic and fire flow requirements of the proposed facility.

With respect to water pressure, physical test data collected upstream and downstream
of the facility site indicates that the system maintains residual pressures above the
required minimums during fire flow events. Residual pressure at the facility site is
estimated to be approximately 42 to 42.5 psi during the required fire flow demand of
1,000 gallons per minute, which exceeds the minimum 20 psi required during fire flow
events. Pressures have not been shown to drop below 40 psi in the area of town around
the facility. The current pressure zone is maintained by the City of Laurel's 4-million-
gallon water tank, meaning the facility as designed at 32-beds represents only 0.05% of
the total tank capacity, and no booster pumps are used. Maximum anticipated drop in
the City storage from all use is 10 feet, and rarely does it even drop that low.

BOI and DPHHS are aware of public concerns regarding water pressure in the area of
the proposed facility, but there is no technical information suggesting that servicing the
forensic mental health facility with water and sewer would result in extra-facility capacity
or pressure impacts. And upon further analysis, comments provided represent
properties that are not in the same pressure system as the proposed facility, are not
served by the same water line as the proposed facility, or are county residents receiving
public water supply services from unrelated infrastructure.

Water and sewer capacity and water pressure are sufficient to service the forensic
mental health facility, and the facility would not materially impact water and sewer
capacity or water pressure.

The availability of this water and sewer of sufficient capacity, pressure, and
infrastructure has become an issue. The State has various options to ensure that
adequate public services, including water and sewer, are provided to the facility, which
is acutely needed to provide forensic mental health care. These options include but are
not limited to:

(1) City of Laurel agrees to provide water and sewer services to the facility without
annexing the property into the City, which the City is doing with other customers;
(2) Consent to annexation if the City desires it;
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(3) Provide mitigation funding to the City of Laurel for conservation measures or
infrastructure upgrades in the amount of the facility’s expected use as a
condition of connection and/or annexation;

(4) Purchase and decommission properties in the City that consume water in the
amounts of the facility’s expected use to offset actual capacity constraints;

(5) Compel the City to comply with the provisions of 7-13-4346, MCA, which requires
the City provide services to the facility via the Rossmoor Subdivision (the location
of the proposed facility), given that the boundary of the subdivision is within 501
to 1,000 feet of a component of the municipal system;

(6) Seek judicial relief and enforcement of the Love’s Late-Comer Agreement as a
benefited third party wherein the City of Laurel has already agreed to provide
water supply to the Rossmoor Subdivision and to reimburse Love’s for the cost
of the installation of the main line along Highway 10;

(7) Challenge the validity of the annexation moratorium; or

(8) Seek judicial relief and exercise the State’s rights under Title 70, Chapter 30,
eminent domain, to procure adequate water through either the existing public
water supply or by seeking reallocation of the approximately 2,855-acre feet of
unused water rights of the City.

None of these options of securing water and sewer have any material impact on the
environment. Capacity and pressure are sufficient, and are not materially impacted,
regardless of the means of securing water and sewer services.

The preferred option is that the City of Laurel agrees to provide water and sewer
services to the forensic mental health facility without annexing the property into the
City, as the City is currently doing with other customers. This preference is in response
to public comments. The City, however, has not expressed interest in this option.

With respect to annexation, annexation is not necessary for the facility to obtain public
services. Rather, it is an option to potentially arrive at a situation mutually benefiting
both the City of Laurel and the forensic mental health facility. Accordingly, BOI, as the
real estate developer for the Proposed Action, will consent to annexation if the City
desires it.

On January 20, 2026, verbal and written comments were provided to the Laurel City
Council by the BOI Executive Director. The City Council was informed that the State had
signed a buy-sell agreement for the proposed facility location. The City was also
informed that the State would make a formal request to begin the annexation process
for the property. Through the annexation process, means of alleviating any impacts, real
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or perceived, potentially caused by the facility could be addressed, and, for example,
mitigation funding provided to the City for conservation measures or infrastructure
updates in an amount of the facility’s expected use as a condition of connection or
annexation.

In response, steps were taken by the City to address its annexation process, which
ultimately resulted in an indefinite, in time, application, purpose, and validity, moratorium
on annexation applications. DPHHS and BOI have monitored this process, including
concerns raised regarding water capacity and pressure, and have not identified any
technical information that would question the sufficiency of water or sewer capacity or
water pressure to the proposed facility. See Appendix |, Additional Investigation and
Explanation as to Water Supply Issues, including Infrastructure Capacity and Water
Availability to Service the Proposed Facility.

On June 16, 2026, DPHHS and BOI, through the engineering firm Cushing Terrell,
requested a will-serve letter and the ability to perform a fire flow pressure test on the
public water supply on the hydrant adjacent to the facility’s proposed location (such
testing would confirm the estimations of sufficient water capacity and pressure). The
City denied both the will-serve request and the ability to perform the pressure tests in a
letter from the City Public Works Director dated June 29, 2026.

DPHHS and BOI again consulted with the Montana Department of Environmental Quality,
which regulates public water supply systems. DEQ ensured DPHHS and BOI that they were
basing their capacity decisions on the most recent City of Laurel filings with DEQ, which
filings demonstrated adequate capacity and approval of use, that DEQ approved
connections to the water and sewer infrastructure in the area of the facility based on the
City’s filings, and that the City had not informed DEQ of any condition that would change
these determinations.

On June 23, 2026, the Laurel City Council considered and approved a Conditional Use
Permit for Love’s Travel Stops and Country Stores for a 24-unit recreational vehicle
parking area. The water services would be provided by the same water line that would
service the facility. When concerns were raised at this meeting regarding public water
and infrastructure capacity, the City Planner said “[t]he problem is not water, but
pressure,” and made clear reference was to the pressure on the private line, not the
main line. Like the Love’s RV Park, to address any private line pressure concerns, the
facility plans to include a domestic booster pump.
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At its August 4, 2026, meeting, the Laurel City Council discussed a new 10-year
agreement with the CHS Refinery, which includes a new requirement for minimum water
purchase requirements for the City’s largest user of the public water supply. No
concerns regarding the City’s water or sewer infrastructure or capacity or water
pressure were raised. The relevant Laurel Public Works Committee brief is included in
Appendix I.

Securing public services through a mutually beneficial relationship with the City of
Laurel, by which annexation into the City is one means, is the preferred option for
securing water and sewer for the forensic mental health facility. Should this option not
be viable, DPHHS and BOI will progress to other options until water and sewer services
are secured for a facility critical to addressing the State’s acute need for forensic
mental health care.

The State’s final and permitted facility design parameters confirm that the demand
placed on the city’s system by the Proposed Action is modest relative to the capacity
being delivered under R25-39: the facility’s domestic water service will tap the Loves-
financed main with a four-inch (4") connection, reducing to a three-inch (3") service
entering the building, sized for a peak instantaneous demand of approximately 120
gallons per minute at full long-range buildout of 64 beds (Phase 1 plus Phase 2, as
described in Section 2.1).

Sanitary sewer service to the facility will be conveyed by a six-inch (6") lateral
discharging to the Loves-financed sanitary sewer main. These service sizes are
consistent with standard institutional health care service connections and are below the
design capacity of the mains being constructed under R25-39.

Fire, police, and emergency medical services. The proposed facility would very rarely
draw on Laurel’s volunteer-stipend fire department and single-ambulance emergency
medical service, or on the city’s police department. This health care facility will be
staffed at all times with on-site safety personnel and patient-care staff trained and
equipped to respond to clinical, behavioral, and life-safety events, and the building will
be designed with secure entries, controlled patient movement, perimeter fencing,
sallyport intake, and fire detection and suppression systems meeting the standards
applicable to a hospital occupancy, and on-site security supervision. The proposed
facility is designed and will be operated so as not to impose additional demands on
those local services. Additional detail can be found in Section 4.4.1.

The State, through the BOI as titleholder under HB 5 (2025) §17 and DPHHS as operator
under HB 5 §21, will not seek annexation of the parcel into the City of Laurel for the
purpose of obtaining fire, police, or ambulance services; the State will, however, consent
to annexation if the City requests it, consistent with the position already stated in
Section 2.2 of this EA.
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For the limited circumstances in which a patient requires emergency medical care that
cannot be safely managed on-site, DPHHS will pursue inter-facility transfer agreements
with hospital systems and independent emergency medical service providers in Billings
(located approximately 12 miles east of the site via Interstate 90) for transport and
treatment, rather than relying on the City of Laurel’'s ambulance or hospital resources.

Accordingly, the Proposed Action does not impose meaningful new operating demands
on Laurel’s fire department, police department, or emergency medical services.

Proximate Residences, Business, and Schools

Commenters have expressed opposition to the FMHF’s immediate location, particularly
as to how it may interrelate with proximal residences, businesses, or schools. As
addressed in Section 2.3, Commenters’ arguments and data have not materially
changed the site selection criteria evaluation described above or demonstrated that an
alternative location would better satisfy the criteria. Additionally, property value and tax
revenue issues are addressed in Sections 4.1.1, 4.1.2-, and schools are addressed in
Section 2.2 and 4.1.1. Commenters did not provide any data or studies demonstrating
any effect on proximate businesses. As demonstrated in Section 4.1.1, the FMHF is
expected to have a positive economic impact.

4. ENVIRONMENTAL CONSEQUENCES

4.1 PROPOSED ACTION - IMPACTS ASSESSMENT

4.1.1 Positive Impacts on the Human Environment

Public Health — Behavioral Health Service Access

The construction of the 32-bed facility is projected to increase DPHHS's annual forensic
care delivery capacity to 197 patients, increasing the availability of, and alleviating the
lack of capacity for, forensic psychiatric evaluation and restoration services, which is a
critical need.

This expansion directly addresses a documented and worsening public health
emergency. Individuals on the current 87-person waitlist are being held in county jails
without adequate psychiatric care, leading to clinical deterioration, increased suicide
risk, and prolonged institutionalization. Access to timely forensic psychiatric services is
foundational to both individual health outcomes and community public safety.

The 197-patient annual delivery capacity figure reflects Phase 1 (32 beds). Upon
completion of Phase 2 (an additional 32 forensic beds, contingent on future legislative
appropriation, as described in Section 2.1), the facility's annual forensic care delivery
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capacity is projected to approximately double, providing meaningful long-term capacity
to address the documented and growing forensic waitlist.

Constitutional Due Process and Rule of Law

Prolonged detention in county jails without access to competency evaluations and
restoration treatment may constitute a violation of defendants' constitutional due
process rights under the Fourteenth Amendment. Other states, including Washington,
have faced federal class-action lawsuits and consent decrees requiring expanded
forensic capacity due to similar systemic failures. The proposed facility directly
mitigates this legal exposure for both the State of Montana and its 56 counties. It will
also reduce the costs of confining individuals who are committed to DPHHS and are
awaiting bed availability at the State's Galen campus.

The current waitlist for these services supports Yellowstone County as the location for
the facility. As of June 5, 2026, the waitlist, by county, is:

Missoula — 15
Yellowstone — 13
Flathead — 12
Silver Bow — 11
Cascade - 5
Richland - 4
Beaverhead - 4
Powell - 3

Lewis and Clark — 3
Ravalli — 3

Hill - 3

Custer - 2
Jefferson -1

Deer Lodge - 1

Lake - 1
Gallatin — 1
Lincoln - 1
Fallon — 1
Mineral — 1
Carbon - 1
Big Horn - 1

Total: 87 across 21 counties.
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Geographic Equity — Central and Eastern Montana

Because the existing forensic mental health facility in Galen is located in western
Montana, law enforcement agencies, courts, patients, and families in central and
eastern Montana face substantial transportation burdens — in some cases 300-500
miles one-way — for forensic services. DPHHS's guidance analysis specifically cites
geographic equity and improved access for eastern Montana as the primary rationale
for the facility's site selection. Locating the facility in Laurel on the I-90 corridor provides
efficient ground transportation access to communities across central and eastern
Montana, including Yellowstone, Custer, Dawson, Richland, McCone, Garfield, Prairie,
Rosebud, and Treasure Counties.

Economic Benefits — Regional Employment and Investment

The project represents a capital investment of at least $26.5 million, with potential
supplemental funding of up to $28.5 million from the BHSFG fund. Construction will
generate direct employment in the building trades and support indirect economic
activity throughout the Yellowstone County regional economy. Upon opening, the facility
will create permanent positions in psychiatry, nursing, social work, psychology, security,
maintenance, and administration — stable, well-compensated public health care sector
jobs consistent with Laurel's growth policy goal of greater employment opportunity.

Public Safety

The forensic waitlist has directly contributed to the dismissal of criminal charges on
due process grounds — at least 24 known cases in FY 2024 and FY 2025 combined.
Each dismissal represents a safety risk if the underlying criminal conduct is attributable
to untreated mental iliness. By reducing waitlists and increasing throughput for
competency evaluation and restoration, the proposed facility enables the criminal
justice process to move forward appropriately, protecting both defendants’ rights and
community safety.

Safety and Security Concerns Related to Proximity to Local Schools and Homes

All individuals admitted to this type of facility are either court-ordered or sentenced to
DPHHS. The facility will operate under strict security and clinical protocols to ensure the
safety of patients, staff, and the local and broader community. The facility will be fully
compliant with ARM 37.106.1615, which stipulates the requirements for a facility of this
type. No law or regulation restricts the siting of the facility at the location selected.

As a forensic mental health facility, security is tighter than in traditional locked
psychiatric units. Security features include:
«  “Sally port” doors, which ensure one door is closed before the other opens to
prevent patient elopement
« Arobust, high-security perimeter fence around certain sections of the facility as
an additional measure of safety and security for the campus as well as the
surrounding community
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A 24/7 central command station that operates facility access control and
manages patient and staff movements
24/7 interior and exterior live video monitoring

No firearms are on-site, and staff are trained in de-escalation and safe behavioral
management techniques.

Total EMS calls for the Galen facility are minimal and are as follows, based on
information provided by DPHHS. There have been four total fire department calls from
2020 to present, none of which required fire department response (fire alarms only).
There have been 21 EMS calls, most in FY 2025, due to ongoing construction of the
Main Hospital and increased medical acuity of patients being transferred to Galen. The
Department does not anticipate that this would be the patient population served in the
Yellowstone County Facility.

Reduction of County Jail Strain

County jails across Montana report severe operational strain from housing forensic
patients who require psychiatric care but cannot access treatment due to the waitlist.
Jail staff reports that these individuals deteriorate while held in facilities not equipped
to treat mental illness. The proposed facility, by reducing the forensic waitlist and
absorbing patients from eastern counties, will relieve overcrowding in county jails,
reduce per-diem costs to county governments, and allow jail staff to focus on their core
public safety function.

Long-Term Systemic Resilience

The facility's modular design — built to forensic standards but capable of conversion to
civil commitment use — provides long-term flexibility that maximizes the return on State
capital investment and avoids costly future retrofits.

4.1.2 Physical Environmental Impacts

Short-Term Construction Impacts

Ground-disturbing activities will produce temporary, localized impacts, including fugitive
dust, equipment exhaust emissions, construction noise, and disturbance of agricultural
soils within the project footprint. These impacts are typical of commercial and
institutional construction projects. They will be managed through standard best
management practices, including dust suppression, erosion and sediment controls, and
construction traffic management plans. All applicable State air quality, stormwater, and
construction permits will be obtained before commencement of earth-disturbing
activities.

Long-Term Operational Impacts
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Upon completion, the facility's operational footprint will generate traffic consistent with
that of an institutional health care campus — primarily staff commuting and periodic
law-enforcement transport of patients. Given the site's access via Old U.S. Highway 10
and its direct exit from [-90, traffic impacts on residential streets will be minimized
through appropriate site design and access management. Wastewater flows could be
handled by the City of Laurel's municipal wastewater treatment system. Stormwater will
be managed in compliance with State permit requirements.

Land Use, Visual, and Socioeconomics

The Proposed Action encompasses the full 64-bed long-range buildout in two phases:
Phase 1, the currently funded 32-bed forensic facility; and Phase 2, an additional 32
forensic beds on the same parcel, contingent on future legislative appropriation. The
two-phase 64-bed scope, as disclosed in the DPHHS HB 5 Proposed Construction Plan
submitted to OBPP, has also been described to the Laurel City Council and the
Yellowstone County Commission. It is also reflected in the conceptual design package
prepared by DLR Group and Cushing Terrell on the State’s behalf, attached as Appendix
C.

The 114-acre parcel size reflects the security perimeter, operational support, and
contingency-buffer requirements appropriate to a 64-bed forensic campus, identified
during the alternative-site screening (Section 2.3). Because the full 64-bed buildout is
analyzed in this EA, no supplemental environmental analysis is required for Phase 2
construction, provided it remains within the parameters analyzed here. Any future State-
operated construction at this site that would exceed the parameters analyzed in this EA
— for example, capacity materially beyond 64 beds or a materially different use — may
constitute a separate State action potentially requiring its own environmental analysis.

The site is currently vacant agricultural land in Yellowstone County by the western edge
of Laurel. Construction in this location is generally consistent with Laurel's Growth
Policy, which anticipates continued development along the western urban fringe.
Landscaping, architectural design, and appropriate setbacks will be incorporated to
minimize visual impacts on nearby residential properties and recreational amenities.
Excess land could be left in its current agricultural status, resold, or further developed,
as consistent with land-use or growth needs.

Impacts to nearby residential property values have been raised, specifically by citing
broker testimony (“6% sale-price differential on a single townhouse unit,” another
broker’s estimate of “up to 50%,” a “$100,000 per home” figure, and a “27% within one
mile” figure) and a reference to a Montana Realtors Association report.

Studies were submitted by opponents and proponents of the facility. Proponents

submitted information collected by the State of Montana’s Legislative Services Division,
analyzing forensic facility construction and the current economic conditions around
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previously built forensic facilities. Opponents submitted information regarding
“correctional facility, jail, work camp, etc.” (Sage Journals), ranging in date from 1990 to
2022. After consideration and review, it was determined that “correctional facilities,
jails, work camps, etc.” are not comparable to a forensic mental health facility as
described in Section 2.2. A local gap analysis was conducted in September 2025, and
the Department has determined that the analysis is inaccurate and generally irrelevant.
The analysis claimed that the “proposed facility, operating at a standard 7:1 ratio, would
require approximately 450 full-time staff,” which is categorically false based on the
existing staffing models for the FMHF at Galen and the Department’s projected staffing
needs for the new facility. All studies are available in Appendix F.

The Department has reviewed the comment record and the peer-reviewed empirical
literature on this question. None of the figures submitted in comments are supported by
controlled market analysis: the 6% figure is a single transaction with a five-month listing
period and no hedonic comparison, nor was it accompanied by any documented proof
of the valuation change; the “up to 50%,” “$100,000,” and “27%" figures are stated
without identified comparable sales, methodology, or source documents. Anecdotal
comments regarding sales data were considered but remain unverified as second-hand
and do not consider the changing dynamic of the housing market, which is shifting to a
more buyer-friendly market generally (https://nbcmontana.com/news/local/pandemic-
era-influx-drove-price-spikes-economist-says-montana-housing-is-stabilizing). However,
an analysis was performed on the housing market in the 59044 Zip Code using publicly
available data and found average home prices have increased from December 2025 to
April 2026 in dollar value and shows home prices have grown year-over-year for the
same time frame. This timeframe overlaps with public knowledge of the FMHF and its
proposed location in the 59044 Zip Code.
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Peer-reviewed literature has examined this question repeatedly over four decades using
multiple-regression and difference-in-differences methods that control for the fact that
such facilities are generally sited in already lower-value areas.

Galster, Tatian, and Pettit (2004), studying 11 supportive-housing developments in

Denver, found that property values within 2,000 feet of the facilities rose approximately
3.5% relative to the pre-siting trend after the facilities opened.
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The NYU Furman Center’s analysis of roughly 7,500 supportive-housing units in New
York City found no statistically significant negative impact on properties within 500 feet
and steady relative price growth after opening.

Horn, Joshi, and Maclean (2021), studying substance-use-disorder treatment centers in
Seattle, found that naive models produced a 3.4-4.6% reduction, but that, after
correcting for the endogeneity of facility siting using a spatial difference-in-differences
model, “no evidence that [such centers] affect property values” remained.

Earlier studies of mental health centers and group homes (Dear 1977; Ryan and Coyne
1985; Wagner 1989) reached similar conclusions.

Property-value diminishment claims are not supported by the available empirical
evidence and do not establish an adverse socioeconomic impact. The FMHF, moreover,
would be developed with full perimeter landscaping and architectural treatments
consistent with the surrounding residential and commercial context, and with setbacks
designed to minimize visual intrusion on adjacent properties.

Assertions that siting the facility on the Laurel parcel forgoes an estimated $350,000 to
$400,000 per year in property tax revenue that would otherwise be generated by private
residential or commercial development of the 114-acre site are not supported by data
and are speculative in assuming that such residential or commercial development
would provide this revenue (Commenters assume a scale of residential and commercial
development exceeding that of the FMHF, which the Commenters maintain cannot
adequately be serviced by existing utilities), occur. As demonstrated in Section 4.4.1,
the FMHF would generate positive socioeconomic impacts, including those with a
nexus to the human environment.

Additionally, psychiatric facilities are commonly located in residential neighborhoods
throughout Montana. Appendix C shows maps of the Billings Clinic Behavioral Health
and DPHHS Grasslands psychiatric facilities with concentric circles extending for a one-
mile radius. In both instances, facilities are near residential and other public facilities,
are in growing areas, and, generally, have above-average commercial and financial
value.

Property owned by the State of Montana and used for a governmental purpose is
generally exempt from local property taxation under Article VIII, Section 5 of the
Montana Constitution and Title 15, Chapter 6, Part 2, MCA, irrespective of the specific
site selected; any foregone-tax figure therefore reflects not a unique consequence of
the Yellowstone County parcel, but the general statutory framework governing State-
owned facilities.
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The Phase 1 (32-bed) construction phase represents a BOI contractual commitment of
up to $48,296,810.40 under BOI Investment Project Manager Contract SH-DM-1-2026,
funded by the $26.5 million HB 5 (2025) appropriation supplemented by $28.5 million
from the BHSFG fund. Phase 2 construction, if appropriated by a future Legislature,
would represent a further capital investment of comparable magnitude on the same
parcel. Ongoing operations of the facility will sustain permanent positions in psychiatry,
nursing, social work, psychology, security, maintenance, and administration — payroll,
procurement, and indirect economic activity that accrues to the Yellowstone County
regional economy and to local sales- and income-tax-paying businesses.

Municipal water, sanitary sewer, and road systems could adequately service the FMHF.
As addressed in Section 3.2, the City of Laurel’s execution of the Love’s Latecomer
Agreement (Resolution R25-39, June 10, 2025) and its acceptance of municipal water
and sewer extensions to this corridor demonstrate that infrastructure capacity to serve
development in this area is being delivered. Additionally, water and sewer services are
financed by user fees, not property taxes.

The City of Laurel has further received substantial state financial assistance for
construction, operation, and maintenance of its water and wastewater systems. The
chart below from the Legislative Services Division, which was verified by the Office of
Budget and Program Planning, shows in excess of $23 million in state financial
assistance to the City of Laurel.

Biennium Program Type/Legislation Amount Infrastructure Focus Status
2025 State-Local Infrastructure $488,448 | 7th Ave and 6th Ave Sewer Main Approved
Partnership Act (HB 355) Line Replacements
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2021 ARPA Infrastructure Grant $1,098,308 | South 4th Street Stormwater and | Completed
(HB 632) Sewer Infrastructure
Improvements Project
2017 TSEP Wastewater Grant $500,000 | Fire Flow Capacity and Mains Completed
Replacement
2015 TSEP Planning Grant $15,000 | Water system PER Completed
2015 DNRC Renewable $125,000 | Water Systems Improvements Completed
Resource Grant (RRGL)
2011 TSEP Wastewater Grant $625,000 | Replace distribution main Completed
2009 TSEP Wastewater Grant $750,000 | Replace the Village Sub lift station | Completed
2007 TSEP Wastewater Grant $500,000 | Replace sewer trunk mains. Completed
Since WRF (Drinking Water) $11,600,000 | Water Treatment Plant, Water Completed
2000 Loans Main, Laurel Intake
Since SRF (Wastewater) Loans $7,900,000 | Upgrade to Wastewater Plant and | Completed
2000 Collection System
Total $23,601,756

Locating the facility on the 114-acre Yellowstone County parcel west of Laurel does not
block westward residential growth nor does it exacerbate any local housing shortage.
Long-term housing supply in the Laurel area is governed by considerably broader
factors than the availability of any one 114-acre peri-urban parcel, and the FMHF merely
requires that any westward growth in the area align with the FMHF’s use of the parcel.
In fact, the FMHF further supports the continued provision of services to any westward
expansion. The City of Laurel, moreover, has no ability to provide for expanded
residential development in the vicinity of the parcel, as it, and other areas west, are
outside the Laurel city limits. The City of Laurel Civil Attorney stated on March 25, 2026,
in a written communication to the BOI, “The City of Laurel has no authority to zone, or
otherwise dictate, appropriate land use for the property the State is purchasing.”
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From: Civil Attorney <civilattorney@laurel. mt.gov>

Sent: Wednesday, March 25, 2026 2:43 PM

To: Villa, Dan <DVilla@mt.gov>

Cc: City Mayor <citymayor@laurel.mt.gov>; Kurt Markegard <kmarkegard@laurel.mt.gov>
Subject: Governmental Use Notice

M. Villa:
I am responding to the attached letter sent to City of Laurel CADO Markegard late yesterday night.

Moving forward, please direct all communications to my office on this matter, or if you are communicating with City Staff on
these pending matters, please be sure to circle in my office, due to pending litigation concerns.

Montana law, related to local zoning regulations, as you note in your letter to CAO Markegard, specifies as follows:

76-2-402. Local zoning regulations -- application to agencies. (1) Whenever an agency proposes to use public land contrary
to local zoning regulations, o public hearing must be held and the agency shall attend the public hearing.

{2) The focal governing body shall hold a hearing within 30 days of the date the agency gives notice to the local governing body
of its intent to develop land contrary to local zoning regulations.

Mont. Code Ann. & 75-2-402 is not applicable to the proposed Mental Health Forensic Facility, as it relates to the City of Lau-
rel. The “local governing body,” in this circumstance, is not the City of Laurel. The “local governing body” is Yellowstone
County. The property at issue is not within City of Laurel city limits. The property at issue is not subject to City of Laurel
jurisdictional obligations. Existing case law and statutory authority makes it very clear that the City of Laurel does not have
extra-territorial jurisdiction over the County property at issue. The City of Laurel has no authority to zone, or otherwise dictate,
appropriate land use for the property the State is purchasing. Please refer to the County’s Resolution related specifically to
this issue —R24-116. In addition, please refer to the District Court’s determination by way of Judge Fehr in Yellowstone County,
clearly specifying that the City does not have extra-territorial jurisdiction over County properties. While that decision is on
appeal, right now, to the Montana Supreme Court, unless and unfil overturned, this is the existing law that governs the City
of Laurel, and it is binding upon the City of Laurel’s actions, as they relate to County properties.

The City declines to take any actions in relationship to the property at issue, including the State’s purchase of this property
and intended use. If and when an annexation Petition is presented to the City, at which time the City/County Planning Board
will meet its legal obligations to consider the Petition, and thereafter, so will City Council, the City declines to participate in
any purported “zoning” hearings or otherwise related to the County property at issue. The City does not have jurisdictional
authority over this property, and your inguiries should be directed at Yellowstone County, its staff, and the Commissioners
making decisions about County properties.

If you wish to further discuss, please let me know.

Thank you.

Best Regards,

Nidele L. B——

Michele L. Braukmann

Civil City Attorney

City of Laurel

Cell Phone: 406.671.4333
civilattorney@laurel.mt.gov
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The parcel lies in unincorporated Yellowstone County and is currently in agricultural use.
Even where local zoning regulations exist, Montana law expressly contemplates State
agency use of public land for governmental purposes that may be contrary to local
zoning (see 76-2-402, MCA). Section 76-2-402, MCA, provides that where an agency
proposes to use public land contrary to local zoning regulations, the local governing
body must hold a public hearing within thirty days of notice from the agency, and the
agency must attend the hearing. The statute prescribes a procedure for such use; it
does not prohibit it. The State will follow the procedure, as applicable, prescribed by §
76-2-402, MCA, in Yellowstone County. As addressed in Section 2.2, the Department has
separately requested that the City of Laurel and Yellowstone County designate the
property for governmental use, consistent with the existing planning framework.

Additionally, as detailed in Section 2.3, multiple alternative sites, including various
locations in central and eastern Montana, were considered for the potential location of
the FMHF. Based on that evaluation and application of the siting factors and
considering any unique varying effects on the human environment presented by the
various locations, the site near Laurel most clearly satisfied the selection factors and
demonstrated superior long-term viability for a new FMHF.

The Department finds that the scope of the Proposed Action is fully disclosed and
analyzed. The Department finds no adverse land use, socioeconomic, or visual impacts
established by the Proposed Action. The Department finds no adverse impact to the
housing market or to the regional growth pattern established by the dedication of this
parcel to the Proposed Action.

Water, Air, and Land
Impacts and their lack of materiality are generally addressed in applicable portions of
Sections 3.1 and 3.2, and those portions are incorporated herein by reference.

Physical Environmental Finding

Based on site characteristics, the scale of the proposed facility, available infrastructure,
and applicable regulatory framework, no adverse impacts to air quality, water resources,
soils, cultural resources, biological resources, or other physical environmental
components are anticipated from the Proposed Action that cannot be mitigated through
standard permitting and construction practices.

Based on the foregoing, the Department has determined that there are no adverse
impacts to water resources associated with the Proposed Action.

4.2 NO ACTION ALTERNATIVE - IMPACTS ASSESSMENT

The No Action Alternative — declining to build the Forensic Mental Health Facility in
Yellowstone County — does not represent a neutral baseline. It perpetuates and
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compounds a documented, ongoing crisis with measurable adverse consequences for
Montana's human environment. While the No Action Alternative perpetuates and
compounds this adverse consequence for Montana’s human environment, it would
mean that the impacts of the Proposed Action would not occur, and that existing
impacts reflecting 114-acre agricultural land would continue.

Continued Public Health Crisis

Without the proposed facility, the forensic waitlist — currently at 87 individuals and
growing — will continue to grow as forensic court orders (up 77% since FY 2022)
outpace admission capacity. Individuals legally entitled to psychiatric evaluation and
treatment will remain in county jails for extended periods without appropriate clinical
intervention, with documented clinical deterioration, increased risk of self-harm, and
delayed adjudication.

Constitutional and Legal Exposure

The No Action Alternative leaves Montana's constitutional exposure regarding the due
process rights of forensic defendants intact and worsens it. As DPHHS has noted, other
states facing analogous situations have been subjected to federal court oversight, class-
action litigation, and court-ordered capacity expansions — remedies far more costly
than the proactive investment contemplated under the Proposed Action. The continued
dismissal of criminal charges due to speedy trial violations is expected to increase.

Perpetuation of Geographic Inequity

Without this Yellowstone County facility, central and eastern Montana will remain
without accessible forensic psychiatric services, forcing continued long-distance
transport of patients, delays in treatment initiation, and disproportionate burden on
eastern Montana's law enforcement and judicial systems.

Foregone Economic Development

The No Action Alternative results in the forfeiture of at least $26.5 million in legislative
capital investment in the Laurel and Yellowstone County community. Permanent health
care employment positions, multiplier economic effects, and long-term institutional
investment in the community would not be realized.

Continued County Jail Strain and Costs

County jails would continue to bear the cost and operational burden of housing
psychiatric patients for whom treatment is legally required but unavailable. This burden
falls disproportionately on smaller counties with limited detention resources and diverts
county resources from core public safety functions.

No Action Alternative Finding

Under the No Action Alternative, existing and worsening adverse impacts on the human
environment — including degraded public health, constitutional rights violations,
geographic inequity, foregone economic development, and strain on county public
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safety — will continue and intensify. The No Action Alternative is found to produce a
materially worse environmental outcome for Montana's human environment than the
Proposed Action and is not the environmentally preferred alternative.

5. MITIGATION MEASURES AND PUBLIC
ENGAGEMENT

The following mitigation measures are recommended as conditions of project approval
to manage identified physical environmental impacts. These measures shall be
incorporated into the facility's design, construction, and operations documentation
before commencement of ground-disturbing activities.

1.

Dust and Air Quality

Implement a dust control plan for all ground-disturbing activities, including water
application, vehicle speed limits on unpaved surfaces, and prompt stabilization
of disturbed areas following grading.

Stormwater and Erosion Control

Prepare and implement a Stormwater Pollution Prevention Plan in compliance
with Montana DEQ's Construction General Permit before earth-disturbing
activities.

. Wetlands and Floodplain

Complete a formal jurisdictional wetland determination and FEMA floodplain
review before final site plan approval. If wetlands are identified, comply with all
applicable Section 404/401 requirements.

Cultural Resources

Complete a Phase | archaeological survey of the project area before ground
disturbance and conduct Section 106 consultation with the State Historic
Preservation Office as required by State and federal law.

Traffic Management

Develop a Construction Traffic Management Plan to route heavy equipment and
delivery vehicles away from residential streets and design permanent facility
access to prioritize ingress and egress from Old U.S. Highway 10 and the I-90
interchange.

Exterior Lighting

Implement full-cutoff exterior lighting to minimize light spillover onto adjacent
residential properties and the Laurel Golf Course, consistent with dark-sky best
practices.
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7. Landscaping
Landscape to enhance both the functionality of the facility and be consistent with
BOI's fiduciary duty to protect the asset's investment value.

8. Public Engagement
Public engagement occurred throughout the decision process, and BOI and
DPHHS have held two public meetings in Yellowstone County on the Proposed
Action and related EA. Another public engagement will be forthcoming as
required by law related to zoning for governmental purposes. First, a public
hearing occurred on April 22, 2026, in Laurel, Montana. DPHHS and BOI reviewed
and considered public comment and input from that hearing and addressed that
input as applicable in a Preliminary Draft EA. A second public hearing, with
concurrent public comment period, occurred June 2, 2026, in Billings, Montana.
Comments were, again, considered and, as applicable, incorporated into the EA.
And a final public engagement is to be scheduled by Yellowstone County and is
related to the proposed governmental use designation, should the land purchase
occur.

A brief timetable of public involvement and comment opportunities is detailed
below:

e August 20, 2025: BOI Executive Director read a complete statement for
the Board of Investment and audience members at the BOI’s regular
meeting. The statement was made available to the public and can be
found at hb5.mt.gov.

e December 10, 2025: BOI authorizes the Executive Director to purchase
land for construction of a behavioral health facility pursuant to HBS5,
subject to approval of the Office of Budget and Program Planning. The
option to buy was delayed to July 1, 2026, to accommodate the MEPA
process. No public comment was provided.

e March 9, 2026: DPHHS Director, DPHHS staff, and BOI Executive Director
provide an update to the Children, Families, Health and Human Services
Committee. Public comment and minutes can be found on the committee
website at https://committees.legmt.gov/#/nonStandingCommittees/7.

e March 17, 2026: DPHHS Director, DPHHS staff, and BOI Executive Director
provide an update to the Health and Human Services Interim Budget
Committee. Public comment and minutes can be found on the committee
website at
https://committees.legmt.gov/#/nonStandingCommittees/41?tab=Details
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April 22, 2026: Board of Investments approves the construction contract
for the Behavioral Health Facility investment, pending receipt of a notice to
proceed by the Department of Public Health and Human Services.
Senators and Director Osmundson provided proponent comments.
Citizens provided opponent comments. The contract has not been
executed pending completion of the MEPA process. A public hearing was
held at the Laurel Public Library for comments on the Proposed Action
and “State of Montana Preliminary Environmental Assessment.” The
meeting notice, agenda, and documents can be found at
https://hb5.mt.gov/_shared/PUBLIC_HEARING_doc.pdf, and the recording
is posted at https://www.youtube.com/@theMT_BOI/videos and
incorporated by reference.

June 2, 2026: A public hearing was held at the Billings Hotel and
Convention Center on the Proposed Action and draft “State of Montana
Final Environmental Assessment.” The meeting notice, agenda, and
documents can be found at https://hb5.mt.gov/_shared/Docs/6-2-
26_Public_Hearing_Packet.pdf, and the recording is posted at
https://www.youtube.com/@theMT_BOI/videos and incorporated by
reference.

The Proposed Action was also publicly discussed at the Billings City
Council, Laurel City Council, Laurel School Board, and Yellowstone County
Commission, all of whom have had public comment on the proposed
facility between July 2025 and June 2026. Meetings wherein no formal
notice was provided but where public members were made aware of the
project and potential locations took place in July 2025 with elected and
public officials, including Yellowstone County Commissioners, Billings City
Council members and staff, Laurel city staff, and local legislators.

All applicable comments were reviewed and considered. Written
comments as well as video recordings of both public meetings can be
viewed in Appendix G. All materials are incorporated herein by reference.

Additionally, DPHHS and BOI have established a public website,
https://hb5.mt.gov, with information relevant to the proposed Forensic

44|1Page


https://hb5.mt.gov/_shared/PUBLIC_HEARING_doc.pdf
https://www.youtube.com/@theMT_BOI/videos
https://hb5.mt.gov/_shared/Docs/6-2-26_Public_Hearing_Packet.pdf
https://hb5.mt.gov/_shared/Docs/6-2-26_Public_Hearing_Packet.pdf
https://www.youtube.com/@theMT_BOI/videos
https://hb5.mt.gov/

Mental Health Facility, including this EA. That information is incorporated
herein by reference. That information includes:

e The plan called for under subsection 2 of Section 17 of House Bill 5;

e The document “Building a Foundation for Future Generations: Montana'’s
New Behavioral Health Facility;

e A Frequently Asked Questions (FAQs): Montana’s New Behavioral Health
Facility”;

e Legal opinions from the Staff Attorneys for the Montana Legislative
Services Division;

e A Letter of Advice from the Attorney General;

e A copy of House Bill 5 in its entirety; materials used during the site
identification process, including communications from Big Horn County,
Custer County, and the City of Laurel;

e A copy of the Buy/Sell Agreement between the Board of Investments and
the current landowner;

e Draft floor plans of the proposed facility;

e A presentation to the Children, Families, Health and Human Services
Interim Committee entitled “Forensic Mental Health Facility Update”,

e A presentation to the Health and Human Services Interim Budget
Committee entitled “Forensic Mental Health Facility Update”; and

e Comments between the agencies and the City of Laurel

6. CUMULATIVE IMPACTS

The proposed facility is one component of a comprehensive statewide behavioral health
investment totaling approximately $124 million in State funds authorized by the 2025
Legislature. This package includes funding for MSH Spratt Unit closure and conversion
to support 30 new forensic beds, expansion of civil psychiatric beds at MSH and MSH
Grasslands, reopening of the Montana Mental Health Nursing Care Center (Lewistown)
D-Wing for geriatric civil psychiatric patients, and a community-based court-ordered
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evaluation program through the BHSFG fund. Each element of the behavioral health
investment is essential, and meeting one or more elements does not eliminate the need
for the others.

No cumulative adverse physical environmental impacts are identified from the
Proposed Action in combination with other projects or activities in the Laurel area. The
cumulative human environment benefits of this investment — improved access to
behavioral health care, reduced waitlists, decreased legal exposure, reduced county jail
burden, and improved geographic equity — are substantial and broadly distributed
across the State.

7. AGENCIES AND PERSONS CONSULTED

Agency / Entity Role in Project

Montana Department of Public Health and Lead Agency; forensic demand analysis; site selection;
Human Services facility programming
Montana Board of Investments Cooperating Agency; property owner; HB 5

investment manager; real estate developer

Montana Office of Budget and Program Joint plan review and approval; budget compliance
Planning oversight

Montana Department of Environmental MEPA,; stormwater permit requirements, water/
Quality sewer to subdivision approvals; regulator of public

water supply systems

City of Laurel Closest municipal authority

Yellowstone County Commission Community engagement, land use

CFHHS Interim Committee, Health and Human Montana Legislature; legislative oversight and
Services Interim Budget Committee (Section appropriations history
B)
Department of Natural Resources and Water rights and availability for the City of Laurel
Conservation

DPHHS, overlapping with BOI, has jurisdiction and environmental review responsibility
for the Proposed Action. Additional agencies or entities, as identified above, will have
varying responsibilities for aspects of the Proposed Action, generally relating to the
issuance of any needed permits or approvals.
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8. FINDINGS AND CONCLUSIONS

1.

DPHHS, in cooperation with the Montana BOI, prepared this Environmental
Assessment in accordance with the Montana Environmental Policy Act, Montana
Code Annotated Title 75, Chapter 1, and the Administrative Rules of Montana,
17.4.601, et seq.

The Environmental Assessment evaluates the environmental, social, public health,
and economic consequences of the Proposed Action—the construction and
operation of a 32-bed (potentially expanding to 64-bed) forensic mental health
facility on an approximately 14 acres of an 114-acre property in Yellowstone County
west of Laurel, Montana, selected after evaluation, through application of various
site selection criteria, of alternative sites—against the No Action Alternative of not
proceeding with the Forensic Mental Health Facility, along with the potential
environmental impacts of the Proposed Action and No Action Alternative.

The Environmental Assessment was made available for public review, and public
comment periods were provided and public hearings conducted. DPHHS and BOI
reviewed and considered all applicable comments and incorporated responses,
either directly or conceptually, into this Environmental Assessment.

DPHHS and BOI considered concerns raised, and documentation provided, during
public comment, including concerns regarding proximate schools, residences, and
businesses, property values and tax revenue, residential growth, transportation,
water, sewer, and other public services infrastructure, emergency services,
allegations of improper site selection, and general, localized opposition to the
Forensic Mental Health Facility. These concerns were evaluated using applicable
data, studies, and analysis, and assessing the strength or applicability of any
supporting documentation.

Montana'’s forensic mental health system is experiencing a documented and acute
shortage of capacity, including increasing forensic court orders, persistent and
growing waitlists, strain on county detention systems, and associated constitutional
and public-health concerns.

The purpose of the Proposed Action is to construct and operate a forensic mental
health facility to provide forensic mental health care, including evaluation and
competency restoration services, to address this identified statewide need.

The Proposed Action’s locating of the FMHF in Yellowstone County facilitates
access to mental health care professionals and services, facilitates the expansion of
Montana's mental health care workforce, and alleviates a geographic inequity in the
availability of forensic mental health care.
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8. DPHHS and BOI considered the Proposed Action, the No Action Alternative, and
multiple alternative sites during the planning and analysis process.

9. Based on an evaluation of the siting criteria, including accessibility, infrastructure
availability, site configuration, workforce availability, and long-term operational
viability, DPHHS finds that the Yellowstone County site west of Laurel, Montana best
satisfies the siting criteria.

10.DPHHS finds that the No Action Alternative would avoid construction-related
disturbance but would perpetuate and exacerbate existing adverse conditions
affecting Montana’'s human environment, including continued delay in mental health
care, strain on county jails, legal and constitutional risks and liabilities, and public
health consequences.

11.DPHHS selects the Proposed Action as the preferred alternative.

12.DPHHS finds that the Proposed Action and affected area are appropriately defined,
and that the affected area consists of a vacant agricultural parcel and surrounding
transportation, infrastructure, residences, businesses, schools, and service areas,
with no unique or fragile environmental resources identified within, or impacted by,
the Proposed Action or its footprint.

13. Wetlands and aquatic features are present on portions of the property; however,
DPHHS finds that construction will avoid these resources or be subject to additional
review and permitting, as required by applicable law.

14.DPHHS finds that construction of the Proposed Action will result in temporary,
localized impacts, including dust, noise, emissions, and soil disturbance, all of which
are typical of construction activities.

15.DPHHS finds that such impacts will be minimized and controlled through standard
permitting requirements, best management practices, and implementation of
mitigation measures.

16.DPHHS finds that long-term operation of the Forensic Mental Health Facility will
result in minimal impacts to air quality, water resources, soils, waste, biological
resources, and cultural resources, and that the facility will function within existing
infrastructure and regulatory frameworks.

17.  DPHHS finds that water, wastewater, transportation, and other public service
infrastructure, including emergency services, have sufficient capacity to support the
Proposed Action. Expanding upon this finding, water and sewer capacity and
infrastructure is sufficient and is available, water pressure is sufficient, and multiple
options exist to secure water and sewer public services for the Proposed Action. Water
and sewer capacity and water pressure is more than sufficient whether evaluated using
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the facility’s actual projected water use based on facility design, or whether evaluated
against the more conservative use numbers projected for a theoretical facility. No extra-
facility impacts to water or sewer capacity or water pressure are anticipated from the
Proposed Action.

18.DPHHS finds no adverse impacts to physical environmental resources are
anticipated that cannot be avoided, minimized, or mitigated through standard
practices and regulatory compliance.

19.DPHHS finds that the Proposed Action will result in beneficial effects to the human
environment, including:
+ Increased access to forensic mental health services;
+ Reduction in county jail strain;
+ Improved public safety;
+ Constitutional due process compliance;
+ Enhanced geographic equity in service access; and
+ Economic investment and employment opportunities.

20.DPHHS finds that no adverse socioeconomic, land-use, or community-service
impacts have been demonstrated to result from the Proposed Action.

21.DPHHS finds that the Proposed Action, when considered with other past, present,
and reasonably foreseeable actions, will not result in cumulative adverse impacts to
the physical environment.

22.DPHHS finds that cumulative impacts to the human environment are beneficial in
light of the broader statewide behavioral health investments.

23.DPHHS adopts the mitigation measures identified in Section 5 of the Environmental
Assessment as conditions of project implementation, including as applicable:
« Dust control and air quality measures;
+ Stormwater and erosion control measures (including preparation and
implementation of a Stormwater Pollution Prevention Plan);
+  Wetland and floodplain review and compliance;
« Cultural resource investigations and consultation;
+ Traffic management planning; and
+ Lighting and landscaping measures.

24.DPHHS finds that these mitigation measures are reasonable, enforceable, and will

ensure that any potential impacts remain below levels of significance, though no
levels of significance are expected.
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25.

26.

27.

28.

29.

30.

31.

DPHHS finds that the Proposed Action will comply with all applicable federal, state,
and local laws, regulations, and permitting requirements, including those governing
water resources, air quality, stormwater, cultural resources, and land use.

DPHHS finds that any required permits or approvals will be obtained prior to
construction or operation as required by law.

Based on the analysis contained in this Environmental Assessment, and in

consideration of the factors identified in Administrative Rule of Montana 17.4.608,

DPHHS finds that the Proposed Action:

« Will not have significant adverse impacts on or to the environment, including the
physical or human environment;

«  Will not adversely affect unique, fragile, or important environmental resources;

«  Will not result in significant cumulative adverse impacts to the environment; and

+  Will not create significant uncertainty or unknown environmental risks.

DPHHS finds that any impacts associated with the Proposed Action are minor,
localized, temporary, or mitigable, and do not rise to the level of significance under
the Montana Environmental Policy Act.

Based on the analysis in the Environmental Assessment, including consideration of
direct, indirect, and cumulative effects, and applying the significance criteria in
Administrative Rule of Montana 17.4.608, the Department concludes that the
proposed action will not significantly affect the quality of the environment.

DPHHS determines that preparation of an Environmental Impact Statement is not
required.

DPHHS approves the Proposed Action, subject to the mitigation measures and
conditions identified in this Environmental Assessment. The Proposed Action
meets the purpose and need, satisfies and exceeds the site selection criteria, has
minimal physical environmental impacts, and has positive human environmental
impacts.

32.Findings and conclusions included in discussions in other sections of this

Environmental Assessment are incorporated herein by reference.
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Lead Agency Certifying Official Cooperating Agency Acknowledgment
Charles T. Brereton DAN VILLA

Director Executive Director

Montana Department of Public Health and Human  Montana Board of Investments (BOI)
Services (DPHHS)

Signature: Signature:

Date: Date:

This Environmental Assessment was prepared in accordance with Title 75, Chapter 1, MCA (Montana Environmental
Policy Act) and the Administrative Rules of Montana, ARM 17.4.601 et seq. Public comment on this document may be
submitted to the Montana Department of Public Health and Human Services, 111 N. Sanders, Helena, MT 59601, or to the
Montana Board of Investments, 2401 Colonial Drive, 3rd Floor, Helena, MT 59620. Please review public
notices identifying comment periods and hearing dates and locations.
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APPENDIX A

CITY OF LAUREL RESOLUTION R25-39 — LATE-COMER’S AND
DEVELOPMENT AGREEMENT

Adopted by the Laurel City Council; conveys municipal water and sewer service extension
authority to the FMHF site.
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CONTRACT

(Late Comers and Development Agreement)

This Late Comers and Development Agreement (this “Agreement™) is made and
executed this__ day of . 20
by and between Love's Travel Stops & Couniry Stores, Inc., an Oklahoma corporation,

(“Love’s™), and the City of Laurel, Montana, a Municipality within the State of Montana (the
“City™);

WITNESSETH:

WHEREAS, Love’s desires to construct a water main and sanitary sewer, to connect to
the City's existing system at the 7% Avenue/ Old US Highway 10 intersection for the sewer
connection, and the 8" Avenue/Old US Highway 10 intersection for the water connection both to
extend to +/- 1,450 feet east of the Old Highway 10/19" Avenue W intersection with said system
to serve property (collectively, the “Improvements™) owned by Love’s and more particularly
described in the attached Exhibit A (the “Love’s Property™).

TO WIT:

AND WHEREAS, the parties desite to enter into a contract pursuant to the authority
granted by Chapter 12.38 of the Laurel Municipal Code (“LMC™), whereby provisions are
made for the reimbursement of Love’s and its assigns by any owner of real estate who did not
contribute to the original cost of such facility and who subsequently taps onto or uses the same,
pursuant to the specific definitions of a “prospective customer” under LMC § 12.38.030, of a
fair pro rata share of the cost of construction of such facility, to be borne by Love’s, including
only those who directly connect thereto, and

WHEREAS, it is adequate for the requirements of Love’s that the City has required
Love’s to install in lieu thereof, and

WHEREAS, the parties have agreed that upon the construction thereof, the City will
acquire title thereof,

NOW, THEREFORE, it is agreed between the parties hereto as follows:

l. Love's shall, at its own expense, construct the Improvements to be located as
follows:

Prior to the commencement of construction thereof, Love's shall submit to the
City Engineer of the City of Laurel detailed plans and specifications for the
construction of such Improvements, which plans and specifications must be
authorized by the City Engineer prior to the commencement of construction.
Thereafter, said Improvements shall be constructed by Love’s in accordance with
the standards established by the City of Laurel and in compliance with all rules
and regulations of the Public Works Department of the City of Laurel. Prior to
commencing constiuction of the Improvements, Love's shall furnish to the City a
performance bond in an amount equal to one hundred twenty-five percent (125%)

4880-6149-3609, v, 8
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9 Lave's estimates that the Improvements will cost § §2,735,515.00, which amount shall include
all anlicipated costs associated with the design, constructinn, installation, inspection, testing, and
approval of the Improvements.

3. During the construction of said Improvements, the City Engineer of the City of Laurel, or his
representatives, shall have the right to make reasonable inspection of said Improvements to
determine that they are being constructed in accordance with the plans and specifications above
referenced to and in compliance with all of the standards established by the City of Laurel. Upon
the completion of said construction, Love’s shall submit te the City Engineer of the City of Laurel,
a detailed statement of the cost of said con struction, which staternent shall be attached hereto and
made a part hereto (the “Expended Amount™). Love’s shall likewise submit ta the City Engineer,
such proof as the Engineer may require that Love's has fully paid for all labor and materials used
in connection with his construction of said Improvements.

4. Upon completion of the Improvements and upon the submission to the City Engineer of the
information required in the immediately preceding paragraph, the City Engineer will inspect said
Improvements, and upon his approval and acceptance thereof, said Improvements shall thereafter
belong to and be the property of the City of Laurel, and the City of Laurel will thereaftcr charge
for the use of such Improvements such rates as it may be authorized by law to collect and shall
likewise thercafter provide for the maintenance and operation of said Improvements Additionally,
upon such approval and acceptance of the Improvements, the City shall promptly release the
performance bond. The City Engincer may, in his or her reasonable discretion, approve a partial
release of the performance band upon substantial completion of a portion of the Improvements,
provided that the remaining bond amount is sufficient to guarantee completion of the remaining
Improvements.

5. This Agreement shall, upon completion and acceptance of the Improvements as hercinabove
described, be recorded with the Clerk and Recorder of Yellowstone County, and thereafter and
for a period of seven (7) years (the “Reimbursable Period™), the City of Laurel will not grant any
person, firm, or corporation wha has not contributed to the original cost of such lmprovements
(*Future Developer™) 4 permit or be authorized to tap into or use such Improvements during said
period of time without first paying to the City of Laure] the amount required to reimburse Love’s
pursuant to the requirements of LMC 12.38 and based upon the City’s Schedule of Fees and
Charges that is in place at the time that the reimbursement is calculated (“Reimbursement Fees").
The City of Laurel will pay all amounts 50 received to Love's or its assigns annually on the first
warling day of November pursuant to Chapter 12.38 of the Laurel Municipal Code and the City's
Schedule of Fees and Charges. The City and Love's each agree to keep detailed written records
related to the Reimburserment Fees assesscd and received (as applicable), to provide each other
reasonable access thereto, upon request, and to couperate in good faith to resolve any apparent or

rported discrepancies, The Reimbursement Fees shall be calculated by the City pursuant to the
terms of LMC 12.38 and the City’s Schedule of Fees and Charges in placc at the time that the
Reimbursement Fees is calculated. Notwithstanding the foregoing, in no event shall the
Reimbursement Fees collected from any Future Developer be less than the amounts sct forth in
the City's current Schedule of Fees and Charges attached hereto as Exhibit B, as may be amended
from time to time, and if the City’s Schedule of Fees and Charges increases in the fulure, the
higher fee shall apply. Pursuant to LMC 12.38.030, the parties agree that the Reimbursement Fees
apply only to connections and does pot apply to additional extensions of existing special benefit
facilities. Tf, during the Reimbursable Period, LMC 12.38.030 or any successor provision is
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amended to penmit reimbursement for additional extensions of existing special benefit facilities,
then, notwithstanding anything to the contrary herein, Love's (or its assigns) shall be entitled to
receive such additional reimbursements to the fullest extent permitted by such amendment,
without the need for further amendment fo this Agreement, and the City shall cooperate in good
faith to effectuate the intent of this provision,

6. Priority to Allow Recovery of Costs; Cooperation. Love’s having the right and ability to recoup
the Reimbursement Fees, the parties understand and agree that it is of pnmary importance to and

consideration of Love's in entering into and performing under this Apreement. As such, the
parties agree that, subject to the limitations hereinabove, Love's shall have priority in entitlement
ta recovery of the Reimbursement Fees to reimburse Love's, and the Ciry shall act in good faith
to honor such priority,

7. Default and Remedies. Except as otherwise provided in this Agreement, 1f either party breachss
any provision of this Agreement and fails to remedy such breach within thirty (30) days of notice
thereof (unless such cure is not reasonably possible within such 30-day period and the breaching
party has commenced and is pursuing with reasonable diligence such cure), the non-breaching
party may institute legal action against the defanlting party for specific performance, injunctive
or declaratory relief, damages, and/or any other remedy provided by law or in equity.

8. Interpretation: Applicable Law. If any part of this Agreement shall be held invalid by a court of
competent jurisdiction, the same shall be deemed a separate and independent provision and shall
not affect the validity of the remaining portion thereof. This Agreement shall be governsd by and
construed in accordance with the laws of the State of Montana. In the event that applicable
Montana, federal, or local law, regulation or ordinance is changed after the effective date of this
Agreement, resulting in the invalidity or unenforceability of any provision hereof, then this
Agreement shall be deemed modified to the extent necessary to comply with the law, regulation
or ordinance then in effect.

9. Waiver. The failure to enforce any particular provision of this Agreement on any particular
occasion shall not be deemed 2 waiver by either party of any of its rights hereunder, nor shall it
be deemed to be a waiver of subsequent or continuing breaches of that provision, unless such
waiver expressed in a writing signed by the party to be bound.

10. Relationship of Parties; Ownership of Improvements. Nothing contained in this Agreement shall

be deemed to dedicate any portion of the Love's Property as public land or create a partnership,

tenancy-in-common, joint tenancy, joint venture, co-ownership, by or between the parties in the

Love’s Property (which shall remain the sole property of Love’s) or in the Improvements (which

onee dedicated, shall remain the sale property of the City).

11. Notice. All notices or other communication herein required or permitted shall be in writing and
given by personal delivery or sent by (i) registered or certified mail retum receipt requested,
postage prepaid, (ii) oationally recognized ovemnight courer service, or (ii) facsimile
transmission, to the addresses first set forth hereinabove (unless changed in accordance herewith).
Notice shall be deemed received on the earlier of (i) actual receipt, (ii) three (3) business days
after deposit in the LS. Mail, (iii) the first business day after deposit with an overnight courier,
or (iv) if by facsimile transmittal, upon receipt of proof of transmission. Any notice or
communication not received because of a change of address or facsimile number, without notice
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This instrument was acknowledged befare me on thaalc} day of ,20 A8
by e | ;ﬁh r R Sie f Love's Travel Stops|& Country
™

Stores, Ine.
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4096700 WD
02/26/2025 02:12 PM Page 5 of 7
eRecorded For Yellowstone Caunty, MT

EXHIBIT A

Lat 7A-1, of the Amended Plat of Tracts 6A and 7A, of the Amended Plat of Tracts 6 and 7, of
Westbrooks Subdivision, Yellowstone County, Montana, according to the official plat on file in
the office of the Clerk and Recorder of said County, under Document No. 1684287,

EXCEPTING THEREFROM that portion granted unto The State of Montana by virtue of Bargain
and Sale Deed recorded January 25, 1965, Book 807, Under Document No. 747048; and

EXCEPTING THEREFROM that portion granted unto The Mantana Department of Transportation
by virtue of Bargain and Sale Deeds recorded September 13, 2017 Under Document No.

3827294 and 3827295; and

EXCEPTING THEREFROM that portion granted unto The Montana Department of Transportation
by virtue of Warranty Deeds recorded September 13, 2017 Under Document No. 3827296 and

3827297,

{00198413.D0CX;1)

4862-7486-4618, v. 1
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FY 25 Schedule of Fees and Charges
March 11, 2025

Resolution Mo. R25-18

Page 6 of 15

Public Works: Wastewater Rates and Charves

e Item Fee
See Current Resolution (Resolution No. R24-100)
Septic Dump Fee - $60.00
Minimum
up to 1,000
Gallons plus
$0.06 per
gallon
thereafter
Septic Clean-up Fee for Spillage (Resolution No. R15-96) $40.00
System Development Fees (Based on Line Size) — Sewer
Residential — Each Housing Unit (Duplex=2 units; Triplex=3 units; $2,700.00

Four-plex=4 units; etc.
Commercial - Based on Water Meter Size; Includes Subdivision for

Rent or Lease
% Inch $2.700.00
1 Inch $4.833.00
1 % Inch $7,506.00
1 ¥ Inch $10,800.00
2 Inch $19,278.00
3 Inch $43,200.00
4 Inch $77,139.00

Connections to the wastewater system with water meters larger than 4 inches or
when the unique usage characteristics of a large water user may require, the City
will determine the system development fee at that time if the City can provide
the service as requested.
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FY 25 Schedule of Fees and Charges
March (1, 2025

Resolution No, R25-18

Page 150l 15

= $100,001 - $500,000: $1491.00 for the first 5100,000, plus $6.40 for each additional
$1.000 or portion thereof.

»  $500,001 - $1,000,000: $4,051.00 for the first $500,000 plus $5.47 for each additional
$1,000 or portion thereof.

»  $1,000,000 and up: $6,239.00 for the first $1 ;000,000 plus $4.58 for each additional
$1.000 or portion thereof.

* Residential Plan Review = 50% of Permit Fee

» Commercial Plan Review = 65% of Permit Fee

e If work has started prior to issuance of a permit, the Building Permit Fee will double.
® Basements

o Finished - $50 per sq.ft.
o Unfinished — refer to the most recent 1CC Building Valuation Table
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RESOLUTION OF CITY COUNCIL APPROVING FINAL ANNEXATION FOR A
PORTION OF LOT 7A-1, OF THE AMENDED PLAT OF TRACTS 6A AND 7A, OF
THE AMENDED PLAT OF TRACTS 6 AND 7, OF WESTBROOKS SUBDIVISION,

RESOLUTION NO. R25-49

YELLOWSTONE COUNTY, MONTANA.

WHEREAS, a Petition for Annexation was submitted to the City of Laurel by Michael
Stitzinger, Hans Stitzinger, and James F. Stitzinger Jr., who were the previous property owners,
and the Developer (hereinafter “Petitioner”) of certain real property situated in Yellowstone
County, Montana, on the 6" day of March 2024,

WHEREAS, the real property is generally described as follows:

A Portion of Lot 7A-1, of the Amended Plat of Tracts 6A and 7A, of the
Amended Plat of Tracts 6 and 7, of Westbrooks Subdivision, Yellowstone
County, Montana, according to the Official Plat on file in the Office of the Clerk
and Recorder of said County, under Document No. 1684287, excepting
therefrom that portion granted unto the State of Montana by virtue of Bargain
and Sale Deed Recorded January 25, 1965, Book 807, under Document No.
747048; and excepting therefrom that portion granted unto the Montana
Department of Transportation by virtue of Bargain and Sale Deeds Recorded
September 13, 2017, under Document Nos. 3827294 and 3827295; and
excepting therefrom that portion granted unto the Montana Department of
Transportation by virtue of Warranty Deeds Recorded September 13, 2017
under Document Nos. 3827296 and 3827297.

The real property is generally reflected on the Exhibit attached hereto, which is
incorporated by reference herein, and it includes all contiguous roadways and
rights-of-way;

WHEREAS, Petitioner sought annexation of the property into the City of Laurel in
order to access and utilize City of Laurel services, including, but not limited to, water, sewer,
police, and fire;

WHEREAS, the Laurel City-County Planning Board held a duly advertised public
hearing on Petitioner’s Petition for Annexation on the 17 day of April 2024;

WHEREAS, at the conclusion of the hearing, the Planning Board voted to recommend
approval to the City Council of the annexation request;

WHEREAS, the City Council held a duly advertised public hearing regarding
Petitioner’s Petition for Annexation on the 11% day of June 2024;

R25-49 Final Annexation of Love's Property
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WHEREAS, at the conclusion of the hearing, the City Council determined that approval
of the Petition for Annexation was in the best interests of the City at this time;

WHEREAS, thc annexation of the property is subject to a Late-Comers and
Development Agreement, by and between the City of Laurel and the Developer (Love's), which
was executed by and between the City of Laurel and the Developer and was attached to
Resolution No. R25-39 and thereto incorporated as part of the Resolution;

WHEREAS, the Property Owner will comply with all of the terms and conditions of
annexation imposed by the Laurel City Council;

WHEREAS, all public water, sewer, streetways, and storm drainages will be extended
by the Property Owner and thereafter approved by the Laurel Public Works Department;

WHEREAS, a Waiver of Right of Protest has been finalized, the appropriate
Agreements have been executed, and all appropriate and necessary work will be completed;
and

WHEREAS, the City is prepared to approve the Final Annexation of the property.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Laurel,
Montana, as follows:

1. The owner of record of the territory annexed to the City of Laurel has executed
a Petition of Annexation.

- Pursuant to Mont. Code Ann. § 7-2-46, the incorporated boundaries of the City
of Laurel shall be and the same hereby is extended and/or expanded to include
the territory described herein.

- The following described territory is hereby annexed to the City of Laurel: A
portion of Lot 7A-1, of the Amended Plat of Tracts 6A and 7A, of the Amended
Plat of Tracts 6 and 7, of Westbrooks Subdivision, Yellowstone County,
Montana, according to the Official Plat on file in the Office of the Clerk and
Recorder of said County, under Document No. 1684287, excepting therefrom
that portion granted unto the State of Montana by virtue of Bargain and Sale
Deed Recorded January 25, 1965, Book 807, under Document No. 747048; and
excepting therefrom that portion granted unto the Montana Department of
Transportation by virtue of Bargain and Sale Deeds Recorded September 13,
2017, under Document Nos. 3827294 and 3827295; and excepting therefrom
that portion granted unto the Montana Department of Transportation by virtue
of Warranty Deeds Recorded September 13, 2017 under Document Nos.
3827296 and 3827297.

R25-49 Final Annexation of Love’s Property
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4, The owner of record of the territory annexed to the City of Laurel and the City
of Laurel have executed a Late-Comers and Development Agreement, by and
between the City of Laurel and the Developer (Love’s), which was executed by
and between the City of Laurel and the Developer and was attached to
Resolution No, R25-39 and thereto incorporated as part of the Resolution.

5. That the conditions of the annexation and zoning, as conditioned as follows,
have been or will be met:

A. On all terms, conditions, and requirements of the Late Comer’s and
Development Agreement between the City of Laurel and Petitioner.

B.  The Waiver of Right to Protest, a copy of which is attached to Resolution
No. R24-43 and incorporated by reference herein, and this Resolution,
shall be recorded with the County Clerk and Recorder within ninety (90)
days after the adoption of this Resolution.

C. Connections to the City of Laurel Water and Sewer Systems, once
completed, will require approval by the City of Laurel’s Public Works
Department.

D. All improvements and infrastructure connections will be completed.

6. This Resolution shall be incorporated into the official minutes of the City
Council, and upon said incorporation, the City Clerk-Treasurer shall file a true
and correct certified copy of this Resolution and Meeting Minutes with the
Yellowstone County Clerk and Recorder.

* From and after the date that the City Clerk-Treasurer files such certified copy
of this Resolution and of the City Council Meeting Minutes with the
Yellowstone County Clerk and Recorder, this Annexation of the above-
described territory to the City of Laurel shall be deemed complete and final.

8. Annexation and the City's responsibility for providing service to the property
shall become null and void upon Petitioner’s failure to satisfy the conditions
imposed by the City Council by and through this Resolution, the Petition for
Annexation, and the Late Comer’s and Development Agreement by and
between the City of Laurel and the Petitioner.

Introduced at a regular meeting of the City Council on the 8" day of July, 2025, by
Council Member Canape.

R25-49 Final Annexation of Love’s Property
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RESOLUTION NO. R24-43

A RESOLUTION OF THE CITY COUNCIL FOR ANNEXATION OF PROPERTY
LEGALLY DESCRIBED AS A PORTION OF LOT 7A-1, OF THE AMENDED PLAT
OF TRACTS 6A AND 7A, OF THE AMENDED PLAT OF TRACTS 6 AND 7, OF
WESTBROOKS SUBDIVISION, YELLOWSTONE COUNTY, MONTANA,
ACCORDING TO THE OFFICIAL PLAT ON FILE IN THE OFFICE OF THE
CLERK AND RECORDER OF SAID COUNTY, UNDER DOCUMENT NO. 1684287.
EXCEPTING THEREFROM THAT PORTION GRANTED UNTO THE STATE OF
MONTANA BY VIRTUE OF BARGAIN AND SALE DEED RECORDED JANUARY
25, 1965, BOOK 807, UNDER DOCUMENT NO. 747048; AND EXCEPTING
THEREFROM THAT PORTION GRANTED UNTO THE MONTANA
DEPARTMENT OF TRANSPORTATION BY VIRTUE OF BARGAIN AND SALE
DEEDS RECORDED SEPTEMBER 13, 2017 UNDER DOCUMENT NO. 3827294 AND
3827295; AND EXCEPTING THEREFROM THAT PORTION GRANTED UNTO
THE MONTANA DEPARTMENT OF TRANSPORTATION BY VIRTUE OF
WARRANTY DEEDS RECORDED SEPTEMBER 13, 2017 UNDER DOCUMENT
NO. 3827296 AND 3827297.ADJACENT TO THE CITY OF LAUREL, AS AN
ADDITION TO THE CITY OF LAUREL, YELLOWSTONE COUNTY, MONTANA,
WITH CONCURRENT APPROVAL OF ZONING DESIGNATION UPON
ANNEXATION OF THE PROPERTY.

WHEREAS, a Petition for Annexation was submitted to the City of Laurel by Michael
Stitzinger, Hans Stitzinger, and James F. Stitzinger Jr., who are the property owners (hereinafter
“Petitioner™) of certain real property situated in Yellowstone County, Montana;

WHEREAS, the real property is generally described as a portion of The real property
is generally reflected on the Exhibits to the Petition for Annexation, which is incorporated by
reference herein, and it includes all contiguous roadways and rights-of-way;

WHEREAS, the property is currently unzoned, and Petitioner intends to utilize the
property, if annexed, for Highway Commercial purposes;

WHEREAS, the property is currently outside of City of Laurel City limits, and
Petitioner seeks annexation of the property and a concurrent Zoning Designation as “Highway
Commercial”;

WHEREAS, pursuant to the City of Laurel’s Annexation Policy, the City Council shall
consider various criteria when it receives a written Petition for Annexation, which are fully
incorporated by reference herein;

WHEREAS, further pursuant to the City of Laurel’s Annexation Policy, the City
Council may decide to either condition the approval of the annexation in order to meet the
criteria listed in the City of Laurel’s Annexation Policy or require an Annexation Agreement;

R24-43 Annexation of Love's
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WHEREAS, Petitioner currently seeks annexation of its property into the City of
Laurel, contingent upon completion of the terms of the Annexation Agreement, attached hereto
and fully incorporated herein, which identifies required off-site infrastructure improvements
and guarantees of those improvements;

WHEREAS, in addition to annexation contingent upon completion of the terms of the
Annexation Agreement, the City of Laure]’s Annexation Policies require the mutual-approval
of a Development Agreement prior to issuance of a building permit between the City and
Petitioner; and

WHEREAS, an amended survey for the portion of the Petitioner’s property that will be
annexed shall be prepared and filed with Yellowstone County as part of this annexation; and

WHEREAS, the Laurel City-County Planning Board held a duly advertised public
hearing on Petitioner’s Petition for Zoning Designation on April 17, 2024. At the conclusion
of the hearing, the Planning Board voted to recommend approval to the City Council of the
Zoning Designation, conditioned upon approval of the proposed annexation; and

WHEREAS, the City Council held a duly advertised public hearing regarding
Petitioner’s Petition for Annexation and Concurrent Approval of Zoning Designation on June
11, 2024. At the conclusion of the hearing, the City Council determined that approval of the
Petition for Annexation and Concurrent Approval of Zoning Designation is in the best interests
of the City at this time;

WHEREAS, the annexation of the property and zoning is subject to an Annexation
Agreement by and between the City of Laurel and the Petitioner, which will be executed by
and between the Petitioner and the City of Laurel and will be attached hereto and fully
incorporated as part of this Resolution. In addition, the final annexation of the property and
zoning may be subject to Laurel Municipal Code Chapter 12.38 - developer reimbursement of
water and wastewater extension costs by and between the City of Laurel and the Petitioner,
which will be executed by and between the Petitioner and the City of Laurel and will be attached
to all final annexation documents and Resolution(s), once all conditions of approval, including
execution and completion of a Late Comers Agreement, are completed by the Petitioner and
the Ciry.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Laurel,
Montana, as follows:

1. The owner of record of the territory annexed to the City of Laurel has executed
a Petition of Annexation.

2. Pursuant to Mont. Code Ann. § 7-2-46, the incorporated boundaries of the City
of Laurel shall be and the same hereby is extended and/or expanded to include
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the territory described in Petitioner’s Petition for Annexation and all atiached
Exhibits.

. 3 The following described territory is hereby annexed to the City of Laurel: A
PORTION OF LOT 7A-1, OF THE AMENDED PLAT OF TRACTS 6A AND
7A, OF THE AMENDED PLAT OF TRACTS 6 AND 7, OF WESTBROOKS
SUBDIVISION, YELLOWSTONE COUNTY, MONTANA, ACCORDING
TO THE QOFFICIAL PLAT ON FILE IN THE OFFICE OF THE CLERK AND
RECORDER OF SAID COUNTY, UNDER DOCUMENT NO. 1684287.
EXCEPTING THEREFROM THAT PORTION GRANTED UNTO THE
STATE OF MONTANA BY VIRTUE OF BARGAIN AND SALE DEED
RECORDED JANUARY 25, 1965, BOOK 807, UNDER DOCUMENT NO.
747048; AND EXCEPTING THEREFROM THAT PORTION GRANTED
UNTO THE MONTANA DEPARTMENT OF TRANSPORTATION BY
VIRTUE OF BARGAIN AND SALE DEEDS RECORDED SEPTEMBER 13,
2017 UNDER DOCUMENT NO. 3827294 AND 3827295; AND EXCEPTING
THEREFROM THAT PORTION GRANTED UNTO THE MONTANA
DEPARTMENT OF TRANSPORTATION BY VIRTUE OF WARRANTY
DEEDS RECORDED SEPTEMBER 13, 2017 UNDER DOCUMENT NO.
3827296 AND 3827297.ADJACENT TO THE CITY OF LAUREL, AS AN
ADDITION TO THE CITY OF LAUREL, YELLOWSTONE COUNTY,
MONTANA, WITH CONCURRENT APPROVAL OF ZONING
DESIGNATION UPON ANNEXATION OF THE PROPERTY. The real
property is generally reflected on the Exhibits to the Petition for Annexation,
which is incorporated by reference herein, and it includes all contiguous
roadways and rights-of-way.

4, The owner of record of the territory annexed to the City of Laurel and the City
of Laurel will execute an Annexation Agreement, which terms and conditions
are made a part of this Resolution and the Petition for Annexation.

5. The owner of record of the territory annexed to the City of Laurel and the City
of Laurel will execute a Development Agreement prior to the issuance of a
building permit.

6. That the approval of the annexation is conditioned as follows:

A.  Onall terms, conditions, and requirements of the Annexation Agreement
and between the City of Laurel and Petitioner.

B.  The Waiver of Right to Protest, a copy of which is attached hereto and
incorporated by reference herein, and this Resolution, shall be recorded

with the County Clerk and Recorder within ninety (90) days after the
adoption of this Resolution.

R24-43  Annexation of Love's
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10.

C. Connections to the City of Laurel Water and Sewer Systems shall be
approved by the City of Laurel’s Public Works Department.

D.  Any Late Comers Agreement must be agreed upon and approved by the
City prior to the water and sewer service lines being put to use and will
terminate no sooner than 7 years from the date of any late comers
agreement by the developer and the City.

E.  All improvements and infrastructure connections shall be completed
within one calendar year from the date this Resolution is approved,
unless an extension is otherwise approved by the City

That the approval of the zoning designation is conditioned upon approval of the
annexation, and upon approval of the annexation, the property shall be zoned as
“Highway Commercial.”

This Resolution shall be incorporated into the official minutes of the City
Council, and upon said incorporation, the City Clerk-Treasurer shall file a true
and correct certified copy of this Resolution and Meeting Minutes with the
Yellowstone County Clerk and Recorder.

From and after the date that the City Clerk-Treasurer files such certified copy
of this Resolution and of the City Council Meeting Minutes with the
Yellowstone County Clerk and Recorder, this Annexation of the above-
described territory to the City of Laurel shall be deemed complete and final.

Annexation and the City's responsibility for providing service to the property
shall become null and void upon Petitioner’s failure to satisfy the conditions
imposed by the City Council by and through this Resolution, the Petition for
Annexation, and the Annexation Agreement by and between the City of Laurel
and the Petitioner.

Introduced at a regular meeting of the City Council on the 11" day of June 2024, by

Council Member Sparks.

PASSED and APPROVED by the City Council of the City of Laurel the 11" day of
June 2024,

APPROVED by the Mayor the 11* day of June 2024.

R24-43 Annexation of Love's
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AFFIDAVIT OF WAIVER OF PROTEST
EEFORE THE CITY COUNCIL
OF THE CITY OF LAUREL, MONTANA

FOR THE ANNEXATION OF THE HEREIN DESCRIBED PROPERTY AND CREATION OF
ANY FUTURE SPECIAL IVPROVEMENT DISTRICT

The undersigned hereby waives protest to the annexation of the property described below by the
City of Laurel. Undersigoed also waives their right to seek judicial review under ML.C.A.
§ 7-2-4741 (2007), subsequent to the City’s annexation of the below described property.

The undersigned hereby additionally waives protest to the creation of future Special Improvement
Districl(s) created and/or formed for future street improvements including, but not limited to, paving,
curb, gutter, sidewalk and storm drainage or any other lawful purpose.

This Affidavit is submitted pursuant to and as a part of the Annexation Agreement and future
conternplated Subdivision Improvement Agreement (SIA) with the City of Laurel.

This Affidavit of Waiver shall run with the land and shall forever be binding upon the Granteg, their
transferees, successors and assigns, ;

LEGAL DESCRIPTION OF THE PROPERTY:

o e o e

s | W /]
“—:f__':’nr:'" - —

STATE OF_fzs1n 5,(];1,5141'1,:)
County of Bug‘éé )

?nthis_dang %Ef‘?\ {1 ,zol-ﬁmnﬂyappwedbdomme,
] proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) ar¢ subscribed to this instrument, and acknowledged the he/she/they executed

the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Official Seal on the day end
year in this certificate first above written.

SEAL Ne il o Lo a
( ) Ith Mo | Rﬂidiﬂgat_{_‘-_)f'”ﬁu} (":'TT'L,(? P
Commanwealth of Peansylvania - Molary 5eal o g T
KYLE AHN FRANCIS - Hotary Public My Commission Expires: L/~ § ~25
Bucks County

My Commission Expires April 18, 2075
Commission Mumber 1052987
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AFFIDAVIT OF WAIVER OF PROTEST
BEFORE THE CITY COUNCIL
OF THE CITY OF LAUREL, MONTANA

FOR THE ANNEXATION OF THE HEREIN DESCRIBED PROPERTY AND CREATION OF
ANY FUTURE SPECIAL IMPROVEMENT DISTRICT

The undersigned hereby waives protest to the annexation of the property described below by the
Clty of Laure), Undetsigned also waives their right to seek judicial review under M.C.A.
§ 7-2-4741 (2007), subsequent to the City's annexation of the below described property.

The undersigned hereby additionally waives protest to the creation of future Special Improvement
District(s) created and/or formed for future street improvements including, but not limited to, paving,
curb, gutter, sidewalk and storm drainage or any other lawful purpose.

This Affidavit is submitted pursuant to and as a part of the Annexation Agreement and future
contemplated Subdivision Improvement Agreement (3LA) with the City of Laurel,

This Affidavit of Waiver shall run with the land and shall forever be binding upon the Grantee, their
transferees, successors and assigns.

LEGAL DESCRIPTION OF THE PROPERTY:

“WESTBR SUBD, S17. T02 5. R24 E. Lot 7A1 AMND &TA & S HWY
ROW (18)"
DATEDthis_13¥~  dayof Marddn. 3 24

Kl '
Giranfee Nam(:m

STATE OF founiulvanic )
' )ss.

County of M antonay )
On tl-dsljhay of E &Q:é L l:] " 201%2!.. personally appeared before me,

HaNS St zinse” proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) are subscribed to this instrument, and acknowledged the he/she/they executed
the same.

N WITNESS WHEREOF, [ have hereunto set my “:and and affixed my Official Seal on the day and

year in this certificate first above written. . ¢
_1“1’\\ Gahadn C. 1‘))!11.-* agﬂg,ﬂ'cj
Motary Public for the State of [4211:1%y | e e

(SEAL) Residingat: Moroham Po

My Commission Expires: 212 9/.9(,

Commanwealth of Pennsyivania - Notary Seal
WAUREEN &, BRINSFIELD - Motary Public
Mantgamery County
My Cammission Expires February 18, 2026
Commission Number 1416386
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NMarch 6, 2024

Kurt Markegard, Planning Director
City of Laurel

115 West 1% Street

Laurel, MT 59044

Re: Letter of Authorization
Laurel, MT Love's Development Project

Dear Mr. Markegard:

This letter will serve as authorization for Love's Travel 5tops and Country Stores, Inc, {Love’s), and their
Agent, JSA Civll, LLC, to prepare and process the necessary documents refative to the annexation, zoning
assignment, utility extensions, and site development permitting for Tract 7A-1 of the Westbrook’s
Subdivision (Yellowstone County TPN 03082117207010000).

Signed:

o/ nf“—“:'” - o
Hans Stitzinger \E‘/.(g;gf J&a{ -;._.. li 3132y
Signature A Date

STﬁTE DF__‘:'_-‘[},L'H ALY )
) ss.

County of Manle ft,-.w T

Onthis | 5 dayof _(Mla.cche 2034, personally appeared before me,
WNane SEitrnees” proved to me on the basis of satisfactory evidence to be
the person(s) whose name(s) are subscribed to this instrument, and acknowledged the he/she/they executed
the same. :

[N WITNESS WHEREOF, | have hereunto set my hand & affixed my Official Seal on the day and year in
this certificate first above written.

YWgongom U PN wod o o

Notary Public for the State of _[4°.1 v ﬁ'l, LA
(SEAL) Residingat: _ Mocshgan. (29

My Commission Expires: /.2 A |4 L,

Cammanwealth af Peansyivamia - Natary jez|
MAUREEN A. BRINSFIELD = Macary Public
Mantgomary County
My Cammissian Expires February 18. 1016
Commission Number 1416386
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Return to:
Love's Travel Stops & Country Stores, Inc.

10601 N Pennsylvania Avenue
Oklahoma City, OK 73120

ANNEXATION AGREEMENT

THIS ANNEXATION AGREEMENT is made this [/” dayof . J /A Y
2024, by and between LOVE'S TRAVEL STOPS & COUNTRY STORES, INC, with a
mailing address at [0601 N Pennsylvania Avenue, Oklahoma City, OK 73120, (the
“Developer”), and the CITY OF LAUREL, MONTANA, a municipal corporation with a
mailing address at 115 West |* Street, Laurel, MT, 59044 (the “City”).

WHEREAS, the Developer is the owner of certain real property situated in
Yellowstone County, Montana, more particularly described as follows:

A portion of Lot 7A-1, of the Amended Plat of Tracts 6A and 7A, of the Amended Plat
of Tracts 6 and 7, of Westbrooks Subdivision, Yellowstone County, Montana, according to the
official plat on file in the office of the Clerk and Recorder of said County, under Document No.
1684287.

EXCEPTING THEREFROM that portion granted unto The State of Montana by virtue of
Bargain and Sale Deed recorded January 25, 1965, Book 807, Under Document No. 747048;
and EXCEPTING THEREFROM that portion granted unto The Montana Department of
Transportation by virtue of Bargain and Sale Deeds recorded September 13, 2017 Under
Document No. 3827294 and 3827295; and EXCEPTING THEREFROM that portion granted
unto The Montana Department of Transportation by virtue of Warranty Deeds recorded
September 13, 2017 Under Document No. 3827296 and 3827297.

WHEREAS, the Developer has submitted to the City a Petition for Annexation to the
City for Developer Tract; and

WHEREAS, the Developer desires to annex Developer Tract to the City; and
WHEREAS, the City has approved the Petition for Annexation by Resolution No. R24-
43 for the Developer Tract contingent that a Development Agreement, be executed between the

City and the Developer to identify required off-site infrastructure improvements and guarantees
of those improvements.

Page 1of5
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NOW THEREFORE, in consideration of the mutual promises and covenants

contained herein, the parties do hereby agree as follows:

1‘

7l

Roads and Access. The Developer Tract shall be accessible by 19" Avenue (1-90
Business) and Old HWY 10. No improvements to 19" Avenue (I-90 Business) or Old
HWY 10 will be constructed upon annexaiion. Future development or subdivision of
the Developer Tract may require 19" Avenue (1-90 Business) and/or Old HWY 10 to be
improved to Montana Department of Transportation standards in a Subdivision
Improvements Agreement or Development Agreement at the time of subdivision or lot

development.

Sanitary Sewer. Developer Tract shall be served by the City wastewater system. The
Developer shall extend a new main from the existing 8-inch sanitary sewer main in Old
HWY 10 at 8" Street. Plans and specifications shall be approved by the Public Works
Department.

Water. Developer Tract shall be served by the City water system. The Developer shall
extend a new water main from the existing 12" water main in Old HWY 10 at 8" Street.
Plans and specifications shall be approved by the Public Works Department.

Storm Drain. The property shall tie into the stormwater drainage system wherever
possible. If a connection is not possible, the property shall manage stormwater on the

property.

Right-of-Way. No right-of-way is to be dedicated upon annexation. Rights-of-way shall
be dedicated upon future subdivision of the Developer Tract for any proposed public
streets.

Future Intersection Contributions, No intersection contributions are required upon
annexation. Future development or subdivision of the Developer Tract may require

intersection contributions that shall be defined in a Subdivision Improvements
Agreement or Development Agreement based on the recommendations of an approved

traffic impact study (if required).

Late Comers Agreement, To be determined separately from this agreement but
consistent with Laurel Municipal Code Chapter 12.38

- DEVELOPER REIMBURSEMENT OF WATER AND WASTEWATER
EXTENSION COSTS. Developer retains the option to utilize this late comers
agreement unti! the final acceptance of the water and sewer extensions to developers

property.

Land Survey Amendment. Developer will prepare an amended survey indicating the
portion of the property to be annexed in an approved form that is recordable with

Yellowstone County.
Page 2 of 5
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9. Zoning. The Property is to be zoned as Highway Commercial.

10. Compliance, Nothing herein shall be deemed to exempt the Developer Tract from
compliance with any current or future City laws, rules, regulations, or policies that are
applicable to the development, redevelopment, or use of the subject property.

11, Runs with Land. The covenants, agreements, and all statements in this Agreement and
in the incorporated and attached Waiver shall run with the land and shall be binding on
the heirs, personal representatives, successors, and assigns of the respective parties.

12. Attorney’s Fees. [n the event it becomes necessary for either party to this Agreement to
retain an attorney to enforce any of the terms or conditions of this Agreement or to give
any notice required herein, then the prevailing party or the party giving notice shall be
entitled to reasonable attorney fees and costs, including those fees and costs of in-house
counsel.

13. Amendments and Modifications. Any amendments or modifications of this
Agreement shall be made in writing and executed in the same manner as this original
document and shall after execution become part of this Agreement.
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INWITNESS HEREQF, the parties have excouted this Agreement as of the day and year
first above wrilten.

LOVE'S TRAVEL STOPS & COUNTRY STORES, INC.

Tite: T Doty \i¢s Presioordt™
|

“Developer”

STATE OF OKLAHOMA )

COUNTY OF OKLAHOMA )

On this _IH : ,20_1{: personally appeared before

ch'”::Ia].'of' ,A:Eg:} —
me, _"{L‘_\,y_'t QQ ‘t‘* Y “_g_Q;g_g P> proved to me on the basis of satisfactory

evidence to be the person(s) whose name(s) are subscribed to this instrument, and acknowledged
the he/she/they executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Official Seal on the
day and year in this certificate first above written.

Public for the State of

mmission Expires: u&ﬂp_f 2{ ﬂg

N
My Co
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CITY OF LAUREL, MONTANA
REQUEST FOR ANNEXATION
AND PLAN OF ANNEXATION

Applicant is required to meet with the Citv Planner orior to filling owt this

application. All blanks of this application are to be filled in with explanation

by the applicant. Incomplete applications will not be accepted.

b

Aug. 31, 2026

Only parcels of land adjacent to the City of Laurel municipal limits will be considered for
annexation. *“Adjacent to” also includes being across a public right of way. If the parcel
to be annexed is smaller than one city block in size (2.06 acres), the city council must
approve consideration of the request; the applicant must make a separate written request
to the city council stating their wish to annex a parcel of land less than one city block in.
Once the council approves the request, the applicant can apply for annexation.

Applicant landowner's name: Michael Stitzinger. Hans Stitzinger. James I, Stitzinger. Jr.

Address: Michael Stitzinger, 5931 Ridgeview Dr. Dovlestown. PA 18902-1379

Phone:

Parcel to be annexed: (If it is not surveyed or of public record, it must be of public record
PRIOR to applying for annexation.)
Legal description: WESTBROOKS SUBD, S17. T02 S. R24 E. Lot 7Al. AMND
TR 6A & TA & POR TR § LESS HWY ROW (18)
Lot size: +/- 23.17 Acres
Present use: Vacant/Undeveloped
Planned use: HC — Highw ommercial for Love's Travel Stop Development
Present zoning: HC — Highway Commercial
(Land which is being annexed automatically becomes zoned R-7500 when it is
officially annexed [City ordinance 17.12.220])

City services: The extension of needed city services shall be at the cost of the applicant
after annexation by the city has been approved. As part of the application process, each
of the following city services must be addressed with an explanation:

Water Service:
Location of existing main: 8" Avenue & Old Hwy 10 W [ntersection
Cost of extension of approved service: $488.000

How cost determined:_Engineer’s estimate of probable cost
Timeframe for installation:___ Spring 2025

Sewer Service:
Location of existing main: 8" Avenue & Old Hwy 10 W Intersection
Cost of extension of approved service: $511,800

1
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How cost determined: Engineer’s estimate of probable cost
Timeframe for installation: Spring 2025
How financed: Private

Streets:
Is there any adjoining County ROW to the proposed annexation: the site fronts
Old Hwy 10 W and 19" Ave W
Location of existing paved access: there are currently no paved accesses
Cost of paving: N/A
How cost determined: N/A
Timeftame for construction: N/A

Other required improvements: Provide above information on attached
pages.

3 A map suitable for review of this application of the proposed area to be annexed must be
submitted with this application.

6. A written Waive of Protest must accompany this application, suitable for recording and
containing a covenant to run with the land to be annexed, waiving all right of protest to
the creation by the city of any needed improvement district for construction or
maintenance of municipal services. This Waiver of Protest must be signed by the
applicant prior to annexation by the city.

Vi Requests for annexations are referred to the City-County Planning Board for
recommendation to the City Council. Within 30 days after receiving the properly filled
out application with all required accompaniments and after conducting a duly advertised
public hearing, the City-County Planning Board shall make recommendation to the City
Council as to this Request for Annexation. If more information is needed from the
applicant during the review of the application, such application shall be deemed
incomplete and the timeframe for reporting to the City Council extended accordingly, in
needed.

8 A non-refundable application fee of $300 + $25.00 per acre (80 acres or less); $300 +
$35.00 per acres (81 acres or more) must accompany the submission of this application.

The City Council of the City of Laurel, Montana, after review and consideration of this
Application for Annexation, found such to be in the best interest of the City, that it
complied with state code, and approved this request at its City Council meeting of

Form revised by City Attomey Aprif 2008
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AFFIDAVIT OF WAIVER OF PROTEST
BEFORE THE CITY COUNCIL
OF THE CITY OF LAUREL, MONTANA

FOR THE ANNEXATION OF THE HEREIN DESCRIBED PROPERTY AND CREATION OF
ANY FUTURE SPECIAL IMPROVEMENT DISTRICT

The undersigned hereby waives protest to the annexation of the property described below by the
City of Laurel. Undersigned also waives their right to seek judicial review under M.C.A.
§ 7-2-4741 (2007), subsequent to the City's annexation of the below described property.

The undersigned hercby additionally waives protest to the creation of future Special Improvement
Districi(s) created and/or formed for future street improvements including, but not limited to, paving,
curb, gutter, sidewalk and storm drainage or any other lawful purpose.

This Affidavit is submiited pursuant to and as a part of the Annexation Agreement and future
contemplated Subdivision Improvement Agreement (SIA) with the City of Laurel.

This Affidavit of Waiver shall run with the land and shall forever be binding upon the Grantee, their
transferees, successors and assigns.

LEGAL DESCRIPTION OF THE PROPERTY:

“WESTBROOKS SUBD. $17. T02 8. R24 B, Lot AL AMND TR 6A & 7A & POR TR § LESS HWY
ROW (18)"

DATED this_1 3%~ dayor /10 iin 20 24

s O Wl s,
Granice Name: Hans Stitzfger

STATEOF Pousiliin - )

County of ﬁﬂ"'jc.ﬂ.'rf-.--r.‘ i )

lhlsl,_ day of l “p ' l '?D,ﬂg_, personally appeared before me,

Hq"\ﬂ} 314 2t proved to me on the basis of satisfactory evidence Lo be
the person(s) whose namc{-&] nrr. subscribed ta this instrument, and acknowledged the he/shefthey execuled
the same.

IN WITNESS WHEREOQF, I have hereunto set my "and and affixed my Official Seal on the day and

year in this certificate first above written. ra \ . 'ﬁ
i\ g L 150 i ',.'. g b
Notary Public for the State of |- AT Lty RV Ry
(SEAL) Residingat:_loiodn o 0
My Commission Expires: 1 | ). | 0.

Commanweaith af Penniylvania - Natary Sear
MAUREEN A, BRINSFIELD - Molary Pubilc
Mantgomery County
My Commission Expires February 28, 2016
Commission Mumber 1414186
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March 6, 2024

Kurt Markegard, Planning Director
City of Laurel

115 West 1* Street

Laurel, MT 59044

Re: Letter of Autharization
Laurel, MT Love's Development Project

Dear Mr. Markegard:

This letter will serve as authorization for Love's Travel Stops and Country Stores, Inc. (Love's), and their
Agent, 15A Civil, LLC, to prepare and process the necessary documents relative to the annexation, zoning
assignment, utility extensions, and site development permitting for Tract 7A-1 of the Westbrook's
subdivision (Yellowstone County TPN 03082117207010000).

Signed:
Hans Stitzinger ':‘:"}./u w2l Liic,
Signature ¢ # Date
STATEOF {0 \isve )
) ss
Countyof _ ‘1l cinimraw i )
Onthis _| 2 da:.r of WleeCeats 20,20, personally appeared before me,

lnae. SEad provedtnmeanlhehas!sofmuﬁmtmywummmbe
the person(s) whose mme{s) are suhm'ibcd 1o this instrumient, and acknowledged the he/she/they executed
the same,

IN WITNESS WHEREOF, | have hercunto set my hand nd affixed my Official Seal on the day and year in
this certificate first above written.
. o

B Hl (L '- '. i bl e LT L .

Nomlyﬁshllcl'nrlthl.al:ul' LT u
-

(SEAL) Residingat: __ = .  Sv..ev 44
My Commission Expires: _= /.= o | J L

Commomwealth of Pennsylvania - Notary 3o
MAUREEN A, BRINSFIELD + Hotary Pubilc
manggomery County
My Commission Expires February 28. 2016
Commission Number 1216388
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AFFIDAVIT OF WAIVER OF PROTEST
BEFORE THE CITY COUNCIL
OF THE CITY OF LAUREL, MONTANA

FOR THE ANNEXATION OF THE HEREIN DESCRIBED PROPERTY AND CREATION OF
ANY FUTURE SPECIAL IMPROYVEMENT DISTRICT

The undersigned hereby waives protest to the annexation of the property deseribod below by the
City of Laurel, Undersigned also waives their right to seck judicial review under M.C.A.
§ 7-2-4741 (2007), subsequent to the City’s annexation of the below described property.

The undersigned hereby additionally waives protest 10 the creation of future Special improvement

District(s) created and/or formed for future streel improvements including, but not limited Lo, paving,
curb, gutter, sidewalk and storm drainage or any other lawful purpose,

This Affidavit is submitted pursuant (0 and uy a part of the Annexation Agreement and future
contemplated Subdivision Improvement Agreement (SIA) with the City of Laurel.

“This Affidavit of Waiver shall run with the land and shall forever be binding upon the Grantee, their
transferees, successors and assigns.

LEGAL DESCRIPTION OF THE PROFPERTY:

SWESTBROOKS SUBD. 817,102 8, R24 [, Lot 7Al AMND TR 6A & 7A & POR TR 3 1.1'SS HWY
ROW (18)”
DATED this__ /L. dayof __ Mawch 2024

irantec Name: James B/5Stite

STATE OF [y nsylvani«

) ss.

Comtyof Bieks )

Onmu day fwm&milywmmm
proved to me on the basis of satisfactory evidence to be

the pemn(s) whose name(s) n:L_ ubscn'hcd 10 this instrument, and acknowledged the he/she/they exscuted
the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my Official Seal on the day and

year in this cerlificate first above written. %& avw :
3 Y leven
(SEAL) Commanwealth of Pennsylvania - Molary Seal
KYLE ANN FRANCIS - Notary Public
Bucks County

My Commission Expires April 18, 2025
Coemmission Number 1052987
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Technical Memorandum

To: City of Laurel
From: Nick Wheeler | JSA Civil, LLC
Date: March 13, 2024
Subject: Annexation Request — Project Narrative
Project: Laurel, MT Love's Travel Stop
Project Narrative
Annexation Overview:

Love’s Trave| S5tops & Country Stores, Inc. (Love's) is requesting the annexation of approximately 23.17 acres
into the City of Laurel, Montana city limits as shown on the enclosed preliminary civil engineering plans, The
subject site is a portion of Yellowstone County Tax Parcel Number 0382117207010000, legally described as Tract
7A-1 of Westbrook's Subdivision.

The area to be annexed includes the northern limits of the tax lot, located north of 19" Avenue/|-90 Business.
The site is located west of the Laurel city limits, with roadway frontages along Old Hwy 10 to the north and 15*
Avenue/|-90 Business to the southwest. The property is currently assigned a zoning designation of HC - Highway
Commercial; we are requesting annexation into the Laurel city limits under the City's HC zoning designation.

Utilities:

Upon annexation, City of Laurel (City) public water and sanitary sewer services will be extended to the site via
utility main extensions along Old Hwy 10, within Montana Department of Transportation (MDT) right-of-way.
New service connections will be extended to the Love’s praperty from the new utility mains along Old Hwy 10 to
serve the proposed Love’s Travel Stop development. The new utility mains along Old Hwy 10 will be dedicated to
the City as public infrastructure following the construction of the improvements within MDT right-of-way. It is
understood that right-of-way and utility permit approvals from MDT, and City utility permit approval must be
secured befare construction of the new utility mains. Please refer to the enclosed preliminary civil engineering
plans for additional information.
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JISA

Engineering | Planning | Management

LOVE'S TRAVEL STOP
LAUREL, MT

ENGINEER'S ESTIMATE OF PROBABLE CONSTRUCTION COST - FOR WORK IN ROW

# DESCRIPTION QUANTITY  UNIT UMITCOST EXTENSION
SEWER EXTENSION
1 PWC SANITARY SEWER PIPE 8 IN. DIAM, LESS THAN 10 FT. BELOW FINISHED GRADE 2885 F $85  §105475
2 PVC SANITARY SEWER PIPE @ IN. DIAM., 10 FT, - 14 FT, BELOW FINISHED GRADE 1388 LF 85 ST
3 SANITARY SEWER MANHOLE, 48 N, DIAM. 13 EA $4500 50,500
4 TRENCH RESTORATION (4" ASPHALT OVER 12° BASE COURSE) 1 LE MS0000  §150,000
SEWER SUBTOTAL|  511.400)
WATER EXTENSION
5 PAC 800 FIPE FOR WATER MAIN 12 IN. DiaM. 3950 LF $70  $278500
6  GATE VALVE AND BLOCKING 12 IN. 18 EA 52000 530,000
7 HYDRANT ASSEMBLY 9 EA $3500 531,500
8 TRENCH RESTORATION (4" ASPHALT OVER 12° BASE COURSE) 1 LB $150,000  §150,000
| WATER SUSTOTAL|  s4ea.000]
r TOTAL ESTIMATED CONSTRUCTION I:I]S'll mljﬂll
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PUBLIC HEARING NOTICE

The Laurel-Yellowstone City-County Planning Board and Laurel's Zoning Commission will
conduct a_public hearing an April 17, 2024.

Public Hearing for the annexation into the City of Laurel and assignment of zoning “Highw

Commercial” for the property described as Westbrook Subdivision Lot 7A1 of the amended plat
of Tracts 6 and 7 of Westbrook’s Subdivision and a portion of Tract 5 of Westbrook’s
Subdivision. The property is located approximately 3,000 feet west of Laurel City Limits on Old

Highway 10 West.

The hearing is scheduled for & P.M., in the Laurel City Council Chambers at City Hall, 115 West
1st Street, Laurel, Montana, on Wednesday, April 17", 2024,

Public comment is encouraged and can be provided in person at the public hearing on April 17,
2024. Public comments can also be made via email to the Planning Director, or via letter to the

Planning Department office at 115 West 1st Street Laurel, MT 59044. Emails or letters of
comments should be received by 2pm MST April 11, 2024, so they can be transmitted to the

Planning Board members prior to the meeting. Copies of the documentation are available for
review upon regquest at the Planning Department office. Questions regarding this public hearing

may be directed to the Planning Director at 406-628-4796 ext. 5305, or via email at
citvolanner@laurel.mt.gov
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CITY HALL

ey . i g~ 5 .
I15W, 15T ST, 19Ty Wy &0 1%
AN City Of Laurel
WATER OFC.: 628-743|
COURT: 628-1964 P.O. Box 10
FAX 628-2241 Laurel, Montana 59044

Office of the Planning Director

PLANNING BOARD AND ZONING COMMISSION
A portion of Westbrook’s Subdivision Tract 7A-1 of the

amended plat of Tracts 6A and 7A of the amended plat of tracts 6
and 7 of Westbrook’s Subdivision and a portion of Tract S of

Westbrook’s Subdivision less Highway ROW

Annexation and Initial Zoning

Applicant:

Michael Stitzinger

Hans Stitzinger

James Stitzinger

5931 Ridgeview Dr.
Doylestown, PA 18902-1379

The Stitzinger Family is 100% of the land ownership. Annexation pursuant to §7-2-4601 et. seq.
MCA. (Annexation by Petition).

Request:

The applicants representing 100% of the ownership of lands involved, has Petitioned the City of
Laurel for Annexation of approximately 23.17 acres of property adjacent to the City of Laurel with
an initial Zoning Designation of Highway Commercial for concurrent review.

The subject property is generally described as a Lot 7A1, A portion of Westbrook’s
Subdivision Tract 7A-1 of the amended plat of Tracts 6A and 7A of the amended plat of tracts 6
and 7 of Westbrook's Subdivision and a portion of Tract 5 of Westbrook’s Subdivision less
Highway ROW Section 17, Township 2 South, Range 24 East P.M.M., Yellowstone County,
Maontana, An annexation Exhibit, which is incorporated into this report by reference, has been
submitted in support of the Petition and Requested Initial Zoning.
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Praocess:

The annexation petition and requested initial zoning has been scheduled for consideration and &
public hearing by the Laurel ~ Yellowstone City County Planning Board and Zoning
Commission for 6 p.m. on Wednesday, April 17, 2024. The City Council will consider the
annexation and zoning designation at a future council meeting.

Analysis of the Request

The Stitzinger Family represents 100% of the land ownership involved in the petition.

The 2020 Laurel Growth Policy designates the property as a ‘growth area’ of the city.

The current use of the property is nonproductive agriculture as nothing has been planted

on the property since the new highway interchange was construcred.

The requested zone Laurel “Highway Commercial” provides uses compatible to lands

adjacent to roads and is consistent with the requirements of R-08-22 that lands embraced

by the city be assigned R-7500 or greater. This property is not conducive to residential
development.

The subject property was presumed to be zoned “Highway Commercial” and is now

presumed to be not zoned but Yellowstone County is in the process to zone it “Highway

Commercial”.

» Highway commercial (HC) district - The purpose of this district is to provide areas
for commercial and service enterprises which are intended primarily to serve the
needs of the tourist, traveler, recreationist, or the general traveling public. Areas
designated as highway commercial should be located in the vicinity of, and accessible
from freeway interchanges, intersections in limited access highways, or adjacent to
primary or secondary highways. The manner in which the services and commercial
activities are offered should be carefully planned in order to minimize the hazard to
the safety of the surrounding community and those who use such services; and to
prevent long strips of commercially zoned property.

» MCA 76-2-Part 46 annexation requires that the land use designation be ‘consistent with
the prevailing use of the property, consistent with the prevailing County Zoning
Assignment, and/or consistent with the current growth policy’. All lands outside the City
of Laurel were previously thought to have been extraterritorial zoned and Yellowstone
County is now exercising zoning authority from 2024 and forward.

» In addition to the extension of urban scale services the City Zoning provides options for
development that are not available to rural properties.

» The initial zoning must be considered under City Resolution R-08-22 (Annexation), the
Laure]l Municipal Code Title 17 (Zoning).

» The question of annexation and initial zoning must be heard by the Laurel — Yellowstone
City County Planning Board and Zoning Commission to give a recommendation of the
zoning assignment to the City of Laurel City Council.

> Is the requested annexation and initial zoning in the best interest of the City and Citizens
of the City of Laurel. '

> The property issituated such that street rights-of-way will need to be annexed to the subject

property. The highways in the area are under the control of the Montana Department of

Transportation.

Y VY

Y

A7
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Findings:

v" The subject property is adjacent to the City of Laurel via a street connection.

¥ The City Council is not required to submit the question of annexation to the qualified
electors of the area to be annexed as the petition is signed by 100% of the owners.

v" The city may annex the property as 100% of the ownership of same has petitioned the city
for annexation.

v" The driver for the annexation request is to develop the property for commercial purposes.
The agents working with the property owners want to have city water and sewer services,

v" The property has been identified as a high priority area in Chapter 7.5, Annexation, of the
2020 Growth Policy and is included in the Planning Jurisdiction Map annexation priority
boundaries. As such, the requested zoning is consistent with the Laurel Growth Policy.

v" The proposed assignment of “Highway Commercial “meets all the statutory requirements
of MCA 76-2-46 annexation and zoning assignment.

v" The Laurel “Highway Commercial” Zone is determined to be a “greater than" R-7500
classification density.

v" The extension of city services will be at the owner’s expense (R-08-22) and in accordance
with the Annexation Agreement or a development agreement as approved by the City
Council and requirements of the Public Works Department and the Montana Department
of Transportation

v" The city can provide services to the property both existing and proposed if extension of
water, sewer, Storm water will have to be stored on site.

12 Point Test for Zoning:

. Is the zoning in accordance with the growth policy;

o The Growth Policy identifies all the property proposed for annexation as an annexation
priority area.
* Resolution R-08-22 requires zoning assignment at annexation at R-7500 or greater.
¢ The Zone “Highway Commercial” meets the definition as ‘greater than’ R-7500 and is not
a residential planned area.
Finding:
The requested zoning is in accordance with the Growth Policy.

I, Is the zoning designed to lessen cangestion in the streets;

» The proposed zoning along with the annexation agreement will allow development of the
property consistent with the adjoining interstate traffic.

o Proposed development that would potentially impact roads and a traffic impact analysis is
being developed for the Montana Department of Transportation. :

‘o Highways adjacent to this property are all within the Montana Department of
Transportation. City streets are not in the area.

Finding:
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The requested zoning will have a material impact on the State of Montana Department of
Transportation. The City may see increased traffic as with any added development of property.

i, Is the zoning designed to secure safety from fire, panic, and other dangers;
* Fire hydrants and water supply should be adequate if they meet the requirements from the
Public Works Department.
Finding:
The requested zoning will not have an adverse impact on safety from fire, panic, or other
dangers.

Iv. Is the zoning designed to promote health and the general welfare;

* The land is adjacent to the interstate highway system and “highway commercial” zoning
allows for land uses to provide places for the traveling public to eat, fuel their vehicles, and
rest.

Finding:
The requested zoning will promote the public health and the general welfare.

. Is the zoning designed to provide adequate light and air;

s The existing zoning imposes building setbacks, height limits, limits on the number of
buildings on a single parcel, and reasonable area limits on new development.

» The proposed “Highway Commercial” zone provides restrictions on structure height,
setbacks, lot coverage. These standards exist to provide open spaces and adequate light
and air.

» The existing development has more than adequate separation from surrounding uses.

Finding
The requested zoning will provide adequate light and air.

Vi, Is the zoning designed to prevent the overcrowding of land;
» The existing zoning imposes building setbacks, height limits, limits on the number of
buildings on a single parcel, and reasonable area limits on new development.
Finding:
The proposed zoning will prevent the overcrowding of land.

VIL Is the zoning designed to avoid undue concentration of population;

= The existing zoning imposes building setbacks, height limits, limits on the number of
buildings on a single parcel, and reasonable area limits on new development,

e The subject property is large enough to provide adequate separation from surrounding
uses.

» The property is not going to be used for residential development with the “Highway
Commercial” designation.

Finding: :
The proposed zoning will prevent the undue concentration of population.
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Vil Is the zoning designed to facilitate the adequate provision of transportation, water,
sewerage, schools, parks and other public requirements;
o The requested zoning will allow for transportation services as defined in “Highway
Commercial” designation in the Laurel Municipal Code.
Finding:
The requested zoning will facilitate the adequate provision of fransportation, water,
sewerage, schools, parks and other public requirements.

IX. Does the zoning give reasonable consideration to the character of the district and its peculiar
suitability for particular uses;
The requested zoning is consistent with the Growth Policy.

o The property is compatible with surrounding development and had been believe to be
previously zoned “Highway Commercial” in the extraterritorial zoning for the City of
Laurel.

» The water and sewer infrastructure with this annexation is for the intended use of the
property and will need final approval from the City of Laurel City Council and the Public
Works Department as well as the Montana Department of Transportation.

Finding:
The requested zoning is consistent with surrounding uses, the Growth Policy and provides
for opportunities with suitable uses.

X. Does the zoning give reasonable consideration to the peculiar suitability of the property for
its particular uses;
. The requested zoning is consistent with the Growth Policy.

] The property is compatible with surrounding development and is consistent with
interstate highways adjacent to the property.

» The water and sewer infrastructure proposed with the annexation will have to meet
infrastructure requirements by the Public Works Department and the Montana
Department of Transportation.

Finding:

The requested zoning is in keeping with the character of the development in the area.
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Xl. Will the zoning conserve the value of buildings;

» The extension and availability of public water and sewer resultant from annexation and
initial zoning will add value to buildings as the proposed use is substantially like or
complementary to surrounding buildings and uses.

® The requested zoning is consistent with the Growth Policy.

« The proposed zoning is not anticipated that there would be any adverse effect on the value
of surrounding buildings or lands.

Finding:
The value of existing buildings both on and adjacent to the requested zone will either be
enhanced or not affected by the proposed zoning,

Xl Will the zoning encourage the most appropriate use of land throughout the municipality?
e The requested zoning is consistent with the Growth Policy.
¢ The requested zoning is consistent with the prevailing land uses and zoning surrounding
the property.
Finding:
The requested zoning provides for the most appropriate use of land in the municipality
which will keep non-residential traffic close to the interstate.

Conclusion:
The petition for annexation into the City of Laurel with the initial zoning assignment of Laurel
“Highway Commercial” appears to be consistent with the requirements of City Council Resolution

R-08-22, Additionally, the annexation, extension of services, and initial zoning assignment is in
the best interest of both the City of Laurel and the property owners.

RECOMMENDATION

The Laurel — Yellowstone City County Planning Board should find that “Highway Commercial” zoning is
an appropriate zoning designation and recommend that the Laurel City Council adopt the Findings of
Fact outlined in this report. The City Council must annex the lands and can hold a joint Public Hearing
allowed for in MCA 76-2-303 3(B) ) A joint hearing authorized under this subsection (3) fufills a
municipality's obligation regarding zoning notice and public hearing for a proposed annexation.
Laurel Municipal Code chapter 17.12.220(G) The hearing for annexation and zone change may
be held at the same time.

» That an Amended Plat or Certificate of Survey suitable for filing with Yellowstone County that
describes the tract of land to be annexed be submitted.
» That an Annexation Agreement or development agreement is submitted for acceptance by

the City Council.
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Recommendation for Zoning “Highway Commercial”

LAUREL - YELLOWSTONE CITY-COUNTY PLANNING BOARD

The Laurel- Yellowstone City - County Planning Board voted unanimously
on April 17th, 2024, to recommend the assignment for zoning of “Highway
Commercial” for property described as a Portion of Westbrook’s Subdivision
Tract 7A-1 of the amended plat of Tracts 6A and 7A of the amended plat of
tracts 6 and 7 of Westbrook's Subdivision and a portion of Tract 5 of
Westbrook’s Subdivision less Highway ROW and adjacent right of way. The
planning board moved, seconded, allowed for public comment, and then voted
unanimously to recommend to the Laurel City Council to approve the zoning
designation for the above-described property if the City Council approves of
the annexation request.

Dated this 17th day of April 2024.

e

x ¢ a-’ AL
hau rel’- Yellowstone Clty (Zt:-untyr Planning Board
Judy Galdsby, President /-

|
/ A )

//'
/ A % ,/ f’/

/Kurt Markegard—f E}{écutwe Secretary
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APPENDIX B

GEOTECHNICAL AND SITE INVESTIGATION REPORTS

The following three reports are incorporated as Appendix B:
1. Topographic Survey — 24x36 topographic survey of the project site (Stahly
Engineering & Associates, March 11, 2026).

2. Geology and Logs Memorandum — Geology, boring logs, and subsurface
investigation results for the Laurel Mental Health Facility site (April 8, 2026).

3. Aquatic Resource Delineation Report — Wetland and waters-of-the-U.S.
delineation, jurisdictional analysis, and supporting field data for the 1425 Old
Highway 10 W site (March 16, 2026).
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Opportunity Bank Belgrade Preliminary Geotechnical Memo

Swell/Consolidation and Unconfined Compressive Strength (UCS) testing is being preformed at the time of memo creation
and is expected to be done by April 17", 2026.

IN CLOSING

Tetra Tech can provide additional preliminary information before the final Geotechnical Report is complete upon
request. All provided information is subject to change depending on lab testing results. An anticipated timeline on
completed lab testing has not provided to the project engineers at the time of this memo, but communication between
Tetra Tech and Opportunity Bank will be maintained to manage the project schedule. Please contact me at

bragv.erove@tetratech.com. (208) 713-5368, Nick Jaynes at nick igvnes@istratech.com, (406) 565-0317, or Marco Fellin
at marco.fellin@tetratech.com, (406) 241-4410 if you have any questions.

Attachments:  Tetra Tech Boring Log Key

Exploratory Boring Logs (EH-01 through BH-10)

2 TETRATECH
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Custom Soil Resource Report

ideniified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map

The soil map section includes the soil map for the defined area of interest, a list of
s0il map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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Custom Soil Resource Report

of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscelfaneous areas. Such areas have little or no soil
material and support litlle or no vegetation. Rock outcrop is an example.

13
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Soil Information for All Uses

Suitabilities and Limitations for Use

The Suitabilities and Limitations for Use section includes various soil interpretations
displayed as thematic maps with a summary table for the soil map units in the
selected area of interest. A single value or rating for each map unit is generated by
aggregating the interpretive ratings of individual map unit components. This
aggregation process is defined for each interpretation.

Land Classifications

Land Classifications are specified land use and management groupings that are
assigned to soil areas because combinations of soil have similar behavior for
specified practices. Most are based on soil properiies and other factors that directly
influence the specific use of the soil. Example classifications include ecological site
classification, farmland classification, imigated and nonirrigated land capability
classification, and hydric rating.

Hydric Rating by Map Unit (1425 US Highway 10)

This rating indicates the percentage of map units that meets the criteria for hydric
soils. Map units are composed of one or more map unit components or soil types,
each of which is rated as hydric soil or not hydric. Map units that are made up
dominantly of hydric soils may have small areas of minor nonhydric components in
the higher positions on the landform, and map units that are made up dominantly of
nonhydric soils may have small areas of minor hydric components in the lower
positions on the landform. Each map unit is rated hased on its respective
components and the percentage of each component within the map unit.

The thematic map is color coded based on the composition of hydric components.
The five color classes are separated as 100 percent hydric components, 66 to 99
percent hydric components, 33 to 65 percent hydric components, 1 to 32 percent
hydric components, and less than one percent hydric components.

In Web Soil Survey, the Summary by Map Unit table that is displayed below the
map pane contains a column named 'Rating'. In this column the percentage of each
map unit that is classified as hydric is displayed.

33
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APPENDIX C

CONCEPTUAL DESIGN PACKAGE — DLR GROUP / CUSHING TERRELL

Source: HB 5 Public Hearing Materials, pages 146—154 (HB 5.mt.gov)
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APPENDIX D

DPHHS SUPPORTING DOCUMENTATION OF NEED
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APPENDIX E

ALTERNATIVE SITE ANALYSIS
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MONTANA

Alternative Locations Analyzed for Forensic Facility

BILLINGS:
Alternative A -

https://svc.mt.gov/msl/cadastral/?page=Map&oeocode=03-1033-29-3-04-04-0000&taxYear=2026

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=03-1033-29-3-04-05-0000&taxYear=2026

Primary reason(s) for not selecting: Gradient
Alternative B -

https://sve.mt.gov/msl/cadastral/?page=Map&geocode=03-1033-18-1-04-01-0000&taxYear=2026

Primary reason(s) for not selecting: Gradient, distance to infrastructure, State Land Board processes
Alternative C -

https://sve.mt.gov/msl/cadastral/?page=Map&geocode=03-0927-10-4-18-01-0000&taxYear=2026

Primary reason(s) for not selecting: Unclear ownership/commitments from current owner on future use
Alternative D -

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=03-1032-08-1-01-01-0000&taxYear=2026

Primary reason(s) for not selecting: Lack of infrastructure, State Land Board processes

LAUREL:
Alternative E -

https://sve.mt.gov/msl/cadastral/?page=Map&geocode=03-1032-22-2-01-01-0000&taxYear=2026

Primary reason(s) for not selecting: Distance to infrastructure, State Land Board processes
Alternative F -

https://sve.mt.gov/msl/cadastral/? page=Map&geocode=03-0925-33-1-01-01-0000&taxYear=2026

Primary reason(s) for not selecting: Distance to infrastructure
Alternative G -

https://svc.mt.gov/msl/cadastral/?page=Map&reocode=03-0521-17-1-09-01-0000&taxYear=2026

Primary reason(s) for not selecting: Price
Alternative H—

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=03-0521-18-1-01-01-0000&taxYear=2026

AUY. 51, ZUZ0
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Primary reason for not selecting: Outside water service area
LOCKWOOD:

Alternative [ —

https://svc.mt.gov/msl/cadastral/?page=Map&geocode=03-1033-36-4-01-01-0000&tax¥Year=2026

Primary reason(s) for not selecting: Lack of access
Alternative J —

https://bigskyeconomicdevelopment.org/community-development/lockwood-tedd/

Primary reason(s) for not selecting: Tax exemption impacts on Targeted Economic Development District

CUSTER COUNTY:

Alternative K -

https://hb5.mt.gov/ shared/Custer County.pdf

Primary reason(s) for not selecting: Distance from patient concentration, workforce availability, State
Land Board Processes

BIG HOEN COUNTY:

Alternative L -

https://hb5.mt.gov/ shared/Big Horn County.pdf

Primary reason(s) for not selecting: Distance from patient concentration, workforce availability, unclear
path toward land ownership/acquisition

2401 COLOMNIAL DRIVE, HELENA, MT 52620
P.O. BOX 200126, HELENA, MT 57620
406-444-0001

INVESTMENTMI.COM
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MNews articles reparding alternatives:

https://billingsgazette.com/news/local/government-politics/article fceb48ca-0507-4186-8852-
136f4dad73a3.htmil

https://billingsgazette.com/news/local/sovernment-politics/article 02f84869-bb3c-461e-aacd-
f2c7b2e2fe89.html

https://billingsgazette.com/news/state-regional/government-politics/article 55ec91eb-51fe-5858-
a236-bed763bd1be7.html

hitps://billingsgazette.com/news/state-regional/government-politics/article ade07767-1e7c-54dd-97fc-
9cc8725ba32e.html

hitps://billingsgazette.com/news/state-regional/government-politics/article f690fef7-a8d1-5f27-b01a-
1fd50602 2184, himl

https://billingsgazette.com/news/local/government-politics/article 13d97e8c-6d39-4e3d-aell1-
e1126ae82947.himil

https://billingseazette.com/news/local/government-politics/article 13d97e8c-6d39-4e3d-aell1-
el126ae32947.htmil

https://billingsgazette.com/news/local/sovernment-politics/article 41e60a28-a03c-4618-8631-
a31edc44605a.html

https://billingsgazette.com/news/local/sovernment-politics/article 57f9e9c7-2ff2-4ac9-8c56-
d18c9a67e3d5.html

https://billingsgazette.com/news/local/sovernment-politics/article c6el14c35-d0al-47e0-bf18-
e0fefl0da214.himl

2401 COLONIAL DRIVE, HELENA, MT 52620
P.O. BOX 200126, HELENA, MT 59620
406-444-0001
INVESTMENTMT.COM
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APPENDIX F

STUDIES SUBMITTED AND CONSIDERED

Montana Legislative Services Division Office of Research & Policy Analysis
Additional Demographic Information regarding Forensic Treatment Facility - South
May 7, 2026

Montana Legislative Services Division Office of Research & Policy Analysis
Verification of Demographic and Crime Statistics Regarding St. Louis Forensic
Treatment Center

April 3,2026

Yellowstone County Forensic Behavioral Health Facility Gap Analysis
September 22, 2025

Montana Department of Labor and Industry
Montana’s Healthcare Workforce
January, 2024

Janjala Chirakijja
The Local Economic Impacts of Prisons
May 13, 2022

Kaherine A. Carlson, PhD
The Impacts of a New Prison on a Small Town: Twice Blessed or Double Whammy?
December, 1990

NOTE: An abstract from a “Sage Journals” was attached as a comment, but the actual
study and date of the study were not included.
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https://hb5.mt.gov/_MEPAEA/1-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/2-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/3-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/4-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/5-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/6-AppendixF.pdf
https://hb5.mt.gov/_MEPAEA/7-AppendixF.pdf

APPENDIX G

LINKS TO PUBLIC COMMENT AND AUDIO/VIDEO OF PUBLIC HEARINGS

Comment received after the public comment deadline of 5PM, June 5, 2025

Comments received during second public comment period from May 18, 2026, to June
5,2026

Video recording of public hearing can be found at:

https://www.youtube.com/watch?v=Pyv0geW_hLs

Comments received during first public comment period from March 24, 2026, to May 6,
2026

Video recording of public hearing can be found at:

https://www.youtube.com/watch?v=_52{YVDrn2M

https://www.youtube.com/watch?v=eTRNgblaxu0

https://www.youtube.com/watch?v=u7hD50n9qjY

https://www.youtube.com/watch?v=sIQ3IEUCH1U

https://www.youtube.com/watch?v=vIH54qglTpAO

https://www.youtube.com/watch?v=a9JD9Xv2goY

https://www.youtube.com/watch?v=eKL9QZrJzfc
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https://www.youtube.com/watch?v=Pyv0geW_hLs
https://www.youtube.com/watch?v=_52jYVDrn2M
https://www.youtube.com/watch?v=eTRNgbIaxu0
https://www.youtube.com/watch?v=u7hD5on9gjY
https://www.youtube.com/watch?v=sIQ3lEUCH1U
https://www.youtube.com/watch?v=vIH54qITpA0
https://www.youtube.com/watch?v=a9JD9Xv2qoY
https://www.youtube.com/watch?v=eKL9QZrJzfc
https://hb5.mt.gov/_MEPAEA/2-AppendixG_June_2_2026.pdf
https://hb5.mt.gov/_MEPAEA/3-AppendixG_June_2_2026.pdf

APPENDIX H

TRAFFIC IMPACT STUDY

Love's Traffic Impact Study can be found here.
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https://hb5.mt.gov/_MEPAEA/1-AppendixH.pdf

APPENDIX |

ADDITIONAL INVESTIGATION AND EXPLANATION AS TO WATER SUPPLY
ISSUES, INCLUDING INFRASTRUCTURE CAPACITY, WATER PRESSURE,
AND WATER AVAILABILITY TO SERVICE THE PROPOSED FACILITY

Link to City of Laurel City Council meeting videos and minutes:

https://www.youtube.com/@CityofLaurelMontana

https://portal.cityoflaurelmontana.com/WebLink/Browse.aspx?id=288663&dbid=0&rep
o=CityofLaurelMT

Ordinances:

https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=300383&dbid=0&re
po=CityofLaurelMT

https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=301205&dbid=0&re
po=CityofLaurelMT

https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=307483&dbid=0&re
po=CityofLaurelMT

https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=309502&dbid=0&re
po=CityofLaurelMT

March 20, 2026, Water Supply and Site Flow Analysis Report

February 28, 2025, Building/Fire Code Research and Water Supply Analysis Report

December 13, 2024, JSA Civil Love's Travel Stops and Country Stores, Inc. Water
System Extension Engineering Report

Cushing Terrell Request for Will-Serve Letter and Request for Permission to Conduct a
Certified Fire Flow Test

City of Laurel Refusal of Will-Serve Letter and Denial of Permission to Conduct a
Certified Fire Flow Test
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https://www.youtube.com/@CityofLaurelMontana
https://portal.cityoflaurelmontana.com/WebLink/Browse.aspx?id=288663&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/Browse.aspx?id=288663&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=300383&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=300383&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=301205&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=301205&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=307483&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=307483&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=309502&dbid=0&repo=CityofLaurelMT
https://portal.cityoflaurelmontana.com/WebLink/DocView.aspx?id=309502&dbid=0&repo=CityofLaurelMT
https://hb5.mt.gov/_MEPAEA_REVISED/2_Appendix_I_Feb282025_Building_Fire_Code_Research_Water_Supply_Analysis.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/4_Appendix_I_Cushing_Terrell_Request_Will-Serve_Letter_Request_for_Permission_to_Conduct_Certified_Fire_Flow_Test.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/5_Appendix_I_City_of_Laurel_Refusal_of_Will-Serve_Letter_Denial_of_Permission_to_Conduct_Certified_Fire_Flow.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/1_Appendix_I_Mar202026_Water_Supply_Site_Flow_Analysis.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/3_Appendix_I_December_13_2024_JSA_Civil_Loves_Water_System_Extension_Engineering_Report.pdf

Department of Natural Resources and Conservation Email Communication

Department of Natural Resources and Conservation Water Right Number 43Q 45730-00

Department of Natural Resources and Conservation Water Right Number 43QJ 9939-00

Department of Environmental Quality Circular D

August 31, 2026, Cushing Terrell City of Laurel Water System Capacity
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https://hb5.mt.gov/_MEPAEA_REVISED/7_Appendix_I_DNRC_43Q_45730-00.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/8_Appendix_I_DNRC_43QJ_9939-00.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/9_Appendix_I_DEQ_Quality_Circular_D.pdf
Savannah Morgan
Highlight

https://hb5.mt.gov/_MEPAEA_REVISED/6_Appendix_I_DNRC_Email_Communication.pdf
https://hb5.mt.gov/_MEPAEA_REVISED/10_Appendix_I_Cushing_Terrell_Memo_RE_City_of_Laurel_Water_System.pdf

APPENDIX J

REVISED FINAL ENVIRONMENTAL ASSESSMENT: RED LINE OF REVISED
FINAL ENVIRONMENTAL ASSESSMENT SHOWING CHANGES TO
ADDRESS INFRASTRUCTURE CAPACITY, WATER PRESSURE, AND

WATER AVAILABILITY TO SERVICE THE PROPOSED FACILITY CAN BE
FOUND HERE.
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https://hb5.mt.gov/_MEPAEA_REVISED/11_Appendix_J_MEPA_Redline.pdf
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