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HAND DELIVERED

Community and Planning Services
323 W. Alder St.
Missoula, MT 59802
Attention: Christine Dascenzo
RE:

Alpine Trails Subdivision
Request for Governing Body Review

Dear Christine;
On June 5, 2017 Community and Planning Services (CAPS) received the application
packet for the above subdivision for 3rd Sufficiency Review. On June 26th CAPS
provided a letter declaring the application packet sufficient for review.
Enclosed you will find 18 hardcopy submittals as requested and an electronic submittal
with a new cover and additional agency comments.
Should you have any questions, please do not hesitate to call.
Sincerely,
PROFESSIONAL CONSULTANTS, INC.

Dale McCormick, Planner
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MORTON TRAILS COMMENTS
ON TRAIL DESIGN

1. Trail width: this depends on a number of factors, including how high trail usage will be, if
traffic is bi-directional or one-directional, and the type of grooming machine. For a trail
like yours, we generally recommend 14’-16’ width, with an up to 16’ opening to allow
for classic and skating technique, 12’ is a little narrow if the trail is meant for both
techniques. For winter grooming, you want to make sure that your trail opening is at
least a couple of feet wider than the grooming machine!
2. Trail surfacing: we are generally proponents of natural surface trails, and this would
definitely be my recommendation here. Once the trail is built and graded, you can lay
down some top soil and seed with a local grass mix – we use a “conservation mix” back
east that works really well. If people are using the trail for biking and running, you will
often see a single track of dirt develop during the summer. This is fine, and you can even
let the grass grow up on either side to make it feel more like a single-track “experience”
for people seeking that.
3. Trail sustainability: this is of particular importance on your site, since part of the trail
runs right down a drainage. It is important to try to keep the average gradient of the
trail less than half of the fall-line gradient on a hillside. It is also important to build in
rolling dips, or grade reversals on sections of trail that might channel water (such as the
section going down the drainage). This will shunt water off of the trail and keep it from
channelizing and eroding the trail surface.
Here is a link to a great presentation of trail designing and building from the Minnesota DNR.
There are also plenty of USFS resources on the web, and The International Mountain Bike
Association (IMBA) has a great recourse called “Trail Solutions” that discusses sustainable
building practices in depth.

Observations and Suggestions for the Construction of Nordic Ski Trails
After a couple of decades of designing and consulting on the construction of Nordic ski trails
throughout the northern United States and beyond, we have gathered some observations which may
Unlike other athletic or recreational facilities, (tennis courts, baseball diamonds, etc.) all cross
country ski trails are unique, which is an important part of their appeal. They vary significantly in
length, in width and in technical difficulty. Nordic skiing originated in the Scandinavian countries of
Europe, therefore trails are typically measured in kilometers. A popular distance for a school or a
community trail is 5 kilometers (3.1 miles). Prior to the 1980’s, cross-country ski trails could be quite
narrow, 4’ or so, threaded through the trees. Three factors have dramatically influenced the width of
trails since then.
1. The evolution of the skating technique has required much wider trails so that competitors
don’t interfere with each other. The International Ski Federation (the FIS) has established
competition course guidelines so that top level Nordic skiers have some idea of what they will
encounter no matter where in the world they are racing. The most expansive of these
standards, for race trails hosting mass start skating events, require a trail width of 6 meters
(nearly 20’) on the descents and 9 meters (nearly 30’) on the climbs and rolling terrain.
2. Climate change has made natural snow cover precious enough that Nordic ski areas are
opening the tree canopy above their trails so that the snow which falls, actually reaches the
ground.
3. Wider trails are most efficiently built by sizable excavators and groomed with sno-cat type
machines, which require an opening between the trees bordering the trail of at least 12’-16’
in which to operate effectively.
Trails designed and constructed for cross-country skiing are also suitable for a number of
other non-motorized outdoor activities, including: running, walking, hiking, orienteering, mountain
biking, snowshoeing, horseback riding and fat tire biking.

Trail Planning and Design
Many recreational trail networks simply evolve over time, often following the path of least
resistance. It is very common for Nordic ski trails to make use of existing logging roads or skid trails,
power line easements, as well as pastures and natural openings in the forest. This makes sense if the
existing route (whatever its original purpose) serves the objective of the trail, but far too often the
experience of the recreational trail user is compromised by the questionable convenience of
following an abandoned logging road that is already there.

Morton Trails . 543 Old Strong Road . Thetford, Vermont 05075 . 802-785-4229

It is important to understand the intended uses anticipated for the finished trail network. Most
contemporary trails are designed for shared, year-round use. For example, a trail may be intended
for cross country skiing and snowshoeing in winter, but also for walking, running, mountain biking
and perhaps even horseback riding in the summer months. It is not uncommon for trails to serve
both as a location for passive, community recreation as well as a venue for organized, competitive
events. Both activities, casual recreation and organized events, have specific trail design
requirements which should be addressed. Trail design projects can be as simple as retired
landowners wanting a safe, enjoyable route to get out into their wood lot, or as complex as an
international competition venue, meeting FIS standards for world caliber competitions. Typically, the
planning and design aspect of a trail project ranges from 10% to 20% of the total cost of the project.

Community Approval, Permitting and Engineering
Most trails for private landowners are relatively straightforward and uncomplicated. Once
the objectives of the trail have been determined, the trail designers configure a route, being mindful
of sensitive natural features like wetlands, wildlife habitats, etc. The logging contractor and excavator
operator then cut, clear and build the trail adhering to the “Best Practices” guidelines for forestry
operations in the state in which the project is located.
Trail projects for public entities (municipalities, state parks, U.S. Forest Service land, etc.)
quickly become more complicated and more expensive. Trail projects on public land often require
public hearings, information sessions, feasibility studies, etc. Even after a project gains local support,
it is likely that a series of studies and permits will be required. Finally, if any bridges are included in
the trail project, those structures will probably have to be designed by engineers. Because
communities vary so much across the country, it is impossible to accurately estimate the cost added
to a typical, public trail project by developing community approval, navigating the permitting process
and paying to have critical features of the project designed by engineers. However, for planning
purposes, it is probably not unrealistic to anticipate, in a municipal setting that up to 30% of the cost
of a comprehensive, recreational trail project could go to these “soft costs.”

Cutting and Clearing the Trail Route
While Nordic ski trails can be designed and built almost anywhere there is snow in winter,
typically, trails are predominantly cut through woodlands. If a commercial logging contractor is
cutting and clearing the trail, it often involves a feller-buncher (a large machine that grasps the trees,
shears them off and lays them in bunches on the ground) which cuts the trail corridor, and a grappleskidder which pulls bunches of full-length trees to a central log yard to be processed. A more labor
intensive, but satisfactory alternative, is for loggers with chainsaws, accompanied by a tractor
equipped with a wood chipper, to cut and clear the trail route, putting the saplings directly into the
chipper and stacking any salvageable timber to the side of the trail to be eventually skidded out.
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Cutting and clearing a Nordic ski trail differs from a conventional logging operation in a couple of
significant ways:
• Once the desired configuration and general route of the trail has been determined the final
refinement is established by marking the trees to be harvested for the trail with forestry
paint. Achieving the desired width and direction of the trail will be accomplished by
harvesting predominately damaged, diseased or immature trees, while leaving healthy,
strong, mature trees to border, and to help define the finished trail. Special care must be
taken to protect the trees that will be bordering the finished trail from being scared by the
equipment during construction. Leaving bumper trees during the cutting and clearing phase
will help protect the mature trees left to define the finished route. In addition to the trees
marked for the trail route itself, occasionally damaged, dead, dying or uprooted trees
adjacent to the trail may also be marked when it appears that they might eventually fall into
the trail or that their absence will improve the appearance of the finished trail.
•

While skid trails, for obvious reasons, tend to be relatively straight to establish a direct
route to the log yard, in contrast, a well designed, Nordic ski trail is typically quite
convoluted, incorporating frequent, and sometimes dramatic changes in direction. During
the cutting and clearing phase, it is preferable to link useful sections of the ski trail route to
be used as skid trails, rather than creating a separate network of skid trails generally
parallel to the proposed ski trails.

•

The goal is to leave a route relatively free of underbrush, saplings, mature trees and fallen
logs so that the excavator operator deals mainly with rocks, stumps and earth. Although it
requires extra time and effort, any clearing of brush, dead trees, overhanging branches, tops
and debris from the borders of the trail route will greatly enhance the appearance of the
finished trail.

Generally, clearing a trail corridor through forest land generates four categories of wood:
1. Saw logs - of sufficient quality, size and number to merit hauling to a lumber mill
2. Firewood - typically, hardwood saplings, tops and branches too small of quality too poor for
saw logs
3. Soft wood - tops, branches and slash to be feed through a chipper or stacked off the trail route
4. Dead or rotten logs - windfalls and brush unfit for firewood or chipping
The cost of cutting and clearing a trail varies dramatically depending upon a number of factors. Three
important issues are:
1. The quality of the timber to be removed to open the trail corridor
2. The difficulty of getting the timber (length of the skid) out to the log yard
3. The current market for the harvested wood and the location of the mill
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There have been Nordic ski trail projects which generated enough revenue from the harvested
timber (and associated wood products, like chips) to pay for the entire trail project, but that is rare.
There have been other projects where there is very little, if any value, in the trees and saplings cut
for the trail, and the loggers have to be paid by the hour, often costing tens of thousands of dollars to
cut and clear the entire trail route. Although there is no “typical” scenario, if a logging contractor cuts
and clears a trail corridor, including chipping or removing the tops, brush and slash from the edges
of the trail corridor, in exchange for the firewood and saw logs harvested from clearing the trail, the
client is probably doing quite well. More often, a client might expect to pay a logging contractor a few
thousand dollars to cut and clear a trail route.

Building the Trail
Although some contractors prefer to rough out a trail with an excavator and finish it with a
bulldozer, excellent results have been achieved with an excavator alone. A skilled operator with
decent soils to work with can produce a surface suitable for mulching and seeding. In less desirable
soil conditions, a finished grade can be achieved with a tractor equipped with a PTO-driven Harley
Rake to dislodge small roots and kick small rocks to the edge of the trail. The loose, tilled earth left
by the Harley Rake leaves an excellent surface for maximum seed germination of Vermont
Conservation Mix or similar product.
A world class, Nordic ski trail is roughly the width of a typical woods road (about 20’). Unlike
a woods road or skid trail where the effort is to minimize unnecessary turns or changes in elevation,
a Nordic ski trail emphasizes interesting terrain changes. Extended straight, flat sections should be
avoided in ski trail construction, with the exception of the start/finish area. In fact, in ski trail
construction it is not uncommon to actually build rolls or dips to add interest in an otherwise flat,
boring section. This approach is an advantage when large boulders or ledge outcroppings are
encountered, because a perfectly suitable option is to mound up over the obstruction. Just keep in
mind that any elevation changes should not be too abrupt, (could you comfortably drive your fourwheel-drive, pick-up truck over it?). It is fine to place large boulders off to the side of the trail, but
avoid placing them on the outside of descending turns.
Roughing in the trail will involve the removal of stumps and boulders. While the boulders can
be used to build up banked turns, etc., the stumps are often buried adjacent to the trail (where
permitted by state regulations). Typically, the excavator operator will be looking for locations near
the trail where he can mine material to fill in low sections, etc. These “soil mines” then become
suitable locations to bury the unsightly stumps, skimming the filled hole over with a layer of dirt.
Another alternative for stumps is to place them, roots down, out in the woods as far as the
excavator can reach from the trail. In this way they appear to be natural stumps, and are eventually
obscured from the trail in summertime by ferns and undergrowth.
It is a good investment of time and expense to remove major stumps and boulders that
slightly encroach on the finished trail. Although they may appear to be on the edge of the trail in
summer, it is almost certain that in winter, under a foot of snow, they will become concealed obstacles
for the grooming equipment, eventually causing costly damage to the groomer.
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It is helpful to keep in mind the intended direction of travel for the skiers. Climbs should be
relatively level across the trail (although a slight cant of the trail surface-5% or less- to shed water is
fine), while descending turns should be banked like the turns on a NASCAR track. There is debate at
the World Cup level as to how much, if at all, to bank descending turns. Our view is, if the trail is to be
used by the general public as well as by elite racers, the turns must be banked to help keep the lessable skiers from blowing out of the turns. While the aggressiveness of the banking depends upon the
anticipated speed of the skier entering the turn, a reasonable guideline, in terms of the extent of the
banking might be, “would you feel comfortable driving your four-wheel-drive pick-up truck around
the course after you finish building it.”
Much of the joy of Nordic skiing is a result of elevation changes. This means if you have to
install a culvert in a drainage between two ridges or shoulders, don’t feel that you have to knock
down the ridges to fill in over the culvert, leveling out the route as you would a driveway. Regarding
culverts, the environmental folks would prefer it if you oversize them, install them deeper in the
crossing than necessary with the idea that they will eventually, partially fill with silt so that the
wetland critters can waddle their way up stream through the mud. If possible, the outlet of the
culverts should be at ground level, avoiding the creation of waterfalls (which the small, wetland
critters cannot negotiate).
As with most excavator work, anticipating the impact of water/rain/drainage/etc. is a
persistent challenge. Trails frequently traverse hillsides, from which water seeps constantly. In some
instances, the trail will require a gentle ditch or swale on the uphill side, guiding water to strategically
placed culverts under the trail. On longer climbs or descents, it might be necessary to create gentle
rolls or swales across the trail to divert water off the trail before the water gains too much velocity
or volume. These gentle rolls or swales, sculpted from earth have replaced the more abrupt water
bars used in former years.
Because these trails are intended for year-round use, in all likelihood, there will be low areas
prone to mud that should be built up to remain high and dry throughout the seasons.
If a Nordic ski trail has been designed to comply with FIS (International Ski Federation)
homologation guidelines, the most significant issues related to trail construction typically deal with
trail width. Because of the skating technique and the increased popularity of mass start events,
international caliber trails are designed to be 6 meters wide (almost 20’) on the descents and 9
meters wide (almost 30’) on the significant climbs and rolling terrain. In our view, the 30’ width can
include a gentle swale alongside the trail, used to direct water to a culvert, because in all likelihood,
that swale will be filled with snow, and thus, part of the ski surface in the winter months. But
homologation inspectors can be sticklers, especially regarding the width of important climbs on a
course.
With trails required to be constructed so wide, there is a natural tendency during the cutting,
clearing and construction, for the proposed route to “straighten out.” An effort should be made, even
with trails intended for international homologation, to preserve the gentle twists and turns dictated
by the terrain. Even though it is important to build trails that can safely accommodate mass start,
skating events and minimize the likelihood that athletes will obstruct each other, Nordic skiing is still
a sport for the woods and fields, not interstate highways.
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Like almost everything else related to the creation of first rate trails, construction costs vary
dramatically. For not-for-profit, community-oriented, trail projects, it is often possible to secure “inkind” support from local or regional excavating contractors who are willing to donate, or significantly
discount the cost of their machine and skilled operator to a worthy cause. Here in New England, a
skilled operator on an average-sized excavator costs about $150 per hour. Although the time it takes
to build a trail varies dramatically with soil conditions, abundance of drainages (need for culverts
and even bridges), etc., a good operator in average conditions should be able to build at least a
kilometer of Nordic ski trail in a five-day work week. At $150 per hour, this translates to, plus or
minus $6,000 per kilometer. In other words, a ballpark figure for constructing a 5 kilometer Nordic
ski trail would be in the range of $30,000. While the instillation of culverts is included in that ballpark
estimate, the cost of the culverts is not. New culverts can run several hundred dollars apiece, and
bridges, if necessary or desired can be several thousand each.

Finishing the Trail
Recently constructed Nordic trails are typically raked to remove roots and stones, then
seeded with Vermont Conservation Mix (or something comparable) and ideally, mulched with
chopped hay. In sections of the trail where the forest canopy severely restricts sunlight, woodchips
can provide a suitable surface. It is worth the effort to use an extended pole saw to cut overhanging
branches that will bend into the trail when laden with snow. Trail marker, directional signs and
enlarged trail maps will help outdoor enthusiasts from becoming disoriented, anxious or lost.
Depending upon the length of the trail and the extent and quality of the informational kiosks, maps
and directional signs, finishing the trail can cost several thousand dollars.

In Conclusion
There are four vital components to a memorable Nordic skiing experience:
1. A well-planned, carefully designed trail
2. A skillfully constructed trail
3. Adequate snow
4. Reliable grooming
While all four components are important, a well-constructed trail can (to some degree) compensate
for shortcomings in the other three components.
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ALPINE TRAILS
SUBDIVISION

PROJECT SUMMARY

PROJECT SUMMARY
SUBJECT PROPERTY
Alpine Trails Subdivision is a proposed 30-lot Major Subdivision of a 52.68 acre
tract of land legally described as Tract A, Carnes’ Seeley Creek Tracts No. 3 in
the SW ¼ of Section 35, Township 17N, Range 15W, P.M.M., Missoula County,
Montana. This property is to the east of Highway 83 just north of the Town of
Seeley Lake. The land owner and developer is Kakwa River Partners, LLC
represented by Dale McCormick of Professional Consultants, Inc. (PCI). The
parcel lies generally between Morrell Creek Road on the north and Cedar Lane
on the south. Both of these roads leading to the property are County roads.
The tract is located in a forested setting at an altitude of approximately 4,030 feet
and is currently undeveloped. Timber on the parcel consists mainly of secondary
growth lodgepole pine, larch and fir. The site also contains some slopes that are
over 25%, which are mainly confined to the eastern portion of the tract. These
zones are designated on the Preliminary Plat as no-build zones.

DEVELOPMENT PROPOSAL
It is proposed to subdivide the existing 52.65 acres parcel adding 0.03 acres from
Tract B, Carnes Seeley Tracts No. 3 to create a 52.68 acre parcel and divide it
into thirty (30) lots varying in size from 0.5 acres up to 7.67 acres as shown on
the Preliminary Plat. A key feature of the subdivision is a Nordic ski/mountain
bike trail that connects the lots independent of the roadway system, mostly
through the 12.74 acres of Common Area. This trail has been designed with the
assistance of Morton Trails and builds on the existing and growing enthusiasm
surrounding the Nordic skiing community in Seeley Lake.
This subdivision would be constructed in 4 phases. Phase I, to be platted within a
year of preliminary plat approval would include lots 3 through 13 which are
proposed to be approximately 0.5 acre in size, Phase II, also to be platted within
a year of preliminary plat approval would include the two larger Lots 1 and 2
which may be more suited for commercial development in the future when sewer
might be available; these lots will be classified as “Mixed Use” in the covenants.
Phases I & II will likely be filed concurrently. Phase III, to be filed within two years
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of preliminary plat approval, is located further east up the slope and would
include Lots 14 through 25 and also have lots approximately 0.5 acre in size. The
final Phase IV, to be filed within three years of preliminary plat approval, is
located further east up the slope and would include Lots 26 through 30 which
would be approximately 3 acres in size. The trail has a lower loop which would
be constructed with Phase I and an upper loop which would be constructed with
Phase III. There are also a variety of resource and energy efficient features to
this subdivision with environmental benefits such as:
1.
2.
3.
4.
5.
6.
7.
8.

Use of Enviro-Septic Sewage Treatment System
Ideal orientation of lots for use of Active and Passive Solar Technology
Exploring Use of Ground Source Heat Pump System
Common Area Open Space >12 acres in size
Active Recreation Bike and Nordic Skiing >1.5 Miles of Trails
Recreation Committee within Homeowners’ Association
Forest Stewardship Committee within Homeowners’ Association
Living with Wildlife and Wildland Residential Interface Covenants

ZONING & COMPREHENSIVE PLAN
The subject property is un-zoned. The 2010 Seeley Lake regional Plan, which is
the operative planning document for this area, calls for this area to be two
different land use designations, Town Commercial, and Town Residential II with
residential uses at a maximum density of 4 dwelling units per acre (provided
community sewer is installed and operational). This land use category is
deemed appropriate for multi-family housing including duplexes, apartment
complexes, and senior citizen assisted-living housing.
The proposed development of this tract will be at an overall density of one
dwelling unit per 1.8 acres, which is consistent with the density recommendations
in the Regional Plan, it being much less dense than suggested by the Plan. The
portion designated Town Commercial corresponds with proposed Lots 1 and 2
while the remaining 28 lots are in the area designated Town Residential II.

TRAIL SYSTEM
Seeley Lake is full of outdoor recreational opportunities, among them mountain
biking and Nordic skiing. Morton Trails, an out of state trail design consultant,
prepared a Feasibility Plan for a Nordic Skiing and Training Events Center in
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Seeley Lake. Morton Trails has provided a schematic design for the trail system
proposed in the Alpine Trails subdivision. This trail meanders through the
landscape and is envisioned as a loop trail with the potential to connect to
National Forest land adjacent to the subdivision and the trail that currently runs
parallel to Hwy. 83. The trail will be a 12’-16’ wide natural surface trail in 30’ wide
private access easement. We are proposing a 22’ wide public pedestrian access
easement where the trail is currently trespassing across the property. Because of
the trail feature of the subdivision a variance is being requested from the
requirement to have a walkway on one side of all roads within the subdivision.
The trail can be accessed directly from 22 of the lots, 8 of the lots will require
sharing the roadway to get access to the trail. The proposed recreation trail
which meanders through the subdivision provides a pedestrian connection
between most of the lots without having to compete with vehicles on the
roadways except where crossings occur. The lower loop trail Phase 1 serving
lots 1-12 will be constructed with Phase I of the subdivision. Portions of this trail
will be flat enough to meet ADA standards. The upper loop Phase 2 will be
constructed with Phase III of the subdivision.

ROADS / ACCESS
All of the roadways within this subdivision are proposed to be privately owned
and maintained by the Alpine Trails Homeowners Association (HOA). Such
maintenance will include snow removal in season.
The proposed subdivision will have three access points. One access will be
Alpine Trail which will come east off of Hwy. 83 connecting east to S.O.S. Road.
A second access point will be off of Morrell Creek Road including the extension
of S.O.S. Road to become Wilderness Ridge to the south. A third access point
will be Seclusion Point which extends north off of Cedar Lane opposite Elm
Drive. These access points are shown on the Preliminary Plat.
All internal subdivision roads will be 24' wide gravel with 2’ shoulders and will be
constructed to County rural gravel road standards within a 60' private access
easement. The access roads for lots 26-30, Nature’s Way and Glacier Lily Way,
will be 18’ wide with 2’ shoulders in a 40’ private access easement.
The current width of Cedar Lane is 20’-24’ in a 30’ wide public access easement
along a portion of the southern boundary of the subdivision. The requirement is
that the road be 24’ wide in a 60’ public access easement. We are requesting a
variance from this requirement. To mitigate the impact 30’ of additional public
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access easement is being offered in addition to the existing 30’ for a total width of
60’ and an RSID waiver statement is on the plat for Cedar Lane should there be
a project to improve Cedar Lane owners of lots within the subdivision would be
responsible for a proportional share of the improvements.

DRAINAGE
A Grading & Drainage Plan has been prepared for this development and is
included in this submittal. Stormwater runoff from this development with its
added impervious surfaces will be retained on site and will not exceed the predevelopment condition.

TRAFFIC
Assuming 8 trips per day per residence, the 30 proposed new lots could create
30 residences at buildout generating up to 240 new vehicle trips per day at
subdivision buildout. However, this projection will likely never be attained in
reality due to the fact that some of the lots in this subdivision will be developed
with seasonal homes which may not be used for more than a couple of weeks at
a time. The above referenced internal subdivision roads and Montana State
Highway 83 can easily handle this additional traffic with minimal impacts.

PARKLAND / OPEN SPACE
Missoula County Subdivision Design Standards calls for parkland or open space
dedication based on 11% of the area of land proposed to be subdivided into lots
of ½ acre or smaller; 7.5% of the area of land proposed to be subdivided into lots
larger than ½ acre and not larger than 1 acre; 5% of the area of land proposed to
be subdivided into lots larger than 1 acre and not larger than 3 acres; and 2.5%
of land proposed to be subdivided into lots larger than 3 acres and not larger
than 5 acres. This subdivision has 14.15 acres with lots ½ acre to 0.99 acre
resulting in a 1.06 acre requirement; 2.13 acres with lots 1 acre to 2.99 acre
resulting in a 0.11 acre requirement and 16.01 acres with lots 3 acres to 4.99
acres resulting in a 0.40 acre requirement for a total requirement of 1.57 acres.
12.74 acres is proposed as Common Area far exceeding the parkland
requirement for the subdivision by over 8 times the amount.
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SCHOOLS
The number of school children generated from a subdivision is calculated by
multiplying the number of proposed new lots by a factor of 1.5. Hence, we
estimate that up to 45 new students may enter the school system from this
proposed subdivision. However, as some of the homes in Alpine Trail
Subdivision will be recreational/seasonal in nature, this number may never be
realized in reality. The subject property is in the Seeley Lake School District for
students in grades K thru 8 provided at Seeley Lake Elementary School and high
school level education is provided at Seeley-Swan High School in Missoula
County Public School District.

UTILITIES
Utilities for the proposed development will be provided by Missoula Electric
Cooperative for electrical service and Blackfoot Communications for telephone
service. These services are presently available adjacent to the subject property.
Republic provides solid waste disposal service to the subdivision through the
Seeley Lake Transfer Station. Larson Disposal in Seeley Lake provides
residential collection service in the area.
Homes on the new tracts will be served with individual septic systems. Municipal
water is available for Lots 2-25 and wells or municipal water will serve lots 26-30
at the time they develop.

FIRE PROTECTION
The subdivision is served by the Seeley Lake Rural Fire District, which provides
structural fire protection as well as wildland protection in conjunction with DNRC.
This department would respond to fire calls from their station located in Seeley
Lake. With all lots fronting on maintained subdivision roads, emergency access
to the proposed homes should be good. There are currently fire hydrants on
Hwy. 83, S.O.S. road and Cedar Lane. Two new hydrants are proposed in the
interior of the subdivision. The subdivision is located within the Wildland/Urban
interface requiring special attention to appropriate driveway construction,
vegetation management, and roofing materials which are addressed in the
Covenants and subdivision roadway design. The Fire Hazard Assessment
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indicates this subdivision has a Moderate Fire Hazard. The impacts of this
development on the Fire District will be minimal.

COVENANTS
A set of Development Covenants for this subdivision have been developed and
are included with this submittal. These covenants prohibit permanent barbeque
pits and govern garden fences, driveway construction, address signs, wildlife
issues, Radon and fire protection appropriate to the Wildland/Urban Interface.
These covenants also have restrictions relative to woodburning fireplaces and
stoves, control of animals and pets, etc.

WILDLIFE
Wildlife is abundant in the Seeley Lake area, with larger mammals such as deer,
elk, and an occasional bear, moose and mountain lion frequenting the area.
Collared grizzly bear have been tracked in the immediate vicinity. The Inventory
of Conservation Resources for Missoula County, indicates that there are no
resources of special significance in this general area. Rabbits, squirrels,
chipmunks, and a wide variety of birds are also fairly common to this drainage.
The Seeley Lake area has been characterized as being one of the best birding
areas within a 200 mile radius. Subdivision Covenants are proposed that deal
with wildlife issues.

AVAILABILITY OF EMERGENCY SERVICES
This subdivision is on the north side of Seeley Lake. The main Sheriff’s office is
in Missoula. However, there are two full time deputies assigned to the Seeley
Lake area.As indicated earlier, Seeley Lake Fire Department will serve this
development from their station in Seeley Lake.
The Seeley-Swan Medical Center in Seeley Lake provides emergency and
routine medical services in many instances. Additional medical needs would be
addressed at one of Missoula’s two hospitals or many clinics. Ambulance
service would be available through the Seeley Lake QRU/Rural Fire Department,
or, in the case of extreme emergencies, by Life-Flight out of Missoula.
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ALPINE TRAILS
SUBDIVISION

SUBDIVISION APPLICATION

COUNTY MAJOR SUBDIVISION APPLICATION
A. GENERAL INFORMATION
1. One bound submittal packet and full-sized preliminary plat are required for each Element and
Sufficiency Review submittal. Packets shall be bound along the left edge via plastic comb,
plastic coil, or similar style binding device. Single-corner staple fastening does not constitute
binding of the left edge.
2. A CD, DVD or flash drive is required containing the preliminary plat and submittal packet
materials in Portable Document Format (pdf).
3. The subdivider submits the application packet with the review fee. The subdivider has one year
after the pre-application meeting to submit a formal subdivision application. Otherwise, a new
subdivision pre-application meeting is required.
4. Upon completion of Agency Sufficiency Review, the application packets submitted for governing
body review must include any agency comment received during Agency Sufficiency Review as
well as any applicant responses to the agency comment, if applicable. In addition, governing
body review packets must include any additional agency comment, the letter declaring the
application packet Sufficient, and all Element and Agency Sufficiency Review letters. Except for
the addition of these materials, the packets submitted for governing body review must be
exactly the same as the packet that was deemed Sufficient.
5. Name of proposed subdivision:

Alpine Trails

6. Name(s) of Subdivider: Kakwa River Partners, LLC (Kevin Wetherell)
Mailing Address: P.O. Box 806, Seeley Lake, MT 59868-0806
Telephone Number: 406-677-3000
Email Address: kevin@cmpmontana.com
7. Name(s) of Owner of Record:
Mailing Address:
Telephone Number:
Email Address:

Same as Subdivider

8. Name and Company of Representative: Dale McCormick of Professional Consultants,
Inc. (PCI)
Mailing Address: P.O. Box 1750
Telephone Number: 406-728-1880
Email Address: dalem@pcimontana.com
9. If the applicant is someone other than the property owner, the owner must also sign the
application in the space provided below. Certification: I hereby certify that the foregoing
information contained or accompanied in this application is true and correct to the best of my
knowledge.
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B. SUBJECT PROPERTY INFORMATION
General location of subdivision and address (if address has been assigned): Seeley Lake, MT
Legal Description - complete and unabbreviated: Carnes' Seeley Creek Tracts No. 3, Lot A
Township, Range, Section(s): T17N, R15W, Section 35
Subdivision, Lot(s), Block(s): Carnes' Seeley Creek Tracts No. 3, Lot A
Tract(s), COS#:
Geocode: 04-2649-35-2-01-01-0000
Number and type of lots proposed: 30 Residential Lots
Average Lot Size: 1.33 Acres
Median Lot Size: 0.61 Acres
Total acreage of subdivision: 52.68 Acres
Total net acreage of lots within the proposed subdivision: 39.94 Acres
Total acreage in streets and roads: 5.08 Acres
Total acreage in parks or common area: 12.74 Acres
Gross Density: 1 Dwelling Unit/1.76 Acres
C. TYPE OF SUBDIVISION PROJECT (Check all that apply):
Major (6 or more lots)
Residential
Commercial/Industrial
Mobile Home Park
RV Park
Condominium
Townhouse
Subdivision PUD
D. ZONING AND GROWTH POLICY COMPLIANCE
1. Complete the following table (where applicable, indicate Unzoned):
Zoning

Current Land Use

Adjacent (North)

Unzoned

Residential/Open Space

Adjacent (South)

Unzoned

Residential

Adjacent (East)

Unzoned

Residential/Open Space

Adjacent (West)

Unzoned

Commercial/Residential

2. Is the property zoned? No
a. If yes, what is the current zoning of the property? N/A
b. If yes, provide a zoning map (if available). If the property is split zoned, show the zoning
district boundaries on the plat or a Supplemental Data Sheet with the plat as a base map.
N/A
c. If yes, provide a copy of the zoning district standards which apply to the proposed
subdivision. N/A
d. If yes, describe how the project complies with the existing zoning district.
N/A
3. Do you intend to zone the property? No
a. If yes, what is the proposed zoning for the subject property? N/A
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4. Do you intent to re-zone the property to allow for this development? No
a. If yes, what is the proposed zoning for the subject property? N/A
5. If a zoning change is requested concurrently with the proposed subdivision, provide a complete
and signed rezoning application and a copy of the proposed zoning district regulations.
Document Location: N/A
6. Will the proposed development require sewer? No
a. If yes, has the Sewer Service Review Committee approved contract sewer? N/A
i. If yes, include the decision letter from Sewer Service Review Committee.
Document Location: N/A
ii. If no, the subdivider will need approval for annexation into the City of Missoula, and the
subdivision will be processed under City jurisdiction and application forms. N/A
7. Which Growth Policy amendments (comprehensive plan(s)) apply to this property? 2010
Missoula County Seeley Lake Regional Plan
8. What is/are the current land use designation(s) for this property, as indicated in the applicable
comprehensive plan? Town Commercial, Town Residential II
a. Provide a map of the land use designation and legend from the applicable growth policy
amendment/comprehensive plan. Document Location: Please see the Comprehensive
Plan Land Use Map in the Maps and Exhibits section of the Submittal.
9. Describe how the project complies with the land use designation and the goals and policies of
the Growth Policy. The proposed subdivision has an overall density of 1 DU/1.76 Acres
which is substantially lower density than the 4 dwelling units per acres land use
designation recommends. The proposed residential use on the area with a land use
designation of Town Residential II with the potential for commercial or mixed use on Lots
1 and 2 if/when sewer becomes available allowing higher density residential commercial
contemplated with the Town Commercial land use designation is consistent with the
goals and policies of the Growth Policy.
10. Is a Planned Variation proposed in accordance with Section 8.13 of Missoula County Zoning
Resolution #76-113? N/A
a. If yes, include the application materials as required in Section 8.13 of Missoula County
Zoning Resolution #76-113. N/A
11. Is a Density Bonus proposed in accordance with Section 3.06 M. of the Missoula County Zoning
Resolution? No
a. If yes, address the requirements in Section 3.06 (M) of the Missoula County Zoning
Resolution #76-113 and submit a County density bonus worksheet (available at the CAPS
Office). N/A
12. Is a Planned Unit Development proposed, per Section 4.2? No
a. If yes, provide additional submittal requirements, per Article 4.2.3. N/A
E. PHASING
1. Is this subdivision proposed to be developed in phases? Please see the Phasing Plan on the
Preliminary Plat in the Submittal. Phases I and II are proposed to be filed within one
year of preliminary plat approval; Phase III is proposed to be filed within two years of
preliminary plat approval; Phase IV is proposed to be filed within three years of
preliminary plat approval.
If yes, provide a Phasing Plan Narrative per Section 5.7.16.6 and a phasing plan per Section
5.7.16.5 which indicates the following:
a. each phase of the subdivision numbered in the order in which they are proposed to be filed;
b. which lots and which improvements will occur in each phase;
c. a legend that lists each phase and specific final plat filing deadline for each phase, including
the month, day and year that each phase will be submitted for final plat review; and,
d. the amount of parkland dedication required for each phase and the amount provided for
each phase.
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e. If the Phasing Plan is in color, also number each phase directly on the platted areas.
Document Location: Please see the Preliminary Plat and Phase Detail Sheets in the
Maps & Exhibits section of the Submittal.
F. COVENANTS AND/OR HOMEOWNER’S ASSOCIATION
1. Is common property to be deeded to a property owner’s association? Yes
If yes, provide draft covenants and restrictions, per Sections 7.4.2 and 7.6.6.
Document Location: Please see the Draft Covenants section of the Submittal.
2. Are there existing covenants? No
3. Are there proposed covenants? Yes
4. Is there an existing homeowner’s association? No
5. Is a homeowner’s association proposed? Yes
6. Provide a draft of any covenants and/or property owner’s or homeowner’s association
documents or other documents that outline deed restrictions that apply to the subdivision.
Document Location: Please see the Draft Covenants section of the Submittal.
G. PROJECT SUMMARY
As a separate attachment labeled "Project Summary" and included at the beginning of the submittal
packet, provide a narrative description of the proposed project and existing site conditions.
Summarize the following information:
 Legal description;
 Owner;
 Summary of roads;
 Developer;
 Summary of non-motorized facilities;
 Representative name and company;
 Variances requested, if any; and
 Subdivision name;
 Zoning and growth policy
 # of lots proposed;
compliance;
 # of acres;
Document Location: Please see the Project Summary section of the Submittal.

H. MAPS, DATA SHEETS, AND MATERIALS
As separate attachments, provide the following Maps and Data Sheets with the site clearly
identified. All full-size (18” x 24” or 24" x 36") Supplemental Maps and Data Sheets should be
folded to a maximum of 9" x 12". Where appropriate, required information may be combined as
long as the information is clearly presented. Please check the box if the Supplemental Map or Data
Sheet is included in the packet and state where in the packet it is located. If the item is not included
in the submittal packet, please note "N/A".
A vicinity map showing the subject property and the area within 1,000 feet of the subject
property. Packet Location/NA: Please refer to the Vicinity Map in the Maps and Exhibits
section of the Submittal
Adjacent properties. A map showing the relationship of the proposed subdivision to adjacent
subdivisions, certificates of survey, and public or private rights of way and any other access.
Show the names of platted subdivisions and numbers of certificates of surveys on the map.
Packet Location/NA: Please refer to the Existing Conditions Map in the Maps and Exhibits
section of the Submittal.
Adjacent ownership. A map showing the ownership of adjacent lands, including lands across
public and private rights of way. Packet Location/NA: Please refer to the Adjacent Ownership
Map in the Maps and Exhibits section of the Submittal
Certificate of survey and/or prior subdivision history of subject property and adjacent
properties. Packet Location/NA: Please refer to the Carne's Seeley Creek Tract, No. 3 plat in
the Maps and Exhibits section of the submittal.
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An aerial photo of the subject property and vicinity extending at least 200 feet from the property
boundaries. Packet Location/NA: Please refer to the Aerial Photo Map in the Maps and
Exhibits section of the submittal.
An existing conditions map including location, current land use, land
cover (such as cultivated areas, paved areas), natural features (such as lakes, streams, riparian
vegetation), all existing structures and improvements, and all encumbrances, such as
easements. Packet Location/NA: Please refer to the Aerial Photo Map and Existing
Conditions Map in the Maps and Exhibits section of the submittal.
Landscaping and maintenance plans for common areas, and boulevard plantings, as may be
required. Packet Location/NA: Please refer to the Draft Covenants in the Draft Covenants
section of the submittal.
Variance requests. If the proposed subdivision cannot comply with all subdivision standards,
provide an attachment labeled "Variance Request(s)" and identify, for each standard not met,
the section of the subdivision regulations for which the variance request is being sought and
address the variance criteria (in Section 5.10 of the Missoula County Subdivision Regulations)
for each variance request.
Packet Location/NA: Please see the Variance Request section of the submittal.
An attachment labeled "Neighborhood Comment and Response," with minutes from
neighborhood meetings and any comments received during the meeting(s).
Packet Location/NA: Please see the Neighborhood Comment and Response section of the
submittal.
I.

WATER AND SANITATION REPORT
The State of Montana (76-3-622, MCA) and Missoula County Subdivision Regulations Section
7.6.12 require subdividers to provide the following water and sanitation information for any new
subdivision that will include a new water supply system or new wastewater facilities. In compliance
with this law, attach a separate document entitled "Water & Sanitation Report" which contains the
following:
1. Map. A vicinity map or plan that shows:
a. The location, within 100 feet outside of the exterior property line of the subdivision and
on the proposed lots, of flood plains; surface water features; springs; irrigation ditches;
b. Existing, previously approved, and, for parcels less than 20 acres, proposed water wells
and wastewater treatment systems; for parcels less than 20 acres, mixing zones;
c. The representative drain-field site used for the soil profile description; and
d. The location, within 500 feet outside of the exterior property line of the subdivision, of
public water and sewer facilities.
2. Description. A description of the proposed subdivision's water supply systems, storm water
systems, solid waste disposal systems, and wastewater treatment systems, including
whether the water supply and wastewater treatment systems are individual, shared, multiple
user, or public as those systems are defined in rules published by the Montana Department
of Environmental Quality (DEQ). If the water supply and wastewater treatment systems are
shared, multiple user, or public, a statement of whether the systems will be public utilities as
defined in 69-3-101, MCA and subject to the jurisdiction of the public service commission or
exempt from public service commission jurisdiction and, if exempt, an explanation for the
exemption
3. Lot layout. A drawing of the conceptual lot layout at a scale no smaller than 1 inch equal to
200 feet that shows all information required for a lot layout document in rules adopted by the
Montana Department of Environmental Quality pursuant to 76-4-104, MCA.
4. Suitability. Evidence of suitability for new on-site wastewater treatment systems that, at a
minimum, include:
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5.

6.
7.

a. A soil profile description from a representative drain-field site identified on the vicinity
map that complies with standards published by the Montana Department of
Environmental Quality;
b. Demonstration that the soil profile contains a minimum of 4 feet of vertical separation
distance between the bottom of the permeable surface of the proposed wastewater
treatment system and a limiting layer; and
c. In cases in which the soil profile or other information indicates that ground water is within
7 feet of the natural ground surface, evidence that the ground water will not exceed the
minimum vertical separation distance of 4 feet.
Water quantity. For new water supply systems, unless cisterns are proposed, evidence of
adequate water availability:
a. obtained from well logs or testing of onsite or nearby wells;
b. obtained from information contained in published hydro-geological reports; or
c. as otherwise specified by rules adopted by the Montana Department of Environmental
Quality pursuant to 76-4-104, MCA.
Water quality. Evidence of sufficient water quality in accordance with rules adopted by the
Montana Department of Environmental Quality pursuant to 76-4-104, MCA.
Impacts to groundwater quality. Preliminary analysis of potential impacts to ground water
quality from new wastewater treatment systems, using as guidance rules adopted by the
board of environmental review pursuant to 75-5-301, MCA and 75-5-303, MCA related to
standard mixing zones for ground water, source specific mixing zones, and non-significant
changes in water quality. The preliminary analysis may be based on currently available
information and must consider the effects of overlapping mixing zones from proposed and
existing wastewater treatment systems within and directly adjacent to the subdivision.
Instead of performing the preliminary analysis, the sub-divider may perform a complete nondegradation analysis in the same manner as is required for an application that is reviewed
under Title 76, Chapter 4.
Document Location: Please see the Water & Sanitation Report section of the Submittal.

J. ENVIRONMENTAL ASSESSMENT, PRIMARY REVIEW CRITERIA REPORT, SUMMARY OF
PROBABLE IMPACTS, AND SUBDIVISION REGULATION COMPLIANCE
Montana Code Annotated (76-3-603, MCA) requires the submittal of an Environmental Assessment
for all major subdivision proposals and defines minimum requirements for its contents. The
Environmental Assessment must address the requirements of 76-3-603, MCA and clearly
demonstrate that the proposed subdivision will have no adverse impacts on agriculture, agricultural
water user facilities, local services, the natural environment, public health and safety, wildlife and
wildlife habitat, or the report must identify the adverse impacts and describe proposed avoidance
and mitigation efforts that will be used to reasonably minimize potentially significant adverse
impacts. Provide a narrative that addresses each Section of the Environmental Assessment. In
addition, respond to the following questions which address the primary review criteria and
compliance with subdivision regulations. Where requested, provide maps and data sheets. All maps
and data sheets should be folded to 8½" x 11". Where appropriate, required information may be
combined as long as the information is clearly presented. Document Location: Please see Section
1 through 6 of the Subdivision Application section of the Submittal.
Per 76-3-603, MCA, an Environmental Assessment must accompany the preliminary plat and must
include the following information. For your reference, the bulleted list below summarizes the
Environmental Assessment requirements that will be met by fully completing Parts 1 through 6 of
this Section.
 Environmental description. Provide a narrative that describes:
 Every body or stream of surface water that may be affected by the proposed subdivision,
 Available groundwater information,
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Topography,
Vegetation, and
Wildlife use within the area of the proposed subdivision.
Probable impacts. A summary of the probable impacts of the proposed subdivision based on
the primary review criteria described in 76-3-608, MCA and Missoula County Subdivision
Regulations Section 5.9.2.10 and Appendix E;
A community impact report containing a statement of anticipated needs of the proposed
subdivision for local services, including education and school bus routes; Mountain Line bus
routes, roads and maintenance; water, sewage, and solid waste facilities; and fire and police
protection, per 76-3-603(c), MCA; See Section 6;
Coordination of roads. A description that explains how the subdivision provides for
coordination of roads within subdivided land with other roads, both existing and planned, per 763-603(d), MCA and 76-3-501, MCA;
Land dedication. A description of the dedication of land for roadways and for public utility
easements, per 76-3-501(3), MCA;
Road improvements. A description of the proposed improvements of roads, per MCA 76-3501(4);
Open space. A description of how the subdivision provides adequate open space for travel,
light, air, and recreation, per 76-3-501(5), MCA;
Sanitation. A description of sanitary facilities, per MCA 76-3-501(7). The applicant may crossreference Section M, the Water and Sanitation Report and other relevant areas of the
application;
Congestion. A description of the proposed subdivision’s mitigation measures to avoid or
minimize congestion, per 76-3-501(8), MCA; and
Avoidance of impacts. A description of how the proposed subdivision will avoid unnecessary
environmental degradation and danger of injury to health, safety, or welfare by reason of natural
hazard, including but not limited to fire and wildland fire, or the lack of water, drainage, access,
transportation, or other public services, or that would necessitate an excessive expenditure of
public funds for the supply of services, per 76-3-501(9), MCA.

1. IMPACT ON AGRICULTURE: Answer the questions below. Provide a narrative that identifies the
adverse impacts and describe proposed avoidance and mitigation efforts that will be used to
reasonably minimize potentially significant adverse impacts to agriculture.
The soils on the property are not soils of agricultural importance. The land is mostly
forested and has not been used recently for agricultural or timber land. This proposed
subdivision will not have any significant adverse impacts to agriculture that require
mitigation efforts.

a. Agriculture production. Is the proposed subdivision located on land currently or previously
used for agricultural production? No
i. If yes, how many acres are currently in production: N/A
ii. If yes, how many acres have previously been in production: N/A
iii. If yes, identify the number of acres in production on a map. Packet Location: N/A
b. Description.
i. Describe the productivity of the land and whether the subdivision would remove any
agricultural or timber land from production. This property has not been used recently for
agricultural or timber land.
ii. Describe agricultural operations and other uses of land on the adjacent property. There are
no agricultural operations on the adjacent property, it is used for either commercial,
residential, or state owned open lands.
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iii. Describe any subdivision design measures necessary to prevent stormwater runoff from
subdivision lots and roads, and lawn water draining onto agricultural land.
iv. Describe what measures will be taken, if any, to control family pets. Proposed Covenants
will provide measures to control family pets.
v. Describe any existing fence lines around the subdivision boundary that protect adjacent
agricultural lands not owned by the subdivider and describe any measures that will be taken
to ensure continued maintenance of the fence will be shared by the owners of the
subdivision and the owners of the agricultural lands. There are no existing fence lines
around the subdivision boundaries which protect agricultural lands under an
ownership other than that of the subdivider.
c. Notification. Describe applicable provisions in the covenants or Homeowners’ Documents
notifying and educating future lot owners of the potential implications of living adjacent to
agricultural operations. Documents shall include the notification information in Section
3.1.4.2.B.2.
N/A
d. Soil type. Is the proposed subdivision located on land with a soil type defined by the Natural
Resources Conservation Services (NRCS) as having agricultural importance (Prime, Prime if
Irrigated, Statewide or Local Importance)? No
If yes, which type(s)?
N/A
i. Soils map. If yes, identify each area on a copy of the preliminary plat and provide a Soils
Map and Table from the Soil Survey, published by the U.S. Department of Agriculture, the
Natural Resources Conservation Service, and the Forest Service, showing the soil type(s)
found within the proposed subdivision. Document Location: N/A
ii. Soils assessment. If prime farmland or prime farmland if irrigated soils are on the property,
a soils assessment is recommended for the entire property performed by a soil scientist that
includes at minimum a textural analysis, depth of topsoil measurements, and available water
holding capacity. The assessment should include a discussion of how texture and depth
compare to that of the predominant soil type of agricultural importance found on the site
according to the Natural Resources Conservation Services (NRCS). Document Location:
N/A
iii. Sewer and zoning.
1. If prime farmland or prime farmland if irrigated soils are on the property, is the
subdivision proposing or required to connect to sewer? N/A
2. Is the property unzoned? Yes
iv. Irrigation. If the soil type is defined as Prime if Irrigated, is the property served by an
existing, developed irrigation system or water right, including wells and adjacent irrigation
ditches?
N/A
2. IMPACT ON AGRICULTURAL WATER USER FACILITIES: Answer the questions below.
Provide a narrative that identifies the adverse impacts and describe proposed avoidance and
mitigation efforts that will be used to reasonably minimize potentially significant adverse impacts to
agricultural water user facilities.
The property has no agricultural water user facilities This proposed subdivision will not
have any significant adverse impacts to agriculture that require mitigation efforts.

When irrigation water, water rights, shares or assessments are to be transferred to 1 or more lots
within the subdivision, or to an entity responsible for providing water to 1 or more lots, provide an
Irrigation Improvements Plan that meets the requirements of Missoula County Subdivision
Regulations Section 7.6.13.
Document Location: N/A
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a. Location.
i. Describe any agricultural water user facilities located on land within the subdivision
(irrigation ditch, well, etc.). N/A
ii. Decsribe any agricultural water user facilities located on land adjacent to the subdivision
(irrigation ditch, well, etc.). N/A
b. Ditches.
i. Are any irrigation ditches located on the property? No
ii. Are any irrigation ditches located adjacent to the property? No
1. If yes to b.1 or b.ii, provide the following information:
• Responsible Ditch Company: N/A
• Contact Name: N/A
• Phone Number: N/A
• Address: N/A
2. If yes to b.1 or b.ii, do you intend to provide access to the irrigation ditch for all lots?
N/A
a. If not, and the average lot size will be one acre or less, provide for disclosure
notifying potential buyers that lots within the subdivision are classified as irrigated
land and may continue to be assessed for irrigation water delivery even though the
water may not be deliverable to the lots. Document Location: N/A
c. Abandonment or transfer of water rights. Does the subdivision involve the abandonment or
transfer of water rights from the property being subdivided? No
i. If yes, provide documentation that the water rights have either been removed from the land
or that the process has been initiated to remove the water rights from the land. N/A
ii. If yes, the fact the water rights have been or will be removed from the land within the
subdivision shall be denoted on the preliminary plat. N/A
iii. If no, the subdivider shall, unless otherwise provided under separate written agreement or
filed easement, show on the preliminary plat, ditch easements for the unobstructed use and
maintenance of existing water delivery ditches, pipelines, and facilities in the proposed
subdivision that are necessary to convey water through the subdivision to lands adjacent to
or beyond the subdivision boundaries in quantities and in a manner that are consistent with
historic and legal rights. A minimum width of 10 feet is required on each side of irrigation
ditch canals and ditches for maintenance purposes, unless a lesser width is agreed to by the
owner of the ditch right. N/A
d. Removal of facilities. Does the subdivision involve the abandonment or removal of agricultural
water user facilities? No
e. Maintenance. Will the proposed subdivision or associated improvements alter access for
maintenance of agricultural water user facilities? No
f.

Water availability. Will the proposed subdivision or associated improvements alter the
movement or availability of water? No

g. Disturbance. Will any proposed construction disturb an existing irrigation ditch or well or result
in any changes to agricultural water use? No
h. Runoff. Describe any subdivision design measures necessary to prevent stormwater runoff
from subdivision lots and roads, and lawn water draining onto agricultural water user facilities.
N/A
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3. IMPACT ON NATURAL ENVIRONMENT: Answer the questions below. Provide a narrative that
identifies the adverse impacts and describe proposed avoidance and mitigation efforts that will be
used to reasonably minimize potentially significant adverse impacts to the natural environment.
The proposed subdivision will mitigate adverse impacts through the use of design,
covenants, and forest stewardship to reasonably minimize adverse impacts to the natural
environment.

a. Public lands. Is the subdivision proposal adjacent to public lands? Yes
i. If yes, how will the proposed subdivision affect adjacent public land uses? The proposed
subdivision will not affect adjacent pulic land uses.
ii. If yes, describe any applicable land management policies of any public lands adjacent to or
near the proposed subdivision. The applicable land management policies are those of
the Seeley Lake Ranger District of the Lolo National Forest.
iii. If yes, describe how access to public lands will be affected by this subdivision. Access to
public lands will not be affected by this subdivision.
b. Historical features. Are there are any known historic, paleontological, archaeological or cultural
sites, structures or objects on or within a half-mile of the proposed subdivision? Yes
i. If yes, identify any known historical, paleontological, archaeological or cultural sites, sites,
structures and/or objects within a half-mile of the proposed subdivision, provide a site map
identifying these features which may be affected by the proposed subdivision and describe
any plans to protect such sites or properties: The Veteran's Memorial east of Hwy. 83
may be affected by the proposed subdivision. Our proposed subdivision will improve
access and create more privacy for events that occur at that location. We have met
with the group that maintains the Memorial to coordinate the necessary changes.
The memorial is outside of the subdivsion.
ii. If yes, discuss the impact of the proposed development on any historic features, and the
need for inventory, study and/or preservation with the State Historic Preservation Office
(SHPO). Provide a written statement outlining any recommendations of SHPO and any
plans for inventory, study and/or preservation and any mitigation planned to overcome any
adverse impacts: SHPO has not provided any comments regarding the Veteran's
Memorial.
c. Water rights. Have the water rights been severed from the subject property? No
d. Groundwater
i. Does high seasonal groundwater rise within 15 feet of the surface of the property?
Yes, on portions of the property.
1. If yes or when unstable soils are present, provide a groundwater drainage mitigation
plan prepared by a licensed professional engineer. The plan shall include, but not be
limited to, measures to prevent the migration of groundwater through water, sewer and
drainage trenches. Document Location: Please refer to the Sanitation Report
section of the Submittal.
ii. What are the maximum and minimum depths to the water table? A well log included in
the submittal indicates a static water level of 26' on the property.
1. What dates were those depths determined? June 12, 2007
iii. What is the depth of aquifers and aquifer recharge areas from the surface of the property?
It varies due to the sloping nature of the site.
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iv. Describe the steps necessary to avoid depletion or degradation of groundwater recharge
areas: 25 of the lots are proposed to connect to Municipal Water. All DEQ
requirements to prevent degredation of groundwater recharge will be followed.
e. Surface water
i. Description.
1. Describe all surface water that may affect or be affected by the proposed subdivision
including name, approximate size, present use, and time of year that water is present.
No surface waters will affect, or be affected by the proposed subdivision. All
DEQ requirements will be followed regarding surface waters.
2. Describe the proximity of proposed construction (such as buildings, sewer systems, and
roads) to surface waters: N/A
ii. Delineated floodplain.
1. Is any portion of the property within a FEMA-designated 100-year or Shaded Zone X
floodplain? No
a. If yes, provide a map with a legend showing the designated areas, and/or areas
removed by FEMA through a Letter of Map Amendment. Document Location:
N/A
2. Is any portion of the property within one (1) mile of a FEMA-designated 100-year
Approximate A floodplain?
a. If yes, provide an analysis of the land division history for the parcel dating back to
August 15, 1983, to determine if a Zone A flood hazard area had been located
previously on the parent parcel. Document location: N/A
b. Since that date, was Zone A flood hazard area located on the parent parcel? No
i. If yes, provide a flood analysis determining the base flood elevation, per Sections
7.4.6, 7.6.10.2 and Appendix D. Document location:
N/A
iii. Non-delineated floodplain.
1. Are any proposed building sites within 2,000 horizontal feet and 20 vertical feet of a
stream draining an area of 5 or more square miles and in the same drainage basin, in an
area where no official floodway delineation or floodway study of the stream has been
made, in accordance with 3.1.3.6(C)? No
2. If yes, submit a Flood Hazard Evaluation Report meeting the requirements of Appendix
D. Document Location: N/A
iv. Mapping. Locate on a supplemental sheet overlay or sketch map all surface water and the
delineated floodways that may affect or be affected by the proposed subdivision including
natural water systems (streams, lakes, rivers, or marshes), artificial water systems (canals,
ditches, aqueducts, reservoirs, irrigation or drainage systems), and land subject to flooding.
Packet Location: N/A
v. Wetlands.
1.
Are wetlands present? N/A
2. If yes, provide a wetlands investigation completed by a qualified consultant using the
U.S. Army Corps of Engineers’ Wetlands Delineation Manual Technical Report Y-87-1
(1987 Manual).A wetlands delineation shall be shown on the final plat that is consistent
with the results of the investigation.
Document Location: N/A
3. If any construction or changes are proposed which require a 404 or related water quality
permit, the subdivider shall provide evidence of such permit to the planning department.
Document Location: N/A
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Water quality. Please indicate which if any of the following water quality permits have
been applied for and describe the reasons why these permits are required: N/A
310 Permit (Local Conservation District)
Reason:
SPA 124 Permit (Department of Fish, Wildlife, and Parks)
Reason:
Floodplain Permit (County Floodplain Administrator)
Reason:
Section 404 Permit, Section 10 Permit (U.S. Army Corps of Engineers)
Reason:
318 Authorization (Department of Environmental Quality)
Reason:
Navigable Rivers Land Use License or Easement (Department of Natural
Resources and Conservation)
Reason:
f.

Vegetation and Riparian Resource Areas
i.

Plant types. Describe the vegetative types by plant community, relative age, and condition:
The site is located primarily on undeveloped land that has primarily second growth
lodgepole pine, larch and firs. There are also a variety of undergrowth shrubs and
grasses.

ii. Measures to preserve existing vegetation. Describe any measures that will be taken to
preserve trees and other natural vegetation as much as possible (such as locating roads, lot
boundaries, and planning of construction to avoid damaging tree cover):
The design of the road systems uses the existing topography to an advantage, also a
12.74 acre Common Area will preserve much of the tree cover.
iii. Critical plant communities. Describe any measures that will be taken to protect critical
plant communities (such as keeping structural development away from these areas, setting
aside areas for open space):
No critical plant communities have been identified.
iv. Weeds.
1. Identify areas containing noxious weed growth. Some areas adjacent to existing
roadways have some noxious weeds.
2. Describe proposed means of weed control, especially means to prevent weed growth on
areas disturbed by construction: A Weed Plan with a revegetation plan is included with
the Submittal.

v. Riparian Resource Areas.
1. Are there riparian resource areas on the property per Sections 2.2.85 and 3.2? No
2. Are there riparian resource areas adjacent to the proposed subdivision? No
3. If yes to v.1 or v.2, provide a Riparian Resource Area Management Plan per Section
7.6.4.
Document Location: N/A
4. If yes to v.1 or v.2, show the riparian resource areas and proposed buffers on a
supplemental data sheet.
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Document Location: N/A
vi. Map. Provide a map showing the distribution of the vegetation types (such as existing trees,
vegetation clusters, marsh, grassland, shrub, coniferous forest, deciduous forest, mixed
forest) and critical plant communities such as stream bank or shoreline vegetation,
vegetation on steep or unstable slopes, vegetation on soils highly susceptible to wind or
water erosion. Document Location: N/A
g. Geology / Hydrology / Soils / Slopes
i.

Description. Describe the geologic, soil, or topographic conditions and any measures that
will be taken to address potential problems encountered in the construction of roadways,
basements, water supply trenches, sewer supply trenches, septic tank and drainfield
installation, and/or underground electrical and telephone lines: Please see the Road Plans
in the Maps and Figures section of the Submittal and the Grading and Drainage
Report section of the Submittal.

ii. Cut and fill. Describe the location and amount of any cut or fill per Section 3.7.10 and plans
to prevent erosion and promote revegetation of those cuts and fills:
During construction of portions of the road going up the slope there are portions with
cut or fill three or more feet in depth. Please see the Road Plans in the Maps and
Figures section of the Submittal and the Grand and Drainage Report and Weed Plan
sections of the Submittal.

iii. U.S.G.S. topographic map. Provide a detailed current U.S. Geological Survey topographic
map with an outline of the subdivision clearly indicated.
Document Location: Please see the USGS Vicinity Map in the Maps and Figures section
of the Submittal.
iv. Limitations map. Provide a Geologic / Topographic Limitations Map which locates any
unusual geologic, soil, or topographic condition on the property that may limit the capability
for building or excavation using ordinary and reasonable construction techniques.
Conditions include, but are not limited to: shallow depths to bedrock, depth to aquifers and
aquifer recharge areas (source: Montana Bureau of Mines and Geology Groundwater
Information Center - GWIC), basin closures (Source: Department of Natural Resources,
Missoula Regional Office), a high groundwater table, unstable or expansive soils, or slopes
in excess of 25%.
Document Location: Slopes in excess of 25% are identified as 'no build zone' on the
plat.
v. Geotechnical report.
1. Does the proposed subdivision include land areas with the potential for landsliding or
slope instability? No
2. If yes, provide a report by a qualified soil or geotechnical engineer per Section 7.6.10.5
which indicates the locations, character, and extent of the hazard on all areas within the
subdivision and recommendations for mitigation of the potential hazards in the context of
the subdivision proposal.
Document Location: N/A
vi. Steep slopes.
1. Does the subject property have slopes of 25% or greater? Yes
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2. If yes, designate these areas as "No-Build Zone/Steep Slope" on the plat per Section
7.6.3.
a. If they are not designated as "No-Build" areas, provide:
i.
Slope category map.
Document Location: N/A
ii.
Slope Analysis report, per Section 7.6.3.
Document Location: N/A
vii. Hillside density adjustment calculation worksheet.
1. Is the proposed subdivision located within the Urban Growth Area, per Missoula County
Zoning Regulations Section 3.06 (N)(2), in a zoning district with density standards, and
on land with slopes greater than 10%? N/A
2. If yes, submit a density adjustment calculation worksheet, available at the Planning
Office.
Document Location: N/A
4. IMPACTS ON WILDLIFE AND WILDLIFE HABITAT: Answer the questions below. Provide a
narrative that identifies the adverse impacts and describe proposed avoidance and mitigation efforts
that will be used to reasonably minimize potentially significant adverse impacts to wildlife and
wildlife habitat.
The proposed subdivision will mitigate adverse impacts through the use of design,
covenants, and forest stewardship to reasonably minimize adverse impacts to the
environment.

a. Species types. Per Montana Fish, Wildlife, and Parks maps and data, which species of fish and
wildlife use the area to be affected by the subdivision? Wildlife is abundant in the area with
larger mammals such as deer, elk, and an occasional bear, or mountain lion. Rabbits,
squirrels, chipmunks, and a wide variety of birds are also fairly common in this area.
According to the wildlife exhibits using the Missoula County Place Atlas the property is
located in an area considered to be Bald Eagle and Grizzly Bear habitat as well as Bull
Trout Priority Watersheds. According to the Place Atlas the property is adjacent to winter
range for elk, plant species of concern, and westslope cutthroat trout streams. The Place
Atlas also shows that within a half mile of the property are occupied and critical Bull
Trout streams, Loon habitat, and buffer.
According to the Natural Heritage Program, there are a variety of Species of Concern
which are off-site, but nearby. These off-site species of concern include those that are
more likely to be found in or near the water of Seeley Lake and surrounding creeks, such
as the Common Loon, Great Blue Heron, Bull Trout and Westslope Cutthroat Trout; and
vascular plants in the riparian areas such as Howell's Gumweed, Beck Water-marigold,
and Watershield. Also there are off-site species of concern in the surrounding forest
including birds such as the Great Horned Owl, Pileated Woodpecker, Brown Creeper,
Veery, Varied Thrush, Cassin's Finch, Evening Grosbeak; and mammals such as the
Fisher, Wolverine, and Canada Lynx.
b. Wildlife mitigation.
i. Describe any proposed measures to protect, enhance, or minimize degradation of wildlife
habitat (such as keeping buildings and roads back from shorelines, setting aside marshland
as open space, using a cluster development to limit development on sensitive areas).
This subdivision has a large amount of Common Area that allows for movement of
wildlife. Covenants are included in the submittal that mitigate the impact of
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development on wildlife habitat. A Stewardship and Recreation Committee of the
Homeowner's Association is proposed whose purpose would be to maintain and
enhance important natural, ecological, open space, and scenic resources of the
property. This would be accomplished through forest and wildlife stewardship.
ii. Describe any proposed measures to minimize or mitigate conflicts between residents and
wildlife (such as covenants that require garbage and pet food to be kept indoors).
Covenants are included in the submittal that mitigate the impact of conflicts between
residents and wildlife. These Covenants have been derived from the Living with
Wildlife recommendations from Montana Fish, Wildlife, and Parks.
c. Map. Provide a map identifying any known critical or key wildlife areas such as big game winter
ranges, grizzly bear linkage corridors, waterfowl nesting areas, habitat for rare or endangered
species, and wetlands and riparian resource areas per Montana Fish, Wildlife, and Parks maps
and data and other appropriate resources.
Document Location: Please see the Wildlife Maps from the PLACE Atlas and the MT
Natural Heritage Program in the Wildlife Information portion of the submittal.
5. IMPACTS ON PUBLIC HEALTH & SAFETY: Answer the questions below. Provide a narrative that
identifies the adverse impacts and describe proposed avoidance and mitigation efforts that will be
used to reasonably minimize potentially significant adverse impacts to public health and safety.
This subdivision is proposed adjacent to downtown Seeley Lake. Developing property which
is close to existing services provides mitigation of potentially significant impacts to public
health and safety.

a. Air Stagnation Zone. Is the property within the Air Stagnation Zone? No, however Seeley
Lake does have its own air quality restrictions.
b. Airport Influence Area. Is the property within the Airport Influence Area? No
i. If the property is within the Airport Influence Area, provide a map showing the boundaries of
the Airport Influence Area with the site identified and other sub-areas (such as Runway
Protection Zone (RPZ), Extended Approach and Departure Areas (EADA), and the 65 dnL
noise contour). Document Location: N/A
c. Avoidance and mitigation of hazards. Describe avoidance or mitigation measures that are
proposed to address identified hazard(s) and provide a map locating the hazards. Examples of
health and safety hazards are:
i. areas containing high pressure gas lines or high voltage lines;
ii. land on or adjacent to Superfund or hazardous waste sites;
iii. land on or adjacent to abandoned landfills, mines, well, waste sites or sewage treatment
plants;
iv. areas identified as a high seismic hazard, including earthquake fault lines;
v. areas of land instability, ground subsidence or unstable soils;
vi. avalanche or rock fall;
vii. areas prone to ice jams
viii. areas susceptible to dam failure;
ix. areas within the Wildland Urban Interface per Section 7.6.10.1 (requires Fire Hazard
Assessment, Appendix C).
Please see the Fire Hazard Assessment in the Maps & Exhibits section of the Submittal
and Section 12 of the Draft Covenants in the Covenants section of the Submittal.
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d. Nuisances. If the proposed subdivision contains on-site or nearby off-site land uses that create
a nuisance (such as noise, dust, smoke, or unpleasant odors), identify such nuisances and
describe avoidance or mitigation measures that are being proposed to address them: N/A
6. COMMUNITY IMPACT REPORT & IMPACT ON LOCAL SERVICES: Answer the questions
below.
Provide a narrative that identifies the adverse impacts and describe proposed avoidance
and mitigation efforts that will be used to reasonably minimize potentially significant adverse
impacts to local services: This subdivision is proposed adjacent to downtown Seeley Lake.
Developing property which is close to existing services which provides mitigation of
potentially significant impacts on local services.

a. Transportation facilities – motorized and non-motorized. Describe the proposed
subdivision’s motorized and non-motorized facilities. The proposed subdivision will have
three access points. One access will be Alpine Trail which will come east off of Hwy. 83
connecting east to S.O.S. Road. A second access point will be off of Morrell Creek Road
including the extension of S.O.S. Road to become Wilderness Ridge to the south. A third
access point will be Seclusion Point which extends north off of Cedar Lane opposite Elm
Drive. These access points are shown on the Preliminary Plat.
All internal subdivision roads will be 24' wide gravel with 2’ shoulders and will be
constructed to County rural gravel road standards within a 60' private access easement.
The access roads for lots 26-30, Nature’s Way and Glacier Lily Way, will be 18’ wide with
2’ shoulders in a 40’ private access easement.
Morton Trails has provided a schematic design for the trail system proposed in the
Alpine Trails subdivision. This trail meanders through the landscape and is envisioned
as a loop trail with the potential to connect to National Forest land adjacent to the
subdivision and the trail that currently runs parallel to Hwy. 83. Portions of this trail will
be flat enough to meet ADA standards. Please refer to the Trail Information section of the
submittal for more detailed information on this trail system.
i.

Bridges and culverts. Describe characteristics such as location, name, type, width, design
load, and vertical clearance, of any existing or proposed bridges or culverts within the
subdivision or on roads providing access to the subdivision. N/A

ii. Non-motorized transportation facilities.

Road Name:
Onsite or offsite:
Right-of-way type:
(public/private)
If public, state the jurisdiction:
Right-of-way width:
Surface type:
(gravel, chip-seal, asphalt)
Surface width:
Shoulder width, if applicable:
Maximum grade:

Alpine
Trail
Onsite

Wilderness
Ridge
Onsite

Private

Private

Private

Private

N/A
60'
Gravel

N/A
60'

N/A
60'

N/A
40'

Gravel

Gravel

Gravel

24'
2'
3.25%

24'
2'
9%

18'
2'
9.67%

24'
2'
3.25%
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Point
Onsite

Nature’s
Way
Onsite
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900'
1,100'
2,000'
300'
Road length:
Maintenance responsibility:
Private
Private
Private
Private
(County, private)
Maintenance agreement, if private:
Yes
Yes
Yes
Yes
(yes, no, or N/A)
Curbs/gutters:
Swales
Swales
Swales
Drainage swales: Swales
Sidewalk width:
Trail width:
12’
Boulevard width:
Bike lane width:
Estimated time for completion:
1-2 years
1-2 years
2-3 years
3-5 years
1. Describe existing non-motorized transportation facilities that will serve the proposed
subdivision:
There is an existing trail that parallels Hwy. 83 and currently
trespasses across the property. We are providing a 22' wide public pedestrian
access easement to accommodate this section of trail.
2. Describe proposed non-motorized transportation facilities that will serve the proposed
subdivision: This subdivision will connect to that trail and also provide a trail within
the subdivision for walking, bike riding, or Nordic skiing.
iii. Bus Routes. Provide a map showing the locations of any bus stops and turnarounds for
school buses and public transit, or provide a narrative description of bus routes in lieu of a
map. If the project is located on an existing school bus route, show the route and the
nearest bus stop relative to the proposed subdivision. If a bus stop is proposed within the
subdivision, indicate the type and location on a Supplemental Data Sheet.
Map location: The property is not on a bus route.
iv. Roads. Complete the following table to describe current conditions and, if applicable, any
proposed improvements to roads serving the subdivision. If necessary, provide information
about additional roads on a separate sheet.

Road name
Onsite or offsite
Right-of-way type
(public/private) If public, state
the jurisdiction.
Right-of-way width
Surface type (gravel, chipseal, asphalt)
Surface width and, if
applicable, shoulder width
Maximum grade
Road length
Maintenance responsibility
(County, private, )
Road maintenance agreement
(if private) (yes, no, or N/A)
Curbs/gutters
Drainage swales

Glacier Lily
Way
Onsite

S.O.S.
Road
Offsite

Private
40'
Gravel

Private
54’-60'
Asphalt/
Gravel

Cedar
Lane
Offsite
Public
20'-60'
Gravel

18'

24'

20'-24'

9.67%
300'

3.25%
900'

10%
1,300'

Private

Private

County

Yes
Swales
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Swales

Yes
Swales
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Sidewalk, trail, and boulevard
widths
Bike Lanes
Estimated time for completion

3-5 years

1-2 years

N/A

1. Year-round access. If year-round vehicular access to all lots and common facilities
within the subdivision is not provided, explain why: N/A
2. Arterial access. If access to any individual lot is directly from an arterial street or road,
explain why access was not provided by means of a road with a lesser classification:
N/A
3. Private road access.
A. Does access to the property cross any private properties not owned by the
subdivider or property owner? Yes, S.O.S. Road
i. If access to the subdivision is across private property not owned by the
subdivider, provide a list labeled "Legal Access" containing the names and
owners of those properties. Include documentation of perpetual legal access
(including but not limited to easements, agreements, and access permits or
other forms of access permission) or describe how perpetual legal access will
be obtained prior to the filing of the final plat. The documentation must be
sufficient to demonstrate perpetual legal access. The information must be
provided for any access routes required by Section 3.4.3 and Section 3.4.4.
Document Location: Please see the additional information in the
Property Ownership Information section of the submittal.
B. Are private roads proposed? Yes
If yes, include a private road maintenance plan in a development agreement or draft
covenants.
Document Location: Please refer to Section 10 of the proposed Draft
Covenants in the Covenants section of the Submittal.
4. Traffic impact narrative:
A. What is the expected increase in the number of automobile trips per day that the
proposed subdivision will generate? For traffic estimates, please reference the most
recent edition of Trip Generation: An ITE Informational Report. The proposed
subdivision could generate up to 232 ADT based on 8 trips per day, however it
is unlikely this will be reached due to the fact that some of the lots in this
subdivision will be used seasonally rather than full time.
B. Identify all existing transportation corridors, (including bicycle and pedestrian routes)
within a quarter-mile radius of the project and provide a summary describing how this
project is likely to impact those transportation corridors. There is a trail that
parallels Hwy. 83 and will connect to the proposed trail within the
subdivision.
C. What are the planned improvements to existing public and private access roads to
mitigate the impacts anticipated from this subdivision? The existing access off of
Hwy. 83 will be improved to mitigate impacts anticipated from this
subdivision.
5. Street and road plans, including at a minimum, the following information:
A. Using a supplemental sheet as a base map show the following:
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i.
ii.
iii.
iv.
v.
vi.
vii.

Street names
Right-of-way widths
Surface widths
Street grades
Type and location of sidewalks and curbs/gutters
Locations and characteristics of bridges and culverts
For cul-de-sac streets, provide the widths of turn-around radii, minimum right-ofway widths at turn-arounds, minimum surface widths at turn-arounds and total
length
viii. Number and location of on-street parking spaces, if applicable
B. Typical cross sections including pavement and base thickness for each type of
proposed road or road improvement proposed within the subdivision and adjacent to
the subdivision which serves the subdivision.
Document Location: Please see the Road and Drainage Plans in the Maps and
Exhibits section of the submittal.
C. Road profiles for all proposed streets and roads which have grades exceeding
seven (7) %.
Document Location: Please see the Road and Drainage Plans in the Maps and
Exhibits section of the submittal.
6. Grading and drainage plans, including at a minimum the following information:
A. Provide a report that contains a description and calculations of the proposed storm
drainage plan for a system designed to detain / retain the 100-year frequency, 24hour storm on site using the SCS Type 2 Rainfall Distribution.
Document Location: Please see the Grading and Drainage section of the
Submittal.
B. Provide storm drainage information as required in Section 9 of the Public Works
Manual, per Missoula County Subdivision Regulations Section 7.6.5.:
Document Location: Please see the Road and Drainage Plans in the Maps and
Exhibits section of the submittal.
7. Traffic study. If the proposed subdivision creates more than 50 residential lots, or multifamily or commercial development opportunities, per Section 7.4.7, submit a Traffic
Study. The study must address the current capacities of adjacent roads and nearby
intersections and provide an analysis of level of service (LOS) changes that will occur as
a result of the development of the proposed subdivision. Identify proposed measures
that will maintain the level of service on affected roads and highways. N/A
8. Coordination of roads. Describe how the subdivision provides for coordination of roads
within subdivided land with other roads, both existing and planned, per 76-3-603(d),
MCA & 76-3-501, MCA: The three points of access for this proposed subdivision
connect with existing roads; S.O.S. Road and Cedar Lane and to improve/relocate
an existing access as is the case with the access from Hwy. 83.
A. Describe whether or not the proposed subdivision provides an opportunity to connect
subdivision roads to an existing road network, or a future road for which plans have
been approved by the governing body, or land that has the potential for future
subdivision per Section 3.4.6.3. The subdivision connects subdivision roads to
an existing road network.
B. Describe rights-of-way or easements required to meet the requirements of Section A
above, or to make connections with adjacent undivided or subdivided land per
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Section 3.3.3.2. Please see the additional information in the Property
Ownership Information section of the submittal.
9. Right-of-way Easements. Describe the dedication of land for roadways and for public
utility easements or the provision for right-of-way easements, per Sections 3.8.3-3.8.7;
7.4.7, 7.4.9, and 7.6.11. Please see the Preliminary Plat. All roads within the
subdivision are proposed as private access and public utility easements. S.O.S.
Road is a private access and utility easement, and Cedar Lane is a County road.
There is also a waterline easement that runs from the south end of S.O.S. road
across the property to Cedar Lane. The approach and 60' public access easement
for Alpine Trail at Hwy. 83 across the VFW Memorial Park was recommended for
approval by the Parks & Trails Advisory Board on May 18, 2017.
b. Utilities and Services: Provide a narrative that identifies existing and proposed utilities in
relation to the subdivision: There are no significant adverse impacts to utilities to
mitigate.
i. Service providers. List the following service providers and, if applicable, how the service
will be provided:
• Electricity: Missoula Electric Cooperative
• Telephone: Blackfoot Communications
• Natural Gas: Propane is available from Energy Partners Propane Service
• Cable TV: Direct TV and Dish Satellite TV
• Broadband/Internet: Blackfoot Communications
• Solid Waste Collection and Disposal: Seeley Lake Refuse District
ii. Over-head utilities. If any utilities are proposed to be over-head, explain why: N/A

iii. Utilities Plan, including, at a minimum, the following information:
1. Existing and proposed utilities located on and adjacent to the tract, including:
a. The approximate location, size and depth of sanitary and storm sewers, or the
location of septic tanks, subsurface treatment systems, replacement areas,
detention/retention basins, and irrigation and storm drainage ditches.
b. Approximate location, size and depth of water mains, water lines, wells, and fire
hydrants if within 500 feet.
2. Existing and proposed location of gas lines, electric, cable TV, and telephone lines
and street lights.
Document Location: Please see the Preliminary Plat, Septic Plans, and Water
System Plans in the Submittal.
c. Water supply: Provide a narrative that describes the proposed water supply and any
relationship to existing water wells, mains or systems. There are 24 municipal water
connections available for proposed Phases 1 through 3. The remaining lots will get water
from individual wells or municipal water as more connection s become available in the
future.
i.

Water system. Identify and describe the type of water supply planned for household use
(such as, an existing public or multi-family system, new public or multi-family system or
individual system): Lot 1 is currently on Municipal Water, Lots 2-25 will connect to
Municipal Water.
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ii. Nearest public water main. How far is the proposed subdivision boundary from the nearest
public water main? The nearest water main runs through the property from S.O.S.
Lane to Cedar Lane.
iii. Description of use. Describe how water will be provided for household use: Water for
household use will be provided from the Seeley Lake Water District or individual
wells.
iv. Capacity.
a. How many gallons per day of water will the proposed subdivision require? Based
on an average daily waste water flow of 350 gpd, a total of 10,150 gallons per
day of water will be required by the subdivision. The water supply will be
sufficient to meet the needs of the subdivision.
b. Is the water supply sufficient to meet the needs of the anticipated, final population of
the subdivision? Yes
c. Are there any anticipated effects on existing water systems or wells within the area?
No
v. State standards. Indicate whether the plans for water supply meet the standards of MDEQ
for quality, quantity and construction criteria: The water supply will be required to meet
the standards of MDEQ for quality, quantity, and construction.
vi. Existing public system.
a. Does the subdivider propose to connect to an existing water system? The Seeley
Lake Water District will provide water for Lots 2-25. That system has sufficient
capacity and had a recent upgrade.
b. If so, provide the following information:
1. Identify and describe the existing water system: The Seeley Lake Water
District is the existing water system.
2. Provide written evidence that permission to connect to that system has been
obtained.
Document Location: Please see the letter from Vincent Chappell of the
Seeley Lake Water District in the Groundwater and Well Water section of
the Submittal.
3. State the approximate distance to that system: The system is on the
property.
4. State the cost of extending or improving the existing water system to service
the proposed development: N/A
5. Show that the existing water system is adequate to serve the proposed
subdivision: According to the letter from the Seeley Lake Water District,
the existing water system is adequate to serve Lots 2-25, the remaining
lots will have individual wells or connect to municipal water when more
connections are available.
vii. New public system.
a. Will a separate public water system be installed? No
b. If so, provide the following information:
1. Who will install the system? N/A
2. When it will be completed? N/A
3. Who will administer and maintain the system at the beginning of subdivision
development? N/A
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4. Who will administer and maintain the system when the subdivision is
completed? N/A
5. Evidence that the water supply is adequate in quantity, quality, and
dependability (75-6-102, MCA): N/A
viii. Individual system.
a. Will individual water systems be provided?
b. If so, describe the adequacy of supply of the ground water for individual wells or
cisterns and how this was determined: Please refer to the well logs in the
Groundwater and Well Water section of the submittal.
d. Sewage disposal: Provide a narrative that describes the proposed method of sewage disposal,
and any relationship to existing sewer mains or systems: Individual drainfields are proposed.
The system proposed is the Presby Advanced Environmental System which results in
reduced nitrogen and phosphorous in the effluent. The sewage disposal system will have to
comply with all MDEQ requirements. The use of the Presby system is a mitigation effort to
minimize potentially significant adverse impacts.

i. Identify and describe the type of sewage disposal system planned for the subdivision:
Individual septic tanks and drainfields.
ii. How far is the proposed development boundary from the nearest public sewage system
main? N/A
iii. Is the property currently within a Waste Water Treatment Facilities Area? No
1. If yes, provide the name. N/A
2. If no, will the property be required to annex into a Waste Water Treatment Facilities
Area? No
e. Schools: Provide a narrative that identifies the adverse impacts and describe proposed
avoidance and mitigation efforts that will be used to reasonably minimize potentially significant
adverse impacts to schools: This proposed subdivision is located close to town and schools.
There are no significant impacts to schools to mitigate.

i.

Identify the name of the schools and school districts (elementary and secondary) that will
serve the proposed subdivision: Students will go to Seeley Lake Elementary School in
the Seeley Lake School District for grades K-8 and Seeley-Swan High School for
grades 9-12 in the Missoula County Public School District.
ii. Estimate the number of school-aged children this subdivision is likely to add to the district:
44
f.

Emergency Services: Provide a narrative that identifies emergency services response to the
subdivision. Details should include mitigation of impacts regarding fire protection and the
subdivision’s relationship to the Wildland Urban Interface, if applicable:
i.

Complete the table below:
Name of service provider

Fire protection

Seeley Lake Rural Fire
Department
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Distance between service provider
and proposed subdivision
0.5 miles
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Police protection

Ambulance

Missoula County Sheriff
Seeley Lake QRU/Rural Fire
Department

0.5 miles

0.5 miles

ii. How will water supply for fire protection be provided? Please provide a Fire Suppression
Plan in accordance with Section 7.4.3. There are existing fire hydrants on S.O.S Road
and Cedar Lane. We are proposing two additional fire hydrants within the
subdivision; one on Wilderness Ridge between lots 6 and 8 and one on Seclusion
Point between lots 20 and 22. Please see the Preliminary Plat for the location of the
fire hydrants and the Wildfire Hazard Area Fire Suppression Plan in the Covenants
(Section 12), of the Submittal.
iii. Is the property, or any portion of the property, located within the Wildland Urban Interface?
Yes
iv. If the property is located within the Wildland Urban Interface, and has moderate or higher
risk of wildfire in accordance with Appendix C, Fire Hazard Assessment, please describe
how this hazard will be mitigated per Sections 7.4.6 and 7.6.10. A Forest Stewardship
Plan is part of the Covenants which also include Vegetation Reduction Guidelines.
Fire hydrants currently in place on S.O.S. Road and Cedar Lane; we are proposing
two additional hydrants within the subdivision on Seclusion Point. A Wildfire Hazard
Area Fire Suppression Plan is included in the Covenants section of the
Submittal.
v. If the proposed subdivision is not within a fire district or Fire Protection Area, provide an
application for annexing into the appropriate fire district, or evidence of structure fire
response from an organized fire district or emergency services entity. N/A
vi. If the subdivision is within the Wildland Urban Interface, does the subdivision design include
more than one access route providing ingress and egress from within the subdivision per
Section 3.5.8 that meets the standards for minimum width, vertical clearance and sub-grade
contained in Article 3.5.7 to provide for emergency travel? Yes
g. Housing: Answer the questions below.
i.

Describe the total number of dwellings anticipated by type (such as single dwelling, multiple
dwelling, or mobile home). 30 single family residential dwellings
ii. Estimate the market cost of the dwellings and rents for rental units in this subdivision. The
market cost will be determined by the value of the lot, the size and type of
construction and what the market will bear.
iii. What is the approximate average number of bedrooms per dwelling unit anticipated for the
subdivision? 3
iv. What is the expected date of full development and occupancy for this subdivision? Full
development of the the subdivision will take place in 5 to 10 years from the final plat
filing date for Phase 1.
i.

Open space and parkland dedication: Answer the questions below.
i.

Open spaces: Describe the proposal for parkland dedication per Sections 3.10.2 and 7.4.3.
The 12.74 acres of Common Area far surpasses the parkland dedication requirement,
the recrational trail associatedd with it will provide adequest open spaces for
residents of the subdivision.
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ii. Park land: Complete the table below to calculate the park dedication requirement for the
subdivision:
Lots less
than a
half-acre
0

Lots
0.5 – .99
acre
23

0

14.15

Park dedication
requirement

11.0%

7.5%

Park dedication
requirement

0

Total parkland
proposed

NA

Number of lots
Total acreage in lot
category

Lots
1.0 – 2.99
acres
1

Lots
3.0 - 5.0
acres
5

Lots >5.0
acres

Total

1

NA

16.01

7.67

NA

5.0%

2.5%

0%

NA

1.06

0.11

0.40

0

1.57

NA

NA

NA

NA

12.74

2.13

1. How will the parkland requirement be satisfied (such as public parkland dedication,
common area deeded to a property owner’s association, previous parkland dedication,
cash in-lieu, or waiver of dedication)? Common Area deeded to a property owner's
association.
2. If common area is proposed, provide a description of the proposed park and recreation
facilities, maintenance and development schedule. Describe how park and recreation
facilities will be installed and maintained. Common areas must be installed, inspected,
and approved prior to being turned over to the Homeowners’ Association. The only
facility being proposed is a natural surface trail that is approximately 1.5 miles
long and would be used for walking, biking, and Nordic skiing. The trail will be
cleared of trees and rocks, stabilized with top soil and seeded as described in the
Trail Information section of the submittal. During the winter months a grooming
machine will maintain the trail for Nordic skiing.
3. If cash-in-lieu is proposed, describe the circumstances that make the parkland
dedication impracticable or undesirable. At the time the final plat is filed, an appraisal of
the fair market value of the un-subdivided, unimproved amount of land that would have
been otherwise dedicated to parkland will be required to be provided by the subdivider.
N/A
4. If the parkland requirement will be satisfied through a previous dedication, describe the
original dedication and demonstrate how the previous dedication meets the
requirements for this proposal.
N/A
5. If this is a Mobile Home Park Subdivision, RV Park Subdivision, Townhouse or
Condominium Subdivision, have plans been made to develop a recreation area? N/A
a. If yes, how much land (indicate acres or square feet) is proposed as a recreation
area? N/A
K. PRELIMINARY PLAT REQUIREMENTS: Preliminary plat submittals must conform to the
requirements of Chapter 7 of the Subdivision Regulations. The following list is provided in order to
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assist applicants in preparing preliminary plats; however, it is not intended to be an allencompassing or exclusive list.
1. Preparation: The plat must be prepared by a professional land surveyor licensed to practice in the
State of Montana.
2. Format: The size of the plat must be 18” x 24” or 24" x 36" with a 1½" margin on the binding side
and should be folded to 9" x 12". Each sheet shall show the number of that sheet and the total
number of sheets included.
3. Identifying Information: The following identifying information must be clearly indicated on the plat.
□ Subdivision or development name
□ Names of owner(s) of record and subdivider(s)
□ Legal description
□ North arrow
□ Date plat was drawn
□ Scale used on the plat
4. Survey Information: The following survey information shall be shown on the preliminary plat or
shall be contained in a written statement or supplementary drawing accompanying the preliminary
plat:
□ Exterior boundaries of the platted tracts;
□ Approximate location of all section or legal subdivision corners pertinent to the subdivision
boundaries. Township, range, principal meridian, section and quarter section(s) if portion of a
section, or other general legal description;
□ Approximate dimensions and area of each lot. Lots and blocks shall be designated by number
and area.
□ All streets, alleys, avenues, roads, and highways and the proposed width of each, with
existing and proposed street names;
□ The area, locations, boundaries, and dimensions of all parks, common areas, and other areas
dedicated for public use;
□ The total gross area of the subdivision and the total net area, exclusive of public areas
and rights-of-way;
□ Existing and proposed infrastructure and proposed utilities located on and adjacent to
the tract, including:
 The approximate location, size, and depth of the nearest sanitary and storm
sewers;
 The approximate location, size, and depth of water mains and fire hydrants if
within 500 feet; and
 The approximate location of the nearest gas lines, electric and telephone lines,
and street lights.
□ Ground elevations of the tract: elevations and benchmarks. Contour intervals shall be
vertical intervals of two (2) feet where the average slope of the subdivision is less than
ten (10) percent and at intervals of five (5) feet where the average slope of the
subdivision is ten (10) percent or greater;
□ The approximate location of all existing buildings, structures and improvements, roads,
and other land uses;
□ Approximate location and identification of all existing and proposed private and public
easements and rights-of-way, including descriptions of their widths and purposes;
□ Existing and/or proposed irrigation ditch easements;
□ Proposed locations of intersections, other access points and access control lines for any
subdivision requiring access to major highways or thoroughfares, including those under state
jurisdiction;
□ Identified hazard areas shall be prominently shown on the subdivision plat and in other records
of conveyance;
□ Any proposed "No-Build Zones" and "No-Build/No-Alteration Zones";
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□ The area of the subdivision within the FEMA-designated floodway and/or flood-fringe, or
Shaded Zone X, if applicable;

□ Plans for such landscaping and street planting as may be required;
□ The location of all bus stops and/or turnarounds; and
□ The zoning of the proposed subdivision and adjacent property.
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ALPINE TRAILS
SUBDIVISION

VARIANCE REQUESTS

VARIANCE REQUESTS
The developer is requesting two variances from Missoula County's Subdivision
Regulations for the Alpine Trails Subdivision.

VARIANCE REQUEST #1:
Article 3, Subdivision Design Standards, Section 3.4.4 which states that
“Physical access from a public road for motorized vehicles, and in certain
locations non-motorized users, shall be provided to the subdivision in accordance
with the design standards of these regulations.” Table 3.4.7 requires a gravel
road that is 24’ wide with no parking. Due to the existing condition of Cedar Lane,
one of the offsite roads providing access to the subdivision, the developer is
asking the Commissioners to waive this requirement.

Explanation of hardship:
The existing width of Cedar Lane, which fronts the southern boundary of
Alpine Trails, varies between 20’-24’ in width in a 30’ wide County public
access easement. Elm Drive, which aligns with Seclusion Point, is a 24’
wide road in a 50’ County public access easement. The 30’ wide easement
in conjunction with the Elm Drive access is sufficient to provide physical
access to the subdivision. The developer is offering an additional 30’ of
public access easement along the southern frontage of the subdivision as
requested by Missoula County Public Works to mitigate the impact of the
variance request and will likely be required to include an RSID Waiver as a
condition of subdivision approval. To require the applicant to widen Cedar
Lane to a full 24’ along the southern frontage is unnecessary at this time
but should be done as a comprehensive project after further right-of-way
acquisition to the west. To require widening now would present a hardship
to the developer because the roadway would have to narrow to the west
where there is insufficient right-of-way for a 24’ wide road. It should also be
noted that Alpine Trail will be the primary access to the subdivision; Cedar
Lane is secondary.
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Mitigating effort:
The proposed alignment of Seclusion Point with Elm Drive allows
ingress/egress to the south of the subdivision by way of three routes; east
on Cedar Lane, west on Cedar Lane, or south on Elm Drive. The developer
is offering an additional 30’ of public access easement along the southern
frontage of the subdivision as requested by Missoula County Public Works
to mitigate the impact of the variance request. Therefore, Cedar Lane will
meet the 60’ right-of-way width required by the Subdivision Regulations.
Buyers of the tracts within this subdivision would be responsible for their
fair share of improvements to Cedar Lane should they ever become
required by waiving their right to protest an RSID that likely will be a
condition of subdivision approval.

Justification of no harm to the public:
The proposed alignment of Seclusion Point with Elm Drive allows access to
the south of the subdivision by way of three routes with road widths at
least 20’ wide, the minimum for emergency vehicles; east on Cedar Lane,
west on Cedar Lane, or south on Elm Drive. Granting a variance from
minimum road width and ROW width will not harm the public.
The following points address the six criteria for requesting a variance:

A).The granting of this variance is not a threat to public safety, health or
welfare, nor is it injurious to other persons or property.
The proposed alignment of Seclusion Point with Elm Drive allows
access to the south of the subdivision by way of three routes with
road widths at least 20’ wide, the minimum for emergency vehicles;
east on Cedar Lane, west on Cedar Lane, or south on Elm Drive. All
three roads also have sufficient vertical clearance for emergency
vehicles. The portion of Cedar Lane is relatively flat compared to the
section further east. Granting a variance from minimum road width
width will not present a threat to public safety, health or welfare, nor
is it injurious to other persons or property.

B). The conditions upon which this request for a variance is based are unique
to the property.
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The unique quality of this subdivision is that it fronts on only a
portion of Cedar Lane, an offsite road, which has existing public
access easements and roadway surface widths created outside of the
control of the developer. The developer is offering an additional 30’
of public access easement along the southern frontage of the
subdivision as requested by Missoula County Public Works to
mitigate the impact of the variance request. This mitigation is unique
to this property. The portion of Cedar Lane at the west end where it
intersects with Hwy. 83 encroaches onto the Seeley Lake Motor
Lodge property and is in an easement that is less than 16’ wide. This
encroachment is not in control of the developer and is unique to the
property to the west.

C). Due to the nature of the physical surroundings, a hardship to the owner
would result if the strict letter of these Regulations were enforced.
To require widening Cedar Lane road width to a full 24’ along the
southern frontage of the subdivision is unnecessary and would
increase the cost and create a hardship for the owner. The portion of
Cedar Lane at the west end where it intersects with Hwy. 83
encroaches onto the Seeley Lake Motor Lodge property and is in an
easement that is less than 16’ wide. To require improving the portion
fronting the subject property while leaving the area to the west
substandard would be a hardship to the applicant if the strict letter of
the Regulations were enforced because the portion of the property
fronting the subdivision would have to narrow to the west where
there is insufficient right-of-way for a 24’ wide road.

D). The variance will not in any manner violate the provisions of the Missoula
County Zoning Resolutions or the Missoula County Comprehensive Plan.
This variance request will not violate the provisions of the Missoula
County Zoning Resolutions or the Comprehensive Plan. The property
is unzoned. The Seeley Lake Regional Plan designates the western
portion as Town Commercial and the eastern portion as Town
Residential II. The developer is offering an additional 30’ of public
access easement along the southern frontage of the subdivision to
mitigate the impact of the variance request and as condition of
approval will be waiving his right to protest an RSID so that if/when
improvements are made to Cedar Lane, so lot owners in the Alpine
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Trails subdivision will contribute a proportional share of the cost of
improvements. This may not happen until more commercial uses are
possible in the Town Commercial portion of the ownership fronting
on Hwy. 83.

E). This variance will not cause any increase in public costs.
This variance request will not cause any increase in public costs. The
applicant is waiving his right to protest an RSID as a condition of
approval so that if/when improvements are made to Cedar Lane, lot
owners in the Alpine Trails subdivision will contribute a proportional
share of the cost of improvements, based on benefit.

F). The hardship has not been created by the applicant.
The hardship has not been created by the applicant; the Cedar Lane
public access easement and road surface width are pre-existing
conditions outside of the ownership of the applicant.

VARIANCE REQUEST #2:
Article 3, Subdivision Design Standards, Section 3.4.9.2 B.1. which states that
“Rural major subdivisions shall include a trail on at least one side of all roads
internal to the subdivision that is constructed pursuant to the standards
established in Table 3.4.9.4, Non-Motorized Standards.” Due to the extensive
trail system proposed with this subdivision, the developer is asking the
Commissioners to waive this requirement.

Explanation of hardship:
There are limited existing pedestrian facilities in Seeley Lake, with the
exception of the trail on the east side of Hwy. 83, the Boy Scout Road Trail,
the Locust Lane Trail and the Riverview Trail. These are all located on one
side of very busy roads. The trial around the Clearwater Lions Park pond is
not adjacent to a busy road but rather is a recreation trail for the purpose of
accessing the pond. Our proposal within Alpine Trails is also for a
recreational trail, one which meanders through the subdivision and is not
on a very busy road, but provides a pedestrian connection between most of
the lots without having to compete with vehicles on the roadways. Due to
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grade change, lots 4, 6, and 8 have direct access to the Common Area
where the trail is located, but not direct access to the trail. Lot 10 on
Wilderness Ridge and lots 18, 20, 22, and 24 do not have direct access to
the Common Area or the trail; these lots would have to use a short portion
of the road to gain access to the Common Area and the trail. The remaining
22 lots have direct access to the Common Area and the trail.
The installation of walkways along certain roads within the subdivision
such as Seclusion Point, Nature’s Way, and Glacier Lily Way would not
appreciably increase the public’s safety; these three roads provide access
to only five homesites. Alpine Trail, with the highest volume of traffic, is
proposed to have a trail along side it which will connect to the trail
paralleling Hwy. 83 in a 22’ wide public pedestrian access easement
granted by the developer. We therefore believe that to construct pedestrian
facilities on one side of all the roads in the subdivision would be redundant
and significantly increase the cost of trail construction. In addition,
constructing such facilities would not be in harmony with the rural aspect
of the subdivision, and would be an unnecessary cost to the buyers of
these tracts.
For Urban Area subdivisions, Section 3.4.9.1.B.4. allows an off-road
pedestrian trail to be constructed in lieu of sidewalks provided no
opportunity exists to connect to a network of existing sidewalks. This
scenario is what is being proposed. For Rural Area subdivisions, the
alternative to provide an off-road pedestrian trail in lieu of a street side
pedestrian facility is not part of the regulations and this too represents a
hardship to the developer.
Mitigating effort:
The proposed recreation trail which meanders through the subdivision
provides a pedestrian connection between most of the lots without having
to compete with vehicles on the roadways. Due to grade change, lots 4, 6,
and 8 have direct access to the Common Area where the trail is located, but
not direct access to the trail. Lot 10 on Wilderness Ridge and lots 18, 20,
22, and 24 do not have direct access to the Common Area or the trail; these
lots would have to use a short portion of the road to gain access to the
Common Area and the trail. The remaining 22 lots have direct access to the
Common Area and the trail. The three crossings will mitigate the impact of
this trail by having appropriate signage to insure the safety of pedestrians.
Buyers of the tracts within this subdivision would be responsible for their
fair share of such facilities.
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Another mitigating effort is to provide a 22’ wide public access easement to
correct a problem where the trail currently paralleling Hwy. 83 is illegally
trespassing across the property proposed to be subdivided.
Justification of no harm to the public:
This subdivision is still providing a pedestrian walkway that is available to
most of the lots, but does not parallel the road. The volume of traffic on the
roads is low enough that shared use by vehicles and pedestrians for short
sections will not create a conflict between users. Granting a variance from
sidewalks/trails will not harm the public.
The following points address the six criteria for requesting a variance:
A).The granting of this variance is not a threat to public safety, health or
welfare, nor is it injurious to other persons or property.
This subdivision is still providing a pedestrian walkway that is
available to all the lots, but does not parallel the road. There are eight
lots which would , for a short distance, share the roadways to access
the recreation trail. 22 lots will have direct access to the Common
Area and trails. This trail will connect with the existing trail that
parallels Hwy. 83. As a local trail serving fewer than 39 lots, it will
exceed the standards of Table 3.4.9.4 with a width of 12’-16’ and a
vertical clearance of 10’ in a 30’ private access easement. The final
design of the trail would be done in coordination with Morton Trails
using their design standards and methods of construction included
in the Trail Information section of the submittal. The trail will be a
natural surface that is durable, maintainable, and usable in year
round weather conditions.

B). The conditions upon which this request for a variance is based are unique
to the property.
The unique quality of this subdivision is the creation of a recreation
trail that is available to all the homes. Due to the topographic features
of this property and the strong interest in Nordic skiing and mountain
biking in the Seeley Lake area, the conditions are unique to this
property. To simply have a walkway on one side of the roadways
would not achieve the same effect as our proposed innovative trail
system which goes through a forest setting only crossing roadways
when necessary.
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C). Due to the nature of the physical surroundings, a hardship to the owner
would result if the strict letter of these Regulations were enforced.
There are no pedestrian facilities along S.O.S Lane (a private road) or
Cedar Lane to adjoin, nor are there any pedestrian facilities in the
area other than the one which we are proposing to connect to along
Hwy. 83. To require a walkway on one side of the roads would create
redundancy that would increase the cost and create a hardship for
the owner. It would also require widening the roadways and create
more impact to the environment which would degrade the landscape
and be a hardship to the owner if the strict letter of the regulations
were enforced.

D). The variance will not in any manner violate the provisions of the Missoula
County Zoning Resolutions or the Missoula County Comprehensive Plan.
This variance request will not violate the provisions of the Missoula
County Zoning Resolutions or the Comprehensive Plan. The property
is unzoned. The Seeley Lake Regional Plan designates the western
portion as Town Commercial and the eastern portion as Town
Residential II. This trail is in compliance with the goals of the Plan to
encourage additional recreational opportunities in Seeley Lake.

E). This variance will not cause any increase in public costs.
This variance request will not cause any increase in public costs. The
trail will be a private trail maintained by the Alpine Trails recreation
committee of the homeowners association.

F). The hardship has not been created by the applicant.
The hardship has not been created by the applicant, a recreation trail
is being provided instead of a walkway along the roadway. This is a
different way of providing virtually the same opportunity for property
owners to move about the subdivision as pedestrians, skiers, or
mountain bikers with less frequent interaction with vehicular traffic.
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ALPINE TRAILS
SUBDIVISION

NEIGHBORHOOD
COMMENT & RESPONSE

ALPINE TRAILS
SUBDIVISION

PROPERTY OWNERSHIP
INFORMATION
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Property Record Card
Summary
Primary Information
Property Category: RP
Subcategory: Real Property
Geocode: 04264935201010000
Assessment Code: 0000824002
Primary Owner:
PropertyAddress: 3232 HWY 83 N
KAKWA RIVER PARTNERS LLC
SEELEY LAKE, MT 59868
PO BOX 806
COS Parcel:
SEELEY LAKE, MT 598680806
NOTE: See the Owner tab for all owner information
Certificate of Survey:
Subdivision: CARNES SEELEY CREEK
Legal Description:
CARNES SEELEY CREEK, S35, T17 N, R15 W, Lot A, ACRES 52.65, OF TRACTS #3
Last Modified: 9/13/2016 7:07:42 AM

General Property Information
Neighborhood: 024
Living Units: 2
Zoning: 1
Linked Property:

Property Type: FR  Farmstead Rural
Levy District: 043597347
Ownership %: 100
No linked properties exist for this property

Exemptions:
No exemptions exist for this property
Condo Ownership:
General: 0

Limited: 0

Property Factors
Topography: 8
Utilities: 7, 8
Access: 3
Location: 5  Neighborhood or Spot

Fronting: 4  Residential Street
Parking Type:
Parking Quantity:
Parking Proximity:

Land Summary
Land Type
Grazing
Fallow
Irrigated
Continuous Crop
Wild Hay
Farmsite
ROW
NonQual Land
Total Ag Land
Total Forest Land
Total Market Land

Acres
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
0.000
51.650
1.000

Value
00.00
00.00
00.00
00.00
00.00
00.00
00.00
00.00
00.00
23,617.00
51,300.00

Deed Information:
Deed Date
4/18/2005
2/28/2005

Book Page
0750 01353
0748 00897

Recorded Date

Document Number

Document Type

1/4
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1/16/2003

0697 00388

Owners
Party #1
Default Information:
Ownership %:
Primary Owner:
Interest Type:
Last Modified:

KAKWA RIVER PARTNERS LLC
PO BOX 806
100
"Yes"
Conversion
11/7/2007 10:14:36 PM

Other Names

Other Addresses
Name

Type

Appraisals
Appraisal History
Tax Year
2016
2015
2014

Land Value
74917
74917
91767

Building Value
93430
93430
91587

Total Value
168347
168347
183354

Method
COST
COST
COST

Market Land
Market Land Item #1
Method: Acre
Width:
Square Feet: 00

Type: 3FOR  1 Ac. beneath Improvements (for dwlg on Forest
Land)
Depth:
Acres: 1

Valuation
Class Code: 2003

Value: 51300

Dwellings
Existing Dwellings
Dwelling Type
SFR
SFR

Dwelling Information
Residential Type: SFR
Year Built: 2003
Effective Year: 0
Story Height: 1.0
Grade: 3
Class Code: 3301
Year Remodeled: 0
Mobile Home Details
Manufacturer:
Model:
Basement Information
Foundation: 3  Slab
Basement Type: 0  None

Style
08  Conventional
08  Conventional

Year Built
2003
2004

Style: 08  Conventional
Roof Material: 5  Metal
Roof Type: 3  Gable
Attic Type: 0
Exterior Walls: 1  Frame
Exterior Wall Finish: 6  Wood Siding or Sheathing
Degree Remodeled:
Serial #:

Finished Area: 0
Quality:

Width: 0
Length: 0
Daylight:

Heating/Cooling Information
2/4

10/21/2016

PrintPropertyRecordCard

Type: NonCentral
Fuel Type: 4  Electricity

System Type: 1  Floor/Wall/Space
Heated Area: 0

Living Accomodations
Bedrooms: 1
Family Rooms: 0

Full Baths: 1
Half Baths: 0

Additional Information
Fireplaces:
Garage Capacity: 0
% Complete: 0

Stacks: 0
Openings: 0
Cost & Design: 0
Description:

Dwelling Amenities
View:

Access:

Area Used In Cost
Basement: 0
First Floor: 480
Second Floor: 0

Additional Floors: 0
Half Story: 0

Addl Fixtures: 2

Stories:
Prefab/Stove: 0
Flat Add: 0
Description:

Attic: 0
Unfinished Area: 0
SFLA: 480

Depreciation Information
CDU:
Physical Condition: Average (7)
Desirability:
Property: Average (7)
Location: Average (7)
Depreciation Calculation
Age: 11
Pct Good: 0.85

RCNLD: 45880

Additions / Other Features
Additions
Lower
First
33  Deck, Wood
There are no other features for this dwelling
Dwelling Information
Residential Type: SFR
Year Built: 2004
Effective Year: 0
Story Height: 1.0
Grade: 3
Class Code: 3301
Year Remodeled: 0
Mobile Home Details
Manufacturer:
Model:
Basement Information
Foundation: 3  Slab
Basement Type: 0  None
Heating/Cooling Information
Type: NonCentral
Fuel Type: 4  Electricity
Living Accomodations
Bedrooms: 1
Family Rooms: 0
Additional Information
Fireplaces:

Utility: Fair (6)

Second

Third

Area
200

Year
0

Cost
2302

Style: 08  Conventional
Roof Material: 5  Metal
Roof Type: 3  Gable
Attic Type: 0
Exterior Walls: 1  Frame
Exterior Wall Finish: 6  Wood Siding or Sheathing
Degree Remodeled:
Serial #:

Width: 0
Length: 0

Finished Area: 0
Quality:

Daylight:

System Type: 1  Floor/Wall/Space
Heated Area: 0
Full Baths: 1
Half Baths: 0

Garage Capacity: 0
% Complete: 0

Stacks: 0
Openings: 0
Cost & Design: 0
Description:

Dwelling Amenities
View:

Access:

Addl Fixtures: 2

Stories:
Prefab/Stove: 0
Flat Add: 0
Description:

Area Used In Cost
3/4

10/21/2016

Basement: 0
First Floor: 480
Second Floor: 0

PrintPropertyRecordCard

Additional Floors: 0
Half Story: 0

Attic: 0
Unfinished Area: 0
SFLA: 480

Depreciation Information
CDU:
Physical Condition: Average (7)
Desirability:
Property: Average (7)
Location: Average (7)
Depreciation Calculation
Age: 10
Pct Good: 0.87
Additions / Other Features
Additions
Lower
First
33  Deck, Wood
There are no other features for this dwelling

Utility: Fair (6)

RCNLD: 46960

Second

Third

Area
200

Year
0

Cost
2302

Other Buildings/Improvements
Outbuilding/Yard Improvement #1
Type: Residential
Quantity: 1
Condition:

Description: RRS1  Shed, Frame
Year Built: 1955
Grade: A
Functional:
Class Code: 3301

Dimensions
Width/Diameter: 16
Height:

Length: 23
Bushels:

Size/Area: 368
Circumference:

Commercial
Existing Commercial Buildings
No commercial buildings exist for this parcel

Ag/Forest Land
Ag/Forest Land Item #1
Acre Type: Forest
Class Code: 1901

Irrigation Type:
Timber Zone: 2

Productivity
Quantity: 241.08
Units: Board Feet/Acre

Commodity: Timber

Valuation
Acres: 51.65
Value: 23617

Per Acre Value: 457.25
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ALPINE TRAILS
SUBDIVISION

DRAFT COVENANTS

After Recording Return To:
Mr. Kevin Wetherell
P.O. Box 806
Seeley Lake, Montana 59868

DRAFT DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS
FOR

Alpine Trails

This Declaration made this _____day of ___________, 20__, by Kakwa River Partners, LLC, a
Montana Limited Liability Company, P.O. Box 806, Seeley Lake, Montana 59868 (Declarant) provides as
follows:
RECITALS
1.

Declarant is the owner of certain real property located in Missoula County, Montana, which is
described as follows:
Alpine Trails, a platted subdivision on record in the office of the Clerk and
Recorder, Missoula County, Montana. (Real Property or Property)

Declarant desires to create a residential, conservation community where residents live in
harmony with nature, and where the unique recreational and important natural, ecological, open space,
and scenic resources of Alpine Trails are maintained and enhanced in connection with and as part of the
promotion of the health, safety and welfare of the Owners; and to provide a general and uniform plan for
the orderly development and improvement of the Property and for the maintenance of the Common
Property, the Open Space, and the Easements (as hereinafter defined) to insure that Alpine Trails is
developed, improved, used, occupied, maintained and enjoyed as an architecturally harmonious,
environmentally sensitive, and desirable residential area which will enhance the general welfare, quality
of life, and the property values of all the Owners.
2.
Declarant wishes to place restrictions, covenants and conditions upon the Real Property described
in Paragraph 1 of these Recitals, for the use and benefit of the property, its future Owners and itself.
DECLARATION
NOW THEREFORE, the Declarant declares that all the Real Property described above shall be
held, sold, and conveyed subject to the following restrictions, covenants, conditions, and easements, all
of which are for the purpose of enhancing and protecting the value, desirability, and attractiveness of the
Real Property.
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1.

Definitions. For the purposes of this Declaration the following definitions shall apply.
a.

Association. “Association” shall mean the Alpine Trails Homeowners’ Association, Inc., its
successors or assigns

b.

Board of Directors. “Board of Directors” shall mean the Board of Directors of the
Association, duly elected pursuant to the Bylaws of the Association or appointed by
Declarant as herein provided.

c.

Bylaws. “Bylaws” shall mean the Bylaws adopted by the Association as amended from
time to time.

d.

Common Area. “Common Area” shall mean that area as depicted upon the final plat or
plats of the property identified as common area.

e.

Declarant. “Declarant” shall mean Kakwa River Partners, LLC, a Montana Limited Liability
Company, its successors or assigns, who are specifically conveyed rights as Declarants.

f.

Declaration. “Declaration” shall mean this “Declaration of Covenants, Conditions and
Restrictions for Alpine Trails subdivision as amended from time to time.

g.

Lot. A “Lot” as shown upon the recorded plat map of the Real Property, or as will be
shown upon the recorded plat map of any future phases of the Real Property.

h.

Owner. “Owner” shall mean the record Owner of a fee, or undivided fee, whether one or
more persons or entities, of any Lot, including buyers under a contract for deed, but
excluding any person or entity who has sold or is selling any Lot under a contract for
deed and those having such interest merely as security for the performance of an
obligation.

i.

Real Property. “Real Property” shall mean the Real Property described in Paragraph 1 of
the Recitals, together with any additional properties in subsequent phases that are
annexed so as to come under this Declaration pursuant to Section 2.

2.

Annexation of Adjoining Properties. The Declarant may, without the consent of the Owners, add
to the Real Property to which this Declaration pertains, adjoining real properties which they may
develop. Such annexation shall be accomplished by the filing of an amended declaration, which
describes the additional real property which is intended to come under this Declaration, declaring
the same to be subjected to the terms and provisions of this Declaration. Upon the recording of
such amended declaration the real property included therein shall be subject to the terms,
limitations, assessments, easements and all other aspects of this Declaration, as if such
properties were specifically described herein.

3.

Homeowners’ Association.
a.

Organization. Declarant has filed with the Secretary of State, State of Montana, Articles
of Incorporation creating a non-profit corporation to be the Association. The Association
shall have the responsibility for maintaining, administering and enforcing the covenants,
easements, conditions and restrictions set forth herein.
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b.

Membership & Voting Rights.
i.

ii.

4.

Membership. Every person or entity who is an Owner shall be a Member of the
Association. Membership shall be appurtenant to and may not be separated
from ownership of the Lot which is subject to assessment by the Association.
Ownership of such Lot shall be the sole qualification for membership.
Acceptance of a deed, notice of purchasers’ interest or documentation evidencing
an ownership interest in a Lot shall be deemed to be consent to membership in
the Association. The recording of a deed or other document evidencing an
ownership interest shall be prima facie evidence of acceptance of that document
by the receiver of the interest transferred.
Voting Rights. The Association shall have one class of voting membership.
Other than as otherwise provided in this subsection, Members shall be entitled to
one vote for each Lot owned. When more than one person holds an interest in a
Lot, the vote for such Lot shall be exercised as they determine, but in no event
shall more than one vote be cast with respect to any Lot, other than for so long
as the Declarant owns one or more Lots, the Declarant shall be entitled to fifteen
(15) votes for each Lot it owns. The Declarant’s entitlement to votes shall apply
to all Lots whether the final plat for such Lot or Phase in which the Lot is located
is filed or not.

Natural Resources Stewardship and Recreation Plan.
a.
Purpose.
In order to implement the general purpose as stated in this Declaration, to
create a residential conservation community where residents live and recreate in harmony with
nature, and where the unique and important natural, ecological, open space, and scenic
resources of the Property are maintained and enhanced, Declarant proposes to implement a
Natural Resources Stewardship and Recreation Plan. The Common Property is to be managed in
accordance with the Natural Resources Stewardship and Recreation Plan. The Plan shall establish
5 and 10 year goals and objectives. Management and implementation of such plan shall be by a
Stewardship and Recreation Committee.
b.
Stewardship and Recreation Committee.
All Officers of the Association shall
automatically be members of the Committee during the term of their office. The Committee shall
also be comprised of three other members of the Association elected annually by a simple
majority of the members of the Association who cast ballots.
i.
Terms. Each member of the Stewardship and recreation Committee shall serve
until such time as he or she has resigned or has been removed or his or her successor has been
appointed or elected as provided for herein.
ii.
Duties and Responsibilities. The Stewardship and Recreation Committee has the
duty and responsibility to perform any and all acts, which may be necessary or proper for or
incidental to the fulfillment of the Association’s wildlife management purpose, including the
preparation, adoption, and maintenance of a Natural Resources Stewardship and Recreation
Plan. The Committee shall adopt policies identifying areas of intended action, goals and
functions of each, for example: Forest Stewardship; Wildlife Stewardship; Recreational Trail
Management; Licensing of Recreational Trail Use, Wildland Residential Interface Plan (in
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conjunction with the Missoula County Wildland Residental Interface Standards) and Landscaping
Guidelines. The Stewardship and Recreation Committee will recommend to the Association a
portion of the annual assessment that shall be applied to wildlife and recreation management.
iii.
Entry Upon Properties. By becoming members of the Association, property
owners thereby grant continuing permission for members of the Stewardship and Recreation
Committee to come upon their properties at such reasonable times and with reasonable notice as
may be necessary to carry out the common wildlife management practices of the Association.
This permission extends to persons hired by the Stewardship and Recreation Committee when
actually performing wildlife management practices for the Association.
iv.
Cause and Method for Replacement. Members of the Stewardship and Recreation
Committee may be removed by petition and upon the affirmative vote of a simple majority of the
members casting ballots at an election conducted by the Board of Directors of the Association.
v.
Regular and Special Meetings. All meetings of the Committee shall be open for
attendance by all members of the Association. To facilitate attendance and participation by
members, all regular meetings of the Committee must be noticed in writing to each lot owner, no
less than 48 hours prior to the meeting. Special Meetings may be called by any 2 members of the
Committee and upon 48 hours written notice to the members.
vi.
Annual Report. The Stewardship and Recreation Committee shall be responsible
for the preparation of, and delivery to the Board of Directors, an annual report detailing
management activities and operations for submission to members of the Association.
vii.
Declarant Authority. Notwithstanding anything stated to the contrary herein, for
so long as Declarant owns at least ten (10) lots in the Subdivision, Declarant may be a member
of the Stewardship Committee and shall have the sole and absolute right to appoint and remove
any and all members of the Committee.
5.

Responsibility and Authority of Association.
a.

Maintenance of Common Areas. The Association shall maintain the common areas,
including any recreational trails, trees and vegetation, in accordance with sections of the
Development Covenants addressing Common Area Access and Use. The maintenance
shall be conducted in such fashion so as to maintain the common area, its trees and
vegetation, in an attractive appearance and in accordance with the requirements of
Missoula County, Montana (County), the Montana County Weed Control Act, and the
Missoula County Weed Management Plan. Until such time as enough of the Lots have
been developed to support the Association, and in accordance with the approved Weed
Management Plan for Undeveloped and Planned Open Space Areas, the Declarant shall
maintain the common areas.

b.

Other Maintenance\Services. Additionally, the Association may provide additional services
as it deems necessary and appropriate. The Association may provide such services for all
or a portion of the property within its jurisdiction or with owners with whom it may
contract and levy assessments on such portion of its Members or others as derive
benefits from services concerned. Further, the Association may retain the services of a
professional manager or management company to carry out its duties under the terms of
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this Declaration.
6.

Assessments.
a.

Purpose of Assessments. The assessments levied by the Association shall be used
exclusively for the purpose of the Association discharging its responsibilities, as described
herein, and for the administration and enforcement of this Declaration and the Bylaws of
the Association.

b.

Assessments. All Lots, for which the final plat has been recorded, shall be subject to
assessments. Assessments may not be levied against any Lot, the final plat of which has
not yet been filed. Both regular and special assessments may be collected on a monthly
or annual basis as determined by the Association.

c.

Types of Assessments. The assessments levied by the Board of Directors of the
Association shall be utilized to provide funds consistent with the purposes of the
Association. The assessments may include, but shall not be limited to, the following:
i.
Regular assessment. A regular assessment for administration of the Association,
including, but not limited to maintenance costs, liability insurance, the Natural
Resources Stewardship Committee’s functions and other normal expenses as well
as providing funds for such other purposes as the Board of Directors may find
necessary and consistent with the purposes of the Association.
ii.

Special Assessments. The Association may levy in any year a special assessment
for the purpose of defraying in whole or in part, the costs of any construction or
reconstruction, unexpected repair or replacement of any capital improvement,
including the necessary fixtures and personal property related thereto, or for
such other capital improvements as are determined necessary or desirable.
However, with the exception of emergency assessments as is provided for
hereafter, no special assessment in excess of $100.00 per Lot shall be levied,
which has not been approved by the affirmative vote of a majority of the votes
of the Members who are voting in person or by proxy at a meeting duly called to
consider such special assessment. No special assessment shall be established to
cover a period in excess of five (5) years.

iii.

Emergency Assessments. The Board of Directors is authorized to levy an
emergency assessment, which shall not exceed four (4) times the amount of the
regular annual assessment. Additional emergency assessments require the
approval of a simple majority of the votes of the Members who are voting in
person or by proxy at a meeting duly called to consider such additional
emergency assessment. Emergency assessments shall be levied only to meet
costs and expenses precipitated by an emergency causing damage or a change
of condition that must be remedied promptly to insure a safe and adequate
continuation of facilities or services.

iv.

Legal Reserve and Compliance Assessments. In addition to the assessments
herein provided, the Board of Directors may levy an assessment for the purpose
of establishing a legal reserve fund for legal fees and costs to enforce this
Declaration. Nothing herein shall be interpreted to preclude the Board of
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Directors from utilizing other funds for compliance purposes.
v.

7.

Other Assessments. In addition to assessments levied by the Board of Directors,
each lot may be subject to assessment for services provided by the County of
Missoula, or authorized agency acting for or on behalf of the County or State of
Montana.

d.

Payment of Assessments. The assessments of the Association as provided for herein shall
be computed on a yearly basis, commencing on the 1st day of January of each year and
terminating on the 31st day of December of the same year. The assessments for any
year shall become due and payable monthly, quarterly, annually and/or in advance, at
the discretion of the Board of Directors. The Board of Directors shall fix the amount of
the assessment against each Lot for each assessment period of at least thirty (30) days
in advance of the due date specified herein and shall at that time, prepare a roster of the
Lots and assessments applicable to each, which shall be kept in the office of the
Association and shall be open to inspection by any Owner. Written notice of the
assessment shall thereupon be sent to every Owner subject thereto.

e.

Effect of Non-Payment of Assessment. If the assessments levied by the Association are
not paid by midnight on the date when due, then such assessment shall become
delinquent and shall, together with any interest thereon, become a continuing lien upon
the Lot, against which the non-paid assessment was levied, which lien shall run with the
land. Such lien shall have a priority from the date the Association records proper notice
of lien on the records of Missoula County, Montana. If the assessment remains unpaid
for thirty (30) days after such due date, the assessment shall bear interest from the due
date at the maximum annual percentage rate permitted by law. The obligation of the
then Owner to pay any assessment or interest shall not be affected by any conveyance
or transfer of title to the Lot. The Association may bring an action at law against the
Owner obligated to pay the same and/or Lot, and there shall be added to the amount of
such assessment their costs of collecting the same for foreclosing the lien thereof,
including reasonable attorneys’ fees.

f.

Exempt Property. Any part of the Real Property which is either Common Area or
dedicated to and accepted by a public authority or agency shall be exempt from the
assessments created herein.

General Restrictions and Covenants. These restrictions and covenants are made for the purposes
of creating and keeping the premises, insofar as is possible, desirable, attractive, beneficial and
suitable in architectural design, materials and appearance; and guarding against an unnecessary
interference with the views and the natural beauty of the property; all for the mutual benefit and
protection of the Owners of Lots within the Real Property.
a.

Architectural Guidelines. No improvements of any type (fences, landscaping, buildings,
storage sheds, playhouses, accessory structures of any type, or any other item) shall be
constructed or made on any lot without the first having been approved by the
Architectural Control Committee. The Architectural Control Committee will establish
architectural guidelines, placing further restrictions and limitations upon the use of the
Real Property, upon the nature, location, design and size of structures beyond those set
out in this Declaration. The architectural guidelines shall be enforced the same as any
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term or provision of this Declaration. However, in the event of any conflict between an
express term in this Declaration and such guidelines this Declaration shall control.
Guidelines established by the Architectural Control Committee that are in effect at the
time an owner purchases a lot may be subsequently amended or changed. An owner is
responsible for obtaining the current guidelines prior to the commencement of any
construction or improvements to any lot. The construction or creation of any
improvements to any lot must comply with the guidelines in effect at the time the
improvements are made.
b.

Manufactured Homes.
No trailers, mobile homes (either double or single-wide),
manufactured home or modular homes or other structures constructed primarily away
from the Real Property on which they would be situated, shall be permitted on any Lot.
Provided the use of structural components, manufactured or assembled on a site other
than the Lot on which it is to be located, such as trusses and wall segments, shall be
permitted.

c.

Boundary Control Monuments. It shall be the responsibility of the Owner of each Lot to
provide for immediate professional replacement of any survey monuments that are
removed or become lost or obliterated from his Lot.

d.

Residential Use. Lots 1 and 2 shall be known and described as “Mixed Use Lots” and shall
allow commercial or residential uses, including multi-family residential. Lots 3-30 shall be
known and described as “Residential Lots” and no business, trade, or commercial activity
of any kind or description shall be conducted thereon, other than as permitted in this
sub-section, a vacation rental by owner is permitted. However, it does not prohibit
Declarant’s development and marketing of the Real Property or the use of Declarant’s
construction offices, sales offices, and construction buildings for so long as the Declarant
owns one or more Lots. An Owner or occupant of a Lot may engage in business activities
of the nature of a home office or occupation, so long as such activities take place entirely
within the dwelling house located on the premises, so long as:
i

such use does not increase the flow of vehicular traffic on the
real property;

ii

as such use does not result in noise, disturbance, or in any way
negatively impact the residential nature of the real property; and

iii

such use does not change or conflict with the residential nature of the
real property.

e.

Noxious or Offensive Activity and Materials. No noxious or offensive activity shall be
carried on upon the Real Property, nor shall anything be done thereon which constitutes
an annoyance or nuisance to the neighborhood.

f.

Easements.
i

Reservation by Declarant. Declarant shall have and does hereby reserve the
right to grant easements over the property to locate, install, erect, construct,
expand, maintain, and use, or to authorize the location, installation, erection,
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construction, expansion, maintenance, and use of waterlines, drains, sewer lines,
electric lines, telephone lines, and other utilities. Any easement or right of way so
granted shall not exceed twenty feet (20') in width over any part of any Lot
within the Real Property, providing that such location, installation, erection,
construction, expansion, maintenance, and use is harmonious with the
development of the Real Property. Declarant also retains rights of ingress and
egress to, upon, and from the Real Property for purposes of locating, installing,
erecting, constructing, maintaining, expanding or using waterlines, drains, sewer
lines, electric lines, telephone lines and other utilities.
ii

Roads, Recreational Trails, and Shared Driveways. All roadways, streets,
recreational trails and other thoroughfares associated with the subdivision,
including shared driveways, as depicted on the final plat of the subdivision, are
private and intended solely for the use of the Owners, their guests and invitees.
Emergency vehicles shall be permitted to use said roadways, streets, and other
thoroughfares as necessary.

g.

Trash and Garbage. No Real Property shall be used or maintained as a dumping ground,
nor shall any rubbish, trash, garbage or other waste be allowed to accumulate except in
sanitary containers which shall be emptied on at least a weekly basis. All garbage shall
be stored in containers of metal, plastic, or other suitable material which have sufficiently
tight-fitting covers to prevent the escape of noxious odors and to prevent entrance by
pets. All trash receptacles shall be kept indoors only, other than on garbage collection
days. Trash receptacles shall be secured so as to prevent spillage due to winds or
animals.

h.

Parking. No vehicles shall at any time be placed or parked so as to impede, obstruct or
interfere with pedestrian or vehicular traffic along any street, sidewalk, driveway, trail or
right-of-way within the Real Property. Trucks exceeding one ton capacity, heavy
construction or commercial equipment, semi-tractors, semi-trailers, mobile homes,
equipment, unsightly and/or non-operating vehicles, recreational vehicles such as motor
homes, travel trailers, fifth wheel trailers, pickup truck campers, boats, snowmobiles, or
utility trailers shall not remain in plain view of other Owners, their guests and invitees,
and are not permitted on the streets or upon the front or side yards of any Lots for more
than twenty-four (24) hours unless stored in a garage or in such manner as is approved
by the Architectural Control Committee.

i.

Parking on roadways. The owner of each lot needs to provide adequate space for parking
of all vehicles maintained or used by the owner, their guests and invitees. It is required
for the flow of traffic and access by emergency vehicles that roadways and access routes
not be obstructed. The owners of the properties accessed by shared roadways, their
guests or invitees, may not park any vehicle or place any object (basketball standards or
any other permanent or temporary object) in the roadway that impedes or obstructs the
flow of traffic over the shared access route.

j.

Exterior Maintenance. Each Owner of a Lot on which there is a structure shall provide
exterior maintenance upon such structure including painting and repairing the structure
as necessary. In addition, the Owner shall maintain the Lot to prevent the accumulation
of weeds, underbrush and other unsightly objects. Any changes to the exterior of any
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structure must first be approved by the Architectural Control Committee.
k.

Seeding and Planting. All lots, or a designated living area, must be landscaped in
accordance with a plan consistent with the Wildlife section of these covenants and
approved by the Architectural Control Committee and the Stewardship and Recreation
Committee within 6 months of the date construction of any improvements are made on
Lot.

l.

Fences. No fence or comparable structure shall be constructed or placed on any Lot
until the height, color, type, design, type of material and location thereof shall have been
approved by the Architectural Control Committee.
No fence shall be placed outside a
property line. Fences are structures and are specifically included under the provisions of
this Declaration addressing exterior maintenance. The height of such fences must be
approved by the Architectural Control Committee, the Stewardship and Recreation
Committee and, where appropriate or required, such as adjacent to lot boundaries, the
provisions of the Wildlife subsection of these covenants.

m.

Vehicle Use – Common Area. Motorized vehicles including cars, trucks, snowmobiles, dirt
bikes, off road motorcycles, all terrain vehicles, and similar motorized recreational
vehicles are not permitted on the common area or recreational trails except as may be
authorized by the Board of Directors of the Association for physically disabled residents
or visitors or for maintenance purposes.

n.

Animals. No animals shall be maintained or housed on any lot with the exception of
household pets. All animals must be under the direct control and supervision of their
owner when off of the owner’s lot specifically including the use of any common area or
street. No kennel shall be located or placed on any lot until its location has been
approved by the Architectural Control Committee. No commercial breeding operation
may be maintained on the premises.

o.

Storage Sheds/Playhouses. Subject to approval by the Architectural Control Committee,
Storage sheds and playhouses are permitted, but must be located within the building
envelope as set forth on the plat of the subdivision and be located in back yards only.
Storage sheds and playhouses must be constructed of materials and with design and
color schemes similar to those of the dwelling they serve. Storage sheds may not exceed
100 square feet in area and cannot exceed a height of eight feet from grade to the
highest point of the structure.

p.

Signs. On Lots 3-30 no advertising signs, billboards or unsightly objects shall be erected,
placed or permitted. However, exceptions are permitted as follows:
i.

For one small (less than six square feet) “For Rent” sign or “For Sale” upon each
Lot;

ii.

For a period of ten years from the date of this Declaration, the Declarant shall be
permitted to place signs within the Real Property to promote the development of
the Real Property; and
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iii.

For signs pertaining to any political campaign or ballot issue, but only for a
period of thirty days prior to the election to which the sign pertains. No sign shall
exceed two square feet in area.

q.

Garages. All garages must be constructed of materials and with design standards and
color schemes similar to those of the dwelling they serve. Garages must be of a size to
permit the parking of no less than two typical automobiles. No carports are permitted on
any Residential Lot. Garage doors may not be left open for more than two hours in any
twenty four hour period.

r.

Temporary Dwellings. No structure of a temporary character shall be constructed, placed
or used on any Lot at any time as a residence or otherwise, nor shall any building be
occupied for residential purposes until it is completely finished in accordance with the
plans approved by the Architectural Control Committee. Campers, trailers, mobile homes
or recreational vehicles shall not be used as either permanent or temporary dwellings.

s.

Utility Connection Costs. The Owner of each Lot shall pay all utilities and utility
connection costs, including those for television cable and the cost of the water meter(s)
utilized on each Lot.

t.

Burning .
i.

Wood Burning Devices. Wood burning devices may be used unless
subsequently prohibited by regulations of Missoula County. However, gas
fired devices are recommended.

ii.

Other Outdoor Burning. All burning must be controlled and managed in
a safe manner. All burning must conform to any Missoula County
regulations which may require burning permits and shall also comply
with all Missoula County Clean Air requirements as may then be in effect.

u.

Mining. No mining or mineral removal activity, including the removal of gravel or sand
except for as necessary for the construction of a permitted structure and/or landscaping
purposes shall be permitted on any Lot or roadway within the Real Property.

v.

Weed Control. The Owner of each Lot shall maintain his Lot in conformity with the
Montana Weed Control Act and the Missoula County Noxious Weed Management Plan.
The Owner of each Lot shall be responsible for the control of noxious weeds and
vegetation on the entirety of such Owner’s Lot. Further, the Owner of each Lot is
required to re-vegetate with beneficial species any areas of ground disturbance on the
entirety of such Owner’s Lot created by construction on or maintenance of these lots at
the first appropriate opportunity after disturbance occurs. In the event an Owner fails to
provide such control, the Homeowners’ Association may enter the Lot and provide such
control at the expense of the Owner of the Lot concerned. The Homeowners’ Association
is required to re-vegetate with beneficial species any areas of ground disturbance of the
common areas created by construction on or maintenance of these areas at the first
appropriate opportunity after disturbance occurs.

w.

Utilities, Wiring and Antennas. All utility service lines shall be located underground. No
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exterior television or radio antennas, or satellite dishes larger than one meter in diameter
shall be placed or permitted to remain on any Lot and shall be located so as to be as
inconspicuous as possible, at such location as approved by the Architectural Control
Committee.
x.

Wildlife. Homeowners must accept the responsibility of living with wildlife and must be
responsible for protecting their vegetation from damage, confining their pets, and
properly storing garbage, pet food, livestock feed and other potential attractants.
Homeowners must be aware of potential problems associated with the occasional
presence of wildlife such as white-tailed and mule deer, bear, mountain lion, fox raccoon,
skunk, squirrels and magpie. Please contact the Montana Fish, Wildlife & Parks office in
Missoula (3201 Spurgin Road, Missoula MT 59804) for brochures that can help
homeowners “live with wildlife.” Alternatively, see FWP’s web site at www.fwp.mt.gov.
The following covenants are designed to help minimize problems that homeowners could
have with wildlife, as well as helping homeowners protect themselves, their property and
the wildlife that Montanans value.
i.

Homeowners must be aware of the potential for vegetation damage by wildlife,
particularly from deer feeding on green lawns, gardens, flowers, ornamental
shrubs and trees in this subdivision. Homeowners should be prepared to take
the responsibility to plant non-palatable vegetation or protect their vegetation
(fencing, netting, repellents) in order to avoid problems.
Also, consider
landscaping with native vegetation that is less likely to suffer extensive feeding
damage by deer.

ii.

Gardens and fruit trees can attract wildlife such as deer and bears. Keep
produce and fruit picked and off the ground, because ripe or rotting vegetable
material can attract bears and skunks. To help keep wildlife such as deer out of
gardens, fences should be 8 feet or taller. Netting over gardens can help deter
birds from eating berries.

iii.

Garbage should be stored in secure animal-resistant containers or indoors to
avoid attracting animals such as bears, raccoons, and other wildlife. If stored
indoors, it is best not to set garbage cans out until the morning of garbage
pickup; bring cans back indoors by the end of the day.

iv.

Do not feed wildlife or offer supplements (such as salt blocks), attractants, or
bait for deer or other wildlife.
Feeding wildlife results in unnatural
concentrations of animals that could lead to overuse of vegetation and disease
transmission. Such actions unnecessarily accustom wild animals to humans,
which can be dangerous for both. It is against state law (MCA 87-3-130) to
purposely or knowingly attract bears with supplemental food attractants (any
food, garbage, or other attractant for game animals) or to provide supplemental
feed attractants in a manner that results in “an artificial concentration of game
animals that may potentially contribute to the transmission of disease or that
constitutes a threat to public safety.” Also, homeowners must be aware that
deer might occasionally attract mountain lions to the area.
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y.
z.

v.

Birdseed is an attractant to bears. If used, bird feeders should: 1) be suspended
a minimum of 20 feet above ground level; 2) be at least 4 feet from any support
poles or points; and 3) should be designed with a catch plate located below the
feeder and fixed such that it collects the seed knocked off the feeder by feeding
birds.

vi.

Pets must be confined to the house, in a fenced yard, or in an outdoor kennel
area when not under the direct control of the owner, and not be allowed to roam
as they can chase and kill big game and small birds and mammals. Under
current state law it is illegal for dogs to chase hoofed game animals and the
owner may also be held guilty (MCA 87-3-124). Keeping pets confined also helps
protect them from predatory wildlife.

vii.

Pet food should be stored indoors, in closed sheds or in animal-resistant
containers in order to avoid attracting wildlife such skunks and raccoons. When
feeding pets do not leave food out overnight. Consider feeding pets indoors so
that wild animals such as bear, skunk or magpie do not learn to associate food
with your home.

viii.

Barbecue grills should be stored indoors. Keep all portions of the barbecues
clean. Food spills and smells on and near the grill can attract bears and other
wildlife.

ix.

Consider boundary fencing that is no higher than 3-1/2 feet (at the top rail or
wire) and no lower than 18 inches (at the bottom rail or wire) in order to
facilitate wildlife movement and help avoid animals such as deer becoming
entangled in the fence or injuring themselves when trying to jump the fence.
We encourage the use of split rail fences or other wildlife-friendly designs.

x.

Compost piles can attract skunks and bears. Compost piles should be limited to
grass, leaves, and garden clippings, and piles should be turned regularly. Adding
lime can reduce smells and help decomposition. Do not add food scraps.
(Kitchen scraps could be composted indoors in a worm box with minimum odor
and the finished compost can later be added to garden soil.)

Radon. EPA has designated Missoula County as having a high radon potential (Zone 1).
All residences should incorporate radon resistance construction features.
Address Signs.
All properties within a subdivision shall be properly addressed with
address signs clearly visible from the street/road in all light conditions per NFPA 1141.
Address sign numbering shall be a minimum of 4 inches in height and shall be of a
contrasting color to the background. During construction, the individual number assigned
to a given structure shall be displayed on the front of the residence toward the
street/road on which the property is addressed so that it may be clearly identified by
responders in the event of an emergency. In such circumstances that the house is not
visible from the street/road, additional address identification shall be required at the
driveway entrance and shall be clearly visible in all light conditions. Owners shall
maintain address numbers located at the entrance to their driveways and on their
dwellings.
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8.

9.

aa.

Energy Efficiency. Builders should consider using energy efficient building techniques
such as building orientation to the sun, appropriately sized eaves, wind breaks, extra
insulation, passive solar lighting, solar heating and ground source heat pumps for heating
and cooling.

bb.

Storage Tanks\Pools. No storage tanks, including, but not limited to, those intended for
storing liquids, such as water, oil, gas, or similar items and tanks for propane, any type
of fuels, gases, or chemicals, including swimming pools, may be constructed located or
maintained on any lot without the prior permission of the Architectural Control
Committee.

cc.

Firearms. No firearms, fire crackers or fireworks shall be discharged any where within the
subdivision, including on any lot, common area, road or other location.

dd.

Woodstoves. If a woodstove is used, the Missoula City-County Air Pollution Control
Program Rules specify that only EPA certified woodstoves may be installed on the
property. Stoves with emissions at or below 4.1 grams per hour are recommended.

ee.

Land Management. Information on land management can be found in booklets from
DNRC and the Conservation District such as “Tips for Fighting Weeds on Small Acreage in
Montana” and “ Tips on Land and Water Management for Small Farms and Ranches in
Montana” published by the DNRC, which can be found at http://drnc.mt.gov/.

Residential Lot Restrictions and Covenants.
a.

Type of Residential Structures.
No residential structures shall be erected, altered,
placed or permitted to remain on any Residential Lot other than one, detached, single
family residential structure of a style and type approved by the Architectural Control
Committee.

b.

Residential Structure Area. The ground floor area of any main structure located on a
Single Family Lot, exclusive of open porches and garages, shall be not less than 800
square feet for a one-story house and 1100 square feet of above ground living area for a
one and one-half story or two-story house.

c.

Damage or Destruction. Any home damaged or destroyed by fire or other hazard must
be removed from the premises and repairs and replacement commenced within one
hundred twenty (120) days, unless an extension of time for such removal and repair is
granted by the Architectural Control Committee. Such repairs and replacement shall
result in the home being restored to its condition prior to the damage or destruction.

Architectural Control Committee.
a.

Appointment of Architectural Control Committee. An Architectural Control Committee,
consisting of three Owners of Lots, shall be appointed in order to carry out the duties as
set out in this Declaration. The members of the Architectural Control Committee shall be
appointed by the Declarant, until such time as Declarant no longer holds an ownership
interest in any Lot. Thereafter, the Board of Directors of the Association shall annually
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appoint two members of the Board of Directors of the Association and one other member
of the Association to serve on the Architectural Control Committee.

10.

b.

Approval of Construction Plans. No site clearing or preparation shall be commenced, no
building or other structure shall be started, constructed, installed, erected or maintained
on any Lot, nor shall any addition, renovation or remodeling thereto or change or
alteration therein, be made until the complete plans and specifications for the same has
been submitted to and approved in writing by the Architectural Control Committee. Said
plans and specifications shall include but not be limited to the following; site clearance,
the designs, dimensions, location and principal materials, colors and color schemes to be
used, as well as a full description of all fences, lighting, off-street parking, and
landscaping planned in connection with the construction. The Architectural Control
Committee may request additional information and or detail of the proposed
improvement and the request for approval will not be deemed submitted until all
requested information or detail is supplied. Approvals may be based on engineering,
architectural, legal or aesthetic grounds. In the event the Architectural Control
Committee fails to act on a request for an approval within thirty days of its complete
submission, including all required materials and payment of any fee, the request shall be
deemed denied. The Committee’s determination shall be final and is not subject to
further vote or determination by the Association.

c.

Fees for Approval. The Architectural Control Committee reserves the right to require
reasonable fees to be paid with the filing of the plans and specifications and the issuance
of building or other approvals.

d.

Variances. The Committee is entitled to grant variances from the building and use
restrictions set forth in these covenants. Such variances may be either temporary or
permanent in nature.

Common Area Access and Use. The plat reflects several common areas intended for the use of
the lot owners, their guests and invitees. All owners are requested to assist with the appearance
of the common areas and the maintenance thereof. Dog owners are required to pick up after
their animals and all users are responsible for cleaning up their own litter or trash. Owners shall
prevent their animals from damaging any of the native ground cover, trees or bushes located in
the common areas.
The Association shall also be responsible for the maintenance of private roadways and
recreational trails within the plat of the Alpine Trails subdivision serving or providing access for
emergency vehicles to the fire protection water supply, and inclusive of dust control and drainage
features. The responsibility for such road maintenance shall continue until such time as such
roadways may be dedicated or granted, and accepted by the appropriate governing body or
county in which the Property is located.
Portions of the plat designated as Common Area shall be restricted to prohibit all buildings
structures, fences (except for wildlife friendly fencing), roads and trails (except those roads and
trails designated on the plat), motorized vehicle access (except for routine maintenance
activities), parking, or storage. It shall also prohibit any mining, cutting, burning, or removal of
live or dead vegetation (except if needed for wildfire prevention, noxious weed control or
conservation management), filling with substances such as gravel, soil, slash, or other debris, or

DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS -

Alpine Trails

Page 14 of 16

the planting of non-native vegetation such as lawn grasses.
11.

Weed Management Plan for Undeveloped and Planned Open Space Areas. All undeveloped and
planned open space areas of this subdivision are subject to the Missoula County Weed Control
Act and the Missoula County Noxious Weed Management Plan and the Alpine Trails Subdivision
Weed Management Plan attached hereto and made part of this declaration.

12.

Wildfire Hazard Area Fire Suppression Plan. According to the Fire Hazard Assessment this
subdivision is considered to be in an area of Moderate Hazard. Owners of lots within the
subdivision are required to comply with the provisions of the Wildfire Hazard Area Standards as
currently adopted by Missoula County. Defensible space shall be created within 100 feet of all
subdivision roads and fire hydrants. Clearing of these defensible spaces shall occur as follows:
a. All downed woody fuel for fires shall cleared from the ground;
b. All trees shall be thinned to create a minimum 10-foot separation between crowns;
c. Tree limbs shall be pruned to a height of 15 feet above the ground or to one-third of the live
crown height, whichever is less.
d. Refer to Exhibit A “Vegetation Reduction Guidelines” attached to these covenants.
e. The Common Area shall be maintained for wildfire prevention in accordance with Section 10 of
these Covenants.

13.

Duration. The covenants, conditions, charges and restrictions of this Declaration shall run with
and bind the land and shall inure to the benefit of and be enforceable by the Declarant or the
Owner of any Lot subject to this Declaration, their respective legal representatives, heirs,
successors, or assigns in perpetuity.

14.

Enforcement. The Association, any Owner or the Declarant shall have the option and right to
enforce by any proceeding at law or in equity all restrictions, conditions, covenants, reservations,
and charges now or hereafter imposed by the provisions of this Declaration. The method of
enforcement may include legal action seeking an injunction to prohibit any violation, to recover
damages, or both. Failure by the Association, any Owner, or by the Declarant, to enforce any
such provisions shall in no event be deemed a waiver of the right to do so thereafter.

15.

Attorney’s Fees. Should any lawsuit or other legal proceeding be instituted against an Owner,
who is alleged to have violated one or more of the provisions of this Declaration, the prevailing
party in such proceeding shall be entitled to reimbursement for the costs of such proceeding,
including reasonable attorney’s fees.

16.

Severability. Invalidation of any one of these covenants or restrictions by judgment or court
order shall in no way affect any other provisions, which shall remain in full force and effect.

17.

Amendment. The Declarant reserves the sole right to amend, modify, make additions to or
deletions from this Declaration that it alone deems appropriate, for so long as Declarant owns
one or more of the Lots subject to this Declaration. At such time as the Declarant no longer
owns a lot in the subdivision, the right to amend shall pass to the Owners, who upon the written
consent of the majority of the Owners who vote on an issue may amend, modify, make additions
to, or deletions from, this Declaration, except for those provisions mandated by the governing
body and identified herein as requiring the approval of the governing body as a condition of
amendment or deletion. No such modification or amendment shall be effective until a written
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instrument evidencing such modification or amendment, together with the necessary consents
are executed and recorded upon the records of the Missoula County Clerk and Recorder. The
Alpine Trails Homeoner’s Acciation may not be dissolved without prior written consent of the
governing body.
18.

Liability of Declarant. The Declarant shall have no liability for any of its actions or failures to act,
or for any action or failure to act of any Owner of any Lot.

IN WITNESS WHEREOF, the Declarant has executed the foregoing Declaration on the day and
year first above written.
Kakwa River Partners, LLC, a Montana Limited Liability Company
By______________________
a Member

STATE OF ______________)
County of ______________)

By

a Member

}ss

This instrument was acknowledged before me on the _____ day of _______________, 20____
, Members of
by ___________________________________ and ___________________________
Kakwa River Partners, LLC.

(Seal)
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Residing at : ____________________
My Commission expires: ___________

Alpine Trails

Page 16 of 16

ALPINE TRAILS
SUBDIVISION

DRAFT WEED PLAN

MISSOULA COUNTY NOXIOUS WEED CONTROL DISTRICT
REVEGETATION PLAN FOR DISTURBED SITES
Subdivision/Project Name:
Alpine Trails Subdivision
Location/Legal Description;
Located off of Hwy. 83 at the north end of Seeley Lake in a rural setting in
Section 35, T17N, R15W, PMM, Missoula County, Montana
Number of Acres and Lots:
52.68 acres - 30 residential lots ranging in size from .5 acres to 7.67 acres.
A. Disturbed Area Revegetation Plan:
1.

Site Preparation (topsoil management):
Topsoil to be salvaged on site during construction. Exposure of porous
soil to be minimized to prevent erosion. All exposed gravels to be covered
with salvaged topsoil. Pack all topsoil into a firm seed bed.

2.

Seed species and seeding rates (lb/PLS/acre):

Rough Fescue at 6 lbs/PLS/acre + Revenue Slender Wheatgrass at 6
lbs/PLS/acre + Goldar Bluebunch Wheatgrass at 4 lbs/PLS/acre.
3.
Seeding method: drill, hydroseed, broadcast, or other:
Broadcast and roll into a firm seed bed
4.

Time of seeding:
The seeding will be done between October 15 and April 15.

5.

Fertilization lb/acre:
None.

6.

Weed Control Method(s) and timing:

Annual weeds will be controlled with a product such as Roundup on
disturbed sites to prevent seed production prior to seeding. Noxious weeds will be
controlled with appropriate herbicides to prevent seed production on areas adjacent
to disturbed sites.
B. Landowner or responsible party:
Kakwa River Partners, LLC [Until all lots are sold or their successors or assigns]
Name

P.O. Box 806
Address
Seeley Lake
City

MT

59868
State

Zip

(406) 677-3000
Telephone No.

Signature of Landowner/Responsible Party (Kevin Wetherell)

Date

Comments and approval or disapproval from the Missoula County Weed Control Board:

Approved:
For Missoula County Weed Board

MAIL THIS FORM TO:
BRYCE CHRISTIAENS, MANAGER
MISSOULA COUNTY WEED DISTRICT
2825 Santa Fe Court
Missoula, MT 59808
Phone: 406-829-4218 Fax: 406-523-2816

Date

NOT INCLUDED IN
THIS SUBDIVISION

OWNER / APPLICANT
KAKWA RIVER PARTNERS, LLC

BASIS OF BEARING / VERTICAL DATUM
AMENDED PLAT OF CARNES'
SEELEY CREEK TRACTS, NO. 3

NAVD 88

ZONING
UNZONED

COMPREHENSIVE PLAN
TOWN COMMERCIAL (4 D.U. / AC.)
TOWN RESIDENTAIL (4 D.U. / AC.)

DEVELOPMENT SUMMARY
TOTAL AREA
= 52.68 ACRES
TOTAL LOTTED AREA = 39.94 ACRES
COMMON AREA
= 12.74 ACRES
ROAD AREA
= 5.08 ACRES

LEGAL DESCRIPTION
TRACT A, CARNES' SEELEY CREEK TRACTS, NO. 3

PHASING PLAN
ALL PHASES SHALL BE FILED WITHIN 3 YEARS OF PRELIMINARY PLAT APPROVAL
OR A PHASING PLAN SHALL BE ESTABLISHED AS FOLLOWS:
PHASE I SHALL BE FILED WITHIN TWO YEARS OF PRELIMINARY PLAT APPROVAL.
PHASE I PARKLAND REQUIRED = 0.51 ACRES; 2.84 ACRES TO BE PLATTED WITH
PHASE I.
PHASE II SHALL BE FILED WITHIN TWO YEARS OF FILING PHASE I. PHASE II
PARKLAND REQUIRED= 0.11 ACRES; 0 ACRES TO BE PLATTED WITH PHASE II;
2.84 ACRES PLATTED IN PHASES I AND II.
PHASE III SHALL BE FILED WITHIN TWO YEARS OF FILING PHASE II. PARKLAND
REQUIRED = 0.55 ACRES REQUIRED: 5.42 ACRES TO BE PLATTED IN PHASE III;
8.26 ACRES PLATTED IN PHASES I - III.

NOT INCLUDED IN
THIS SUBDIVISION

NOT INCLUDED IN
THIS SUBDIVISION

PHASE IV SHALL BE FILED WITHIN FOUR YEARS OF FILING PHASE III. PARKLAND
REQUIRED =0.40 ACRES; 4.48 ACRES PLATTED IN PHASE IV; TOTAL PARKLAND
DEDICATION IN PHASES I-IV IS 12.74 ACRES.

EXEMPTIONS
TRACT B IS EXEMPT FROM SANITATION REVIEW BY THE DEPARTMENT OF
ENVIRONMENTAL QUALITY UNDER THE PROVISIONS OF MCA 76-4-125(2)(e)(ii). TO
WIT "AS A REMAINDER OF AN ORIGINAL TRACT CREATED BY SEGREGATING A
PARCEL FROM THE TRACT FOR PURPOSES OF TRANSFER BECAUSE THE
REMAINDER IS 1 ACRE OR LARGER AND HAS AN INDIVIDUAL SEWAGE SYSTEM
SERVING A DISCHARGE SOURCE THAT WAS IN EXISTENCE PRIOR TO APRIL 29,
1993, AND IF REQUIRED WHEN INSTALLED, WAS APPROVED PURSUANT TO
LOCAL REGULATIONS OR MCA TITLE 76, CHAPTER 4."
COMMON AREAS 2 AND 3 ARE EXEMPT FROM SANITATION REVIEW BY THE
DEPARTMENT OF ENVIRONMENTAL QUALITY UNDER THE PROVISIONS OF ARM
17.36.605(2)(a). TO WIT "AS A PARCEL THAT HAS NO EXISTING FACILITIES FOR
WATER SUPPLY, WASTEWATER DISPOSAL, STORM DRAINAGE OR SOLID WASTE
DISPOSAL, IF NO NEW FACILITIES WILL BE CONSTRUCTED ON THE PARCEL."

LEGEND

OHP

W

D

W

PS

SP#00

W

SURVEYOR'S CERTIFICATION

NOT INCLUDED IN
THIS SUBDIVISION

THIS PLAT WAS PREPARED UNDER MY SUPERVISION

________________________________________________
TOBY DUMONT, MT REG. NO. 12671S

ALPINE TRAILS SUBDIVISION
Engineers, Surveyors, Planners, Mappers

PRELIMINARY PLAT
SEC. 35, T.17 N., R.15 W., P.M.M.,
MISSOULA COUNTY, MONTANA

1

ALPINE TRAILS
SUBDIVISION

WILDLIFE INFORMATION

SUBJECT
PROPERTY

BALD EAGLE HABITAT MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

GRIZZLY BEAR HABITAT MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

BULL TROUT PRIORITY WATERSHEDS MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

ELK WINTER RANGE MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

PLANT SPECIES OF CONCERN MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

WESTSLOPE CUTTHROAT TROUT STREAMS MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

OCCUPIED BULL TROUT STREAMS MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

CRITICAL BULL TROUT STREAMS MAP
ALPINE TRAILS SUBDIVSION

SUBJECT
PROPERTY

LOON HABITAT AND BUFFER MAP
ALPINE TRAILS SUBDIVSION
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http://mtnhp.org

January 19, 2017
Dale McCormick
PCI
P.O. Box 1750
Missooula, MT 59806-1750
Dear Dale,
I am writing in response to your recent request regarding Montana Species of Concern in the
vicinity of the Alpine Trails Subdivision, in Section 35, T17N, R15W, in Missoula County. I
checked our databases for information in this general area and have enclosed 40 species
occurrence reports for 17 animal species of concern, 7 species occurrence reports for 3 plant
species of concern, a map depicting species of concern and wetland locations, and explanatory
material, including agency contacts that may have additional information about the area. Note
that the maps are in Adobe GeoPDF format. With the appropriate Adobe Reader, it provides a
convenient way to query and understand the information presented on the map. Documentation is
included.
Please keep in mind the following when using and interpreting the enclosed information and
maps:
(1) These materials are the result of a search of our database for species of concern that occur in
an area defined by the requested township, range and section(s) with an additional one-mile
buffer surrounding the requested area. This is done to provide a more inclusive set of records
and to capture records that may be immediately adjacent to the requested area. Please let us
know if a buffer greater than 1 mile would be of use to your efforts. Reports are provided for
the species of concern that are located in your requested area with a one-mile buffer. Species
of concern outside of this buffered area may be depicted on the map due to the map extent,
but are not selected for the SOC report.
(2) On the map, polygons represent one or more source features and possibly additional extents
associated with the source features. A source feature is a point, line, or polygon that is the
basic mapping unit of a Species Occurrence (SO) representation. In addition to the base unit,
the polygon may include additional extents tied to locational uncertainty (points always have
locational uncertainty) and/or breeding territory. The recorded location of the occurrence
may vary from its true location due to many factors, including the level of expertise of the
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data collector, differences in survey techniques and equipment used, and the amount and type
of information obtained. Therefore, this inaccuracy is characterized as locational uncertainty,
and is now incorporated in the representation of an SO. If the extent of the source feature and
uncertainty are smaller than published accounts of breeding territory extent of a species, the
polygons of some SOs will be buffered to encompass that extent. If you have a question
concerning a specific SO, please do not hesitate to contact us.
(3) This report may include sensitive data, and is not intended for general distribution,
publication, or for use outside of your organization. In particular, public release of specific
location information may jeopardize the welfare of threatened, endangered, or sensitive
species or biological communities.
(4) The accompanying map(s) display land management status, which may differ from
ownership. Features shown on this map do not imply public access to any lands.
(5) In addition to the information you receive from us, we encourage you to contact state,
federal, and tribal resource management agencies in the area where your project is located.
Please see the list of relevant agency contacts in the accompanying document.
(6) Additional information on animal, plant, and lichen species and ecological systems in
Montana is available on the Montana Field Guide at http://mtnhp.org
(7) Information on the status and spatial distribution of biological resources produced by
MTNHP are intended to inform parties of the state-wide status, known occurrence, or the
likelihood of the presence of those resources. These products are not intended to substitute
for field-collected data, nor are they intended to be the sole basis for natural resource
management decisions.
(8) MTNHP does not portray its data as exhaustive or comprehensive inventories of rare species
or biological communities. Field verification of the absence or presence of sensitive species
and biological communities will always be an important obligation of users of our data.
(9) The information is not intended as natural resource management guidelines or prescriptions
or a determination of environmental impacts. MTNHP recommends consultation with
appropriate state, federal, and tribal resource management agencies and authorities in the area
where your project is located.
(10) Because MTNHP constantly updates and revises its databases with new data and
information, products will become outdated over time. Interested parties are encouraged to
obtain the most current information possible from MTNHP, rather than using older products.
We add, delete, and change records on a daily basis. Consequently, we strongly advise that
you update your MTNHP data sets at a minimum of every three months for most applications
of our information.
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In order to help us improve our services to you, we invite you to take a simple survey. The
survey is intended to gather some basic information on the value and quality of the information
and services you recently received from the Montana Natural Heritage Program. The survey is
short and should not take more than a few minutes to complete. All information will be kept
confidential and will be used internally to improve the delivery of services and to help document
the value of our services. Use this link to go to the survey:
http://www.surveymonkey.com/s/RYN8Y8L.
I hope the enclosed information is helpful to you. Please feel free to contact me at (406) 4443290 or via my e-mail address, below, should you have any questions or require additional
information.
Sincerely,

Martin P. Miller
Montana Natural Heritage Program
martinm@mt.gov

Visit the Montana Natural Heritage Program at http://mtnhp.org

Suggested Contacts for State & Federal Natural Resource Agencies
As required by Montana statute (MCA 90-15), the Montana Natural Heritage Program works with state, federal,
tribal, nongovernmental organizations, and private partners to ensure that the latest animal and plant distribution
and status information is incorporated into our databases so that it can be used to inform a variety of planning
processes and management decisions. In addition to the information you receive from us, we encourage you to
contact state, federal, and tribal resource management agencies in the area where your project is located. They
may have additional data or management guidelines relevant to your efforts. In particular, we encourage you to
contact the Montana Department of Fish, Wildlife, and Parks for the latest data and management information
regarding hunted and high profile management species and to use the U.S. Fish and Wildlife Service’s
Information Planning and Conservation (IPAC) website http://ecos.fws.gov/ipac/ regarding U.S. Endangered
Species Act listed Threatened, Endangered, or Candidate species.
For your convenience, we have compiled a list of relevant agency contacts and links below:
Montana Fish, Wildlife, and Parks
Fish Species

Zachary Shattuck zshattuck@mt.gov (406) 444-1231
Or
Lee Nelson (406) leenelson@mt.gov (406) 444-2447

American Bison
Black-footed Ferret
Black-tailed Prairie Dog
Bald Eagle
Golden Eagle
Common Loon
Least Tern
Piping Plover
Whooping Crane
Grizzly Bear
Greater Sage Grouse
Trumpeter Swan
Big Game
Upland Game Birds
Furbearers
Managed Terrestrial Game
and Nongame Animal Data
Fisheries Data
Wildlife and Fisheries
Scientific Collector’s
Permits
Fish and Wildlife
Recommendations for
Subdivision Development
Regional Contacts

Lauri Hanauska-Brown LHanauska-Brown@mt.gov (406) 444-5209

John Vore jvore@mt.gov (406) 444-5209









Adam Messer – MFWP Data Analyst
(406) 444-0095, amesser@mt.gov
Bill Daigle – MFWP Fish Data Manager
(406) 444-3737, bdaigle@mt.gov
http://fwp.mt.gov/doingBusiness/licenses/scientificWildlife/default.html
Merissa Hayes for Wildlife (406) 444-7321 merhayes@mt.gov
Beth Giddings for Fisheries (406) 444-7319 begiddings@mt.gov
Renee Lemon RLemon@mt.gov (406) 444-3738) and see:
http://fwp.mt.gov/fishAndWildlife/livingWithWildlife/buildingWithWildlife/subdivisio
nRecommendations/
Region 1 (Kalispell)
(406) 752-5501
Region 2 (Missoula) (406) 542-5500
Region 3 (Bozeman) (406) 994-4042
Region 4 (Great Falls) (406) 454-5840
Region 5 (Billings)
(406) 247-2940
Region 6 (Glasgow)
(406) 228-3700
Region 7 (Miles City) (406) 234-0900

Visit the Montana Natural Heritage Program at http://mtnhp.org

United States Fish and Wildlife Service:
Information Planning and Conservation (IPAC) website: http://ecos.fws.gov/ipac/
Montana Ecological Services Field Office: http://www.fws.gov/montanafieldoffice/ (406) 449-5225

Bureau of Land Management
Montana Field Office Contacts:

Billings: (406) 896-5013
Butte: (406) 533-7600
Dillon: (406) 683-8000
Glasgow: (406) 228-3750
Havre: (406) 262-2820
Lewistown: (406) 538-1900
Malta: (406) 654-5100
Miles City: (406) 233-2800
Missoula: (406) 329-3914

United States Forest Service

Regional Office – Missoula, Montana Contacts
Wildlife Program Leader:
Tammy Fletcher
tammyfletcher@fs.fed.us
Wildlife Ecologist:
Cara Staab
cstaab@fs.fed.us
Fish Program Leader:
Scott Spaulding
scottspaulding@fs.fed.us
Fish Ecologist:
Cameron Thomas
cathomas@fs.fed.us
TES Program:
Lydia Allen
lrallen@fs.fed.us
Interagency Grizzly Bear Coordinator: Scott Jackson
sjackson03@fs.fed.us
Regional Botanist:
Steve Shelly
sshelly@fs.fed.us

Visit the Montana Natural Heritage Program at http://mtnhp.org

(406) 329-3588
(406) 329-3677
(406) 329-3287
(406) 329-3087
(406) 329-3558
(406) 329-3664
(406) 329-3041

Directions for Navigating GeoPDFs
A GeoPDF differs from a PDF in that it contains spatial information
In order to access the GeoSpatial Location Tool, make sure you have the latest version of
Adobe Reader. Check your version of Adobe Reader by opening it, clicking on “Help” at
the top and selecting “About Adobe Reader”. You can find and download the latest
version of Adobe Reader at: http://get.adobe.com/reader/
Displaying Map Features in the GeoPDF
Map features including the spatial data layers and associated labels can be displayed.
To activate the map layers click on the “Layers” button on the left side of the GeoPDF.
The “Layers” button looks like three overlapping diamonds:

Here it is Opened:

If the “Layers” button is not visible, then right
click on the area where it should be and then left
click on “Layers”.
Layers can be made visible or removed from
view by clicking on the box with the eye
For the purpose of our standard data requests,
the features you will be most interested in are
within the Layer named, “SOC Review”
(ArcMap exports some extraneous elements into
the map document as “Other” layers). To open
the “SOC Review” Layer, click on the small,
white box between the eye and folder icon (see
red arrow at left).
This list of layers is an example of what may be
available with a map featuring Species of
Concern occurrence polygons. Ignoring the
Others, both the Labels and Species Occurrence
Layers are also expandable.

Species Occurrence Layers expanded.
In this example, there are occurrences in
the map extent for vascular plants,
amphibians, birds and mammals and
each of these layers can be made visible
or removed from view. This helps better
visualize the location and extent of the
polygons for each group by reducing the
clutter when all layers are being
displayed.
Here’s an example (with labels off):
All layers visible:

Only Vascular Plants:

Where we have plentiful data, our maps may still be cluttered with bird and/or mammal
polygons. A GeoPDF is still an advance over our old paper maps where there was no
option to isolate layers. Users needing more detailed visualization of occurrence polygons
within their area of concern can request GIS data suitable for examination on your GIS
platform.
A note on map labels: In our standard data request you will get this GeoPDF map export
as well as PDF documents titled: “SOC_Animals” and/or “SOC_Plants”. The labels on
the map correspond to the “Species Occurrence Map Label” of the reports in those
documents (see also SOC_Explain document).
Note: NHP includes mapped wetlands in our map exports, but the individual wetland
types are not separate layers, so the wetland polygons are exported as an image layer.

Montana Natural Heritage Program

1515 East Sixth Avenue, Helena, Montana 59620-1800
(406) 444-5354 GEOINFO Information Request Line http://mtnhp.org

Explanation of Species of Concern Reports
Since 1985, the Montana Natural Heritage
Program (MTNHP) has been compiling and
maintaining an inventory of elements of
biological diversity in Montana. This inventory
includes plant species, animal species, plant
communities, and other biological features that
are rare, endemic, disjunct, threatened, or
endangered throughout their range in Montana,
vulnerable to extirpation from Montana, or in
need of further research.
Species Occurrences: A “Species Occurrence” (SO) is
an area depicting only what is known from direct
observation with a defined level of certainty regarding the
spatial location of the feature. If an observation can be
associated with a map feature that can be tracked (e.g., a
wetland) then this polygon feature is used to represent the
SO. Areas that can be inferred as probable occupied
habitat based on direct observation of a species
location and what is known about the foraging area
or home range size of the species may be
incorporated into the Species Occurrence. A “Species
Occurrence” generally falls into one of the following
three categories:
Plants: A documented location of a specimen
collection or observed plant population. In
some instances, adjacent, spatially separated
clusters are considered subpopulations and are
grouped as one occurrence (e.g., the
subpopulations occur in ecologically similar
habitats, and are within approximately one air
mile of one another).
Animals: The location of a specimen collection
or of a verified sighting; known or assumed to
represent a breeding population. Additional
collections or sightings are often appended to the
original record.
Other: Significant biological features not
included in the above categories, such as bat
roosts, bird rookeries, or peatlands..
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Ecological Information: Areas for which we have
ecological information are represented on the map as
either shaded polygons (where small and/or well
defined) or simply as map labels (where they are
large generally-defined landscapes). Descriptive
information about these areas is contained in the
associated report. Such information can be useful in
assessing biological values and interpreting Species of
Concern data.
The quantity and quality of data contained in
MTNHP reports is dependent on the research and
observations of the many individuals and
organizations that contribute information to the
program. Please keep in mind that the absence of
information for an area does not mean the absence
of significant biological features, since no surveys
may have been conducted there. Reports produced
by the Montana Natural Heritage Program
summarize information documented in our databases
at the time of a request. These reports are not
intended as a final statement on the species or areas
being considered, nor are they a substitute for onsite surveys, which may be required for
environmental assessments.
As a user of MTNHP, your contributions of data are
essential to maintaining the accuracy of our
databases. New or updated location information for
all species of concern is always welcome.
We encourage you to visit our website at
http://mtnhp.org. On-line tools include a
species observation viewer: the Natural Heritage
Map Viewer, a Species Snapshot that offers
quick access to species lists at useful areal
extents, and The Montana Field Guide which
contains photos, illustrations, and supporting
information on Montana’s animals and plant
species of concern. Additional data are available
on most species and ecological areas identified in our
reports.

If you have questions or need further
assistance, please contact us either by phone
at (406/444-5354), e-mail (mtnhp@mt.gov) or
at the mailing address above.

Data Descriptions
The section below lists the names and definitions for descriptions of the data fields used in the reports. Certain codes
and abbreviations are used in Species Occurrence reports. Although many of these are very straightforward, the
following explanations should answer most questions.

SOC Report:
Scientific Name: Latin (scientific) name.
Common Name: Commonly recognized name.
Species Occurrence Map Label: The label for the species occurrence as it appears on the map. This number is a
unique identifier for the Species Occurrence polygon assigned within MTNHP databases and is referred to within the
program as the SO_ID.
Category:
Label Color:
Category:
Label Color:
Mammals:

Lichens:

Birds:

Bryophytes:

Reptiles:

Vascular Plants:

Amphibians:

Invertebrates:

Fish:

First Observation Date: The date the Species Occurrence was first reported at the site.
Last Observation Date: The date the Species Occurrence was last observed extant at the site (not necessarily the date
the site was last visited).
SO Number: If present, this represents a unique number for SO polygons within a particular species.
SO Rank (Plants): This indicates the relative value of the Species Occurrence (SO) with respect to other occurrences
of the Species, based on an assessment of estimated viability (species).

Values:
A - Excellent estimated viability/ecological integrity
A? - Possibly excellent estimated viability/ecological integrity
AB - Excellent or good estimated viability/ecological integrity
AC - Excellent, good, or fair estimated viability/ecological integrity
B - Good estimated viability/ecological integrity
B? - Possibly good estimated viability/ecological integrity
BC - Good or fair estimated viability/ecological integrity
BD - Good, fair, or poor estimated viability/ecological integrity
C - Fair estimated viability/ecological integrity
C? - Possibly fair estimated viability/ecological integrity
CD - Fair or poor estimated viability/ecological integrity
D - Poor estimated viability/ecological integrity
D? - Possibly poor estimated viability/ecological integrity
E - Verified extant (viability/ecological integrity not assessed)
F - Failed to find
F? - Possibly failed to find
H - Historical
H? - Possibly historical
X - Extirpated
X? - Possibly extirpated
U - Unrankable
NR - Not ranked
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Species Status Codes:
Provided below are definitions for species conservation status ranks, categories and other codes designated by MTNHP, Federal and State
Agencies and non-governmental organizations.













Montana Species of Concern
Montana Potential Species of Concern
Status Under Review
Exotic Species
Montana Species Ranking Codes
U.S. Fish and Wildlife Service
Forest Service
Bureau of Land Management
MFWP Conservation Need
Partners In Flight (PIF)
MNPS Threat Category

Species of Concern
Species of Concern are native taxa that are at-risk due to declining population trends, threats to their habitats, restricted distribution, and/or
other factors. Designation as a Montana Species of Concern or Potential Species of Concern is based on the Montana Status Rank, and is
not a statutory or regulatory classification. Rather, these designations provide information that helps resource managers make proactive
decisions regarding species conservation and data collection priorities. See the latest Species of Concern Reports for more detailed
explanations and assessment criteria.

Potential Species of Concern
Potential Species of Concern are native taxa for which current, often limited, information suggests potential vulnerability. Also included are
animal species which additional data are needed before an accurate status assessment can be made.

Status Under Review
Species designated "Status Under Review" are plant species that require additional information and currently do not have a status rank but
may warrant future consideration as Species of Concern. This category also includes plant species whose status rank is questionable due
to the availability of new information or the availability of conflicting or ambiguous information or data. Species listed in this category will be
reviewed periodically or as new information becomes available.

Exotic Species
Exotic species are not native to Montana, but have either been reported in Montana or have established populations in Montana outside of
their native range.

Montana Species Ranking Codes
Montana employs a standardized ranking system to denote global (G) and state (S) status (NatureServe 2003). Species are assigned
numeric ranks ranging from 1 (critically imperiled) to 5 (demonstrably secure), reflecting the relative degree to which they are "at-risk".
Rank definitions are given below. A number of factors are considered in assigning ranks - the number, size and distribution of known
"occurrences" or populations, population trends (if known), habitat sensitivity, life history traits and threats.
For example, Clustered lady's slipper (Cypripedium fasciculatum) is ranked G4 S2. Globally the species is uncommon but not vulnerable,
while in Montana it is at risk because of limited and potentially declining numbers, extent and/or habitat.
G1 S1
At high risk because of extremely limited and potentially declining numbers, extent and/or habitat, making it highly vulnerable to
global extinction or extirpation in the state.
G2 S2
At risk because of very limited and potentially declining numbers, extent and/or habitat, making it vulnerable to global extinction
or extirpation in the state.
G3 S3
Potentially at risk because of limited and potentially declining numbers, extent and/or habitat, even though it may be abundant in
some areas.
G4 S4
Uncommon but not rare (although it may be rare in parts of its range), and usually widespread. Apparently not vulnerable in
most of its range, but possibly cause for long-term concern.
G5 S5
Common, widespread, and abundant (although it may be rare in parts of its range). Not vulnerable in most of its range.
GX SX
Presumed Extinct or Extirpated - Species is believed to be extinct throughout its range or extirpated in Montana. Not located
despite intensive searches of historical sites and other appropriate habitat, and small likelihood that it will ever be rediscovered.
GH SH
Possibly Extinct or Extirpated - Species is known only from historical records, but may nevertheless still be extant; additional
surveys are needed.
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GNR SNR
Not yet ranked.
GU SU
Unrankable - Species currently unrankable due to lack of information or due to substantially conflicting information about status
or trends.
GNA SNA
A conservation status rank is not applicable for one of the following reasons:
The taxa is of Hybrid Origin; is Exotic or Introduced; is Accidental or is Not Confidently Present in the state. (see other codes
below)

Other Codes and Modifiers
HYB
Hybrid-Entity not ranked because it represents an interspecific hybrid and not a species.
T
Infraspecific Taxon (trinomial) - The status of infraspecific taxa (subspecies or varieties) are indicated by a "T-rank" following
the species' global rank.
?
Inexact Numeric Rank - Denotes inexact numeric rank.
Q
Questionable taxonomy that may reduce conservation priority-Distinctiveness of this entity as a taxon at the current level is
questionable; resolution of this uncertainty may result in change from a species to a subspecies or hybrid, or inclusion of this
taxon in another taxon, with the resulting taxon having a lower-priority (numerically higher) conservation status rank.
C
Captive or Cultivated Only - Species at present is extant only in captivity or cultivation, or as a reintroduced population not yet
established.
A
Accidental - Species is accidental or casual in Montana, in other words, infrequent and outside usual range. Includes species
(usually birds or butterflies) recorded once or only a few times at a location. A few of these species may have bred on the one
or two occasions they were recorded.
SYN
Synonym - Species reported as occurring in Montana, but the Montana Natural Heritage Program does not recognize the
taxon; therefore the species is not assigned a rank.
B
Breeding - Rank refers to the breeding population of the species in Montana.
N
Nonbreeding - Rank refers to the non-breeding population of the species in Montana.
M
Migratory - Species occurs in Montana on during migration.

U.S. Fish and Wildlife Service
LE
Listed endangered - Any species in danger of extinction throughout all or a significant portion of its range (16 U.S.C. 1532(6)).
PE
Proposed endangered - Any species for which a proposed rule has been published in the Federal Register to list the species
as endangered.
LT
Listed threatened - Any species likely to become an endangered species within the foreseeable future throughout all or a
significant portion of its range (16 U.S.C. 1532(20)).
PT
Proposed threatened - Any species for which a proposed rule has been published in the Federal Register to list the species as
threatened.
E(S/A) or T(S/A)
Any species listed endangered or threatened because of similarity of appearance.
C
Candidate - Those taxa for which sufficient information on biological status and threats exists to propose to list them as
threatened or endangered. We encourage their consideration in environmental planning and partnerships; however, none of the
substantive or procedural provisions of the Act apply to candidate species.
PDL
Proposed for delisting - Any species for which a final rule has been published in the Federal Register to delist the species.
DM
Recovered, delisted, and being monitored - Any previously listed species that is now recovered, has been delisted, and is
being monitored.
NL
Not listed - No designation.
XE
Essential experimental population - An experimental population whose loss would be likely to appreciably reduce the
likelihood of the survival of the species in the wild.
XN
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Nonessential experimental population - An experimental population of a listed species reintroduced into a specific area that
receives more flexible management under the Act.
CH
Critical Habitat - The specific areas (i) within the geographic area occupied by a species, at the time it is listed, on which are
found those physical or biological features (I) essential to conserve the species and (II) that may require special management
considerations or protection; and (ii) specific areas outside the geographic area occupied by the species at the time it is listed
upon determination that such areas are essential to conserve the species.
PS
Partial status - status in only a portion of the species' range. Typically indicated in a "full" species record where an infraspecific
taxon or population, that has a record in the database has USESA status, but the entire species does not.
PS:value
Partial status - status in only a portion of the species' range. The value of that status appears in parentheses because the entity
with status is not recognized as a valid taxon by Central Sciences (usually a population defined by geopolitical boundaries or
defined administratively, such as experimental populations.

Forest Service
The status of species on Forest Service lands as defined by the U.S. Forest Service manual (2670.22). These taxa are listed as such by
the Regional Forester (Northern Region). The Forest Service lists animal species as:
Endangered
Listed as Endangered (LE) by the USFWS.
Threatened
Listed as Threatened (LT) by the USFWS.
Sensitive
Any species for which the Regional Forester has determined there is a concern for population viability within the state, as
evidenced by a significant current or predicted downward trend in populations or habitat.
Species of Concern
USFS Species-of-Concern (FSH 1909.12, 43.22b) are species for which the Responsible Official determines management
actions may be necessary to prevent listing under the Endangered Species Act (ESA). The Responsible Official, as
appropriate, may identify the following plant and animal species, including macro-lichens, as species-of-concern:
1. Species identified as proposed and candidate species under the ESA.
2. Species with ranks of G-1 through G-3 on the NatureServe ranking system.
3. Infraspecific (subspecific) taxa with ranks of T-1 through T-3 on the NatureServe ranking system.
4. Species that have been petitioned for federal listing and for which a positive "90-day finding" has been made (a 90-day
finding is a preliminary finding that substantive information was provided indicating that the petition listing may be
warranted and a full status review will be conducted).
5. Species that have been recently delisted (these include species delisted within the past five years and other delisted
species for which regulatory agency monitoring is still considered necessary).
Species of Interest
USFS Species-of-Interest (FSH 1909.12, 43.22c) are species for which the Responsible Official determines that management
actions may be necessary or desirable to achieve ecological or other multiple-use objectives. The Responsible Official may
review the following sources for potential species-of-interest:
1. Species with ranks of S-1, S-2, N1, or N2 on the NatureServe ranking system.
2. State listed threatened and endangered species that do not meet the criteria as species-of-concern.
3. Species identified as species of conservation concern in State Comprehensive Wildlife Strategies.
4. Bird species on the U.S. Fish and Wildlife Service Birds of Conservation Concern National Priority list (for the U.S.
portion of the northern Rockies that occur on National Forest system lands).
5. Additional species that valid existing information indicates are of regional or local conservation concern (this includes
all Forest Service Northern Region sensitive species) due to factors that may include:
a. Significant threats to populations or habitat.
b. Declining trends in populations or habitat.
c. Rarity.
d. Restricted ranges (for example, narrow endemics, disjunct populations, or species at the edge of their
range).
6. Species that are hunted or fished and other species of public interest. Invasive species may also be considered.

Bureau of Land Management
BLM Sensitive Species are defined by the BLM 6840 Manual as those that normally occur on Bureau administered lands for which BLM has
the capability to significantly affect the conservation status of the species through management. The State Director may designate
additional categories of special status species as appropriate and applicable to his or her state's needs. The sensitive species designation,
for species other than federally listed, proposed, or candidate species, may include such native species as those that:

1.
2.
3.

could become endangered in or extirpated from a state, or within a significant portion of its distribution in the
foreseeable future,
are under status review by FWS and/or NMFS,
are undergoing significant current or predicted downward trends in habitat capability that would reduce a species’
existing distribution,
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4.
5.
6.
7.

are undergoing significant current or predicted downward trends in population or density such that federally listed,
proposed, candidate, or State listed status may become necessary,
have typically small and widely dispersed populations,
are inhabiting ecological refugia, specialized or unique habitats, or
are State listed but which may be better conserved through application of BLM sensitive species status. Such
species should be managed to the level of protection required by State laws or under the BLM policy for candidate
species, whichever would provide better opportunity for its conservation.

MFWP Conservation Need
In recent years states have received federal funding to develop Comprehensive Fish and Wildlife Conservation Strategies. Montana Fish,
Wildlife, and Parks completed Montana's Comprehensive Fish and Wildlife Conservation Strategy in 2005. Under this conservation strategy
individual animal species were assigned levels of conservation need as follows:
Tier I:
Tier I: Greatest conservation need. Montana Fish, Wildlife & Parks has a clear obligation to use its resources to implement
conservation actions that provide direct benefit to these species, communities, and focus areas.
Tier II:
Tier II: Moderate conservation need. Montana Fish, Wildlife & Parks could use its resources to implement conservation actions
that provide direct benefit to these species, communities, and focus areas.
Tier III:
Tier III: Lower conservation need. Although important to Montana’s wildlife diversity, these species, communities, and focus
areas are either abundant and widespread or are believed to have adequate conservation already in place.
Tier IV:
Tier IV: Species that are non-native, incidental, or on the periphery of their range and are either expanding or very common in
adjacent states.

Partners In Flight (PIF)
Partners In Flight (PIF) is a partnership of federal and state agencies, industry, non-governmental organizations, and many others, with the
goal of conserving North American birds. In 1991, PIF began developing a formal species assessment process that could provide
consistent, scientific evaluations of conservation status across all bird species in North America, and identify areas most important to the
conservation of each species. This process applies quantitative rule sets to complex biological data on the population size, distribution,
population trend, threats, and regional abundance of individual bird species to generate simple numerical scores that rank each species in
terms of its biological vulnerability and regional status. The process results in global and regional conservation assessments of each bird
species that, among other uses, can be used to objectively assign regional and continental conservation priorities among birds.
The species assessment scores and process has recently been updated! Check out the new scores and make sure to download and read
the updated Handbook on Species Assessment, which contains important information on the how scores are derived and used in the
assessment process. Note that currently only breeding-season regional scores are available for BCRs. We hope to have non-breeding
scores available soon. For those needing access to the previous versions of the PIF Species Assessment Database, including past
regional scores for physiographic areas, click here.

Montana Native Plant Society (MNPS) Threat Category
The MNPS Threat Category process was initiated in 2006 at the Montana Plant Conservation Conference with the formation of a committee
represented by federal, state and private botanists, ecologists and biologists. The objectives were to: 1) Evaluate threats impacting
Montana's Plant Species of Concern and to classify species according to their level of imperilment/risk as a result of these threats. 2)
Develop a ranking system based on the impacts of the identified threats to the species' viability in the state. The result of this process is a
4-tier threat ranking system for Plant Species of Concern in Montana. The threat categories are:
Category 1:
The viability of the species in the state is Highly Threatened by one or more activities. Associated threats have caused or are
likely to cause a major reduction of the state population or its habitat that will require 50 years or more for recovery, 20% or
more of the state population has been or will be affected, and the negative impact is occurring or is likely to occur within the next
5 years.
Category 2:
The viability of the species or a portion of the species habitat in the state is Threatened by one or more activities, though
impacts to the species are expected to be less severe than those in Category 1. Associated threats exist but are not as severe,
wide-ranging or immediate as for Category 1, though negative impacts are occurring or are likely to occur.
Category 3:
The viability of the species in the state is Not Threatened or the Threats are Insignificant. Associated threats are either not
known to exist, are not likely to occur in the near future or are not known to be having adverse impacts that will severely affect
the species' viability in the state.
Category 4:
Assessment not possible due to insufficient and/or conflicting information on potential threats to the species.

Please visit the MNPS website at http://www.mtnativeplants.org for additional information on MNPS Threat Categories or for MNPS
contact information.
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Gavia immer

View Species in MT Field Guide

Common Loon
Common Name:
Birds
Description:

Mountain lakes w/ emergent veg

General Habitat:

Mapping Delineation:
Standing water bodies with confrmed nestng and brood rearing bufered by 100 meters in order to refect importance of
adjacent terrestrial habitats to breeding success. Where breeding has been documented on extremely large water bodies, only
the porton of the water body with territorial actvity is delineated.

Click Status for Explanations

Species Status
Federal Agency Status:

Natural Heritage Ranks:
State: S3B
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

1

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10004559
05/30/1938
06/25/2007

SO Number:
Acreage:

Ardea herodias

1,157

View Species in MT Field Guide

Great Blue Heron
Common Name:
Birds
Description:

General Habitat:

Riparian forest

Mapping Delineation:
Confrmed nestng area bufered by a minimum distance of 6,500 meters in order to be conservatve about encompassing the
areas commonly used for foraging near the breeding colony and otherwise bufered by the locatonal uncertainty associated with
the observaton up to a maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

SGCN3

MT PIF Code:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10278376
02/02/2007
02/02/2007

Montana Natural Heritage Program Species of Concern Report

SO Number:
Acreage:

32,799

1/19/2017
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Species Occurrences
10278375

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

06/17/2003
06/17/2003

32,799

SO Number:
Acreage:

32,799

10278377

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

SO Number:
Acreage:

07/02/2002
07/02/2002

Accipiter gentilis

View Species in MT Field Guide

Northern Goshawk
Common Name:
Birds
Description:

General Habitat:

Mixed conifer forests

Mapping Delineation:
Confrmed nestng area bufered by a minimum distance of 750 meters in order to encompass the area around the nest known to
be defended by adults and otherwise bufered by the locatonal uncertainty associated with the observaton up to a maximum
distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

2

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

Species Occurrences
10309024

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

07/10/2006
07/10/2006

Strix nebulosa
Great Gray Owl
Common Name:
Birds
Description:

SO Number:
Acreage:

437

View Species in MT Field Guide
General Habitat:

Conifer forest near open meadows

Mapping Delineation:
Confrmed nestng area bufered by a minimum distance of 3,200 meters in order to encompass the known foraging distance and
area likely to be used for renestng and otherwise bufered by the locatonal uncertainty associated with the observaton up to a
maximum distance of 10,000 meters.
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3, SGIN

MT PIF Code:

3

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management: SENSITIVE

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10303757
07/10/2006
07/10/2006

SO Number:
Acreage:

Dryocopus pileatus

7,949

View Species in MT Field Guide

Pileated Woodpecker
Common Name:
Birds
Description:

Moist conifer forests

General Habitat:

Mapping Delineation:
Observatons with evidence of breeding actvity bufered by a minimum distance of 1,500 meters in order to be conservatve
about encompassing home ranges and otherwise bufered by the locatonal uncertainty associated with the observaton up to a
maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

2

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10256515
06/20/2001
06/17/2003

SO Number:
Acreage:

1,747

SO Number:
Acreage:

1,747

SO Number:
Acreage:

1,747

10256521
06/20/2001
06/21/2001

10256520
06/21/2001
05/26/2003
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Species Occurrences
10256518

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

06/28/2001
06/28/2001

1,747

SO Number:
Acreage:

1,747

10256513

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

SO Number:
Acreage:

07/10/2006
07/10/2006

Certhia americana

View Species in MT Field Guide

Brown Creeper
Common Name:
Birds
Description:

General Habitat:

Moist conifer forests

Mapping Delineation:
Observatons with evidence of breeding actvity bufered by a minimum distance of 300 meters in order to be conservatve about
encompassing home ranges and otherwise bufered by the locatonal uncertainty associated with the observaton up to a
maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

1

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10282024
05/26/2003
07/06/2003

SO Number:
Acreage:

70

SO Number:
Acreage:

70

SO Number:
Acreage:

70

10282026
06/21/2001
05/26/2003

10282025
06/28/2001
07/06/2003
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report
Visit http://mtnhp.org for additional information.

Report Date:
Thursday, January 19, 2017

Species Occurrences
10282021

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

07/06/2003
07/06/2003

70

SO Number:
Acreage:

70

10282023

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

SO Number:
Acreage:

07/06/2003
07/06/2003

Catharus fuscescens

View Species in MT Field Guide

Veery
Common Name:
Birds
Description:

General Habitat:

Riparian forest

Mapping Delineation:
Observatons with evidence of breeding actvity bufered by a minimum distance of 300 meters in order to be conservatve about
encompassing home ranges and otherwise bufered by the locatonal uncertainty associated with the observaton up to a
maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3B
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

2

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management: SENSITIVE

Species Occurrences
10282923

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

06/17/2003
06/17/2003

Ixoreus naevius
Varied Thrush
Common Name:
Birds
Description:

SO Number:
Acreage:

70

View Species in MT Field Guide
General Habitat:

Moist conifer forests

Mapping Delineation:
Confrmed breeding area based on the presence of a nest, chicks, or territorial adults during the breeding season. Point
observaton locaton is bufered by a minimum distance of 225 meters in order to encompass the reported minimum stand size
occupied by breeding pairs and otherwise is bufered by the locatonal uncertainty associated with the observaton up to a
maximum distance of 10,000 meters.
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3B
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

3

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

Species Occurrences
10257858

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

06/27/1993
06/27/1993

SO Number:
Acreage:

Haemorhous cassinii

70

View Species in MT Field Guide

Cassin's Finch
Common Name:
Birds
Description:

General Habitat:

Drier conifer forest

Mapping Delineation:
Observatons with evidence of breeding actvity bufered by a minimum distance of 300 meters in order to be conservatve about
encompassing the courtship and foraging distance from nestng areas and otherwise bufered by the locatonal uncertainty
associated with the observaton up to a maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

MT PIF Code:

3

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

Species Occurrences
10294943

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

06/30/1993
06/30/1993

Coccothraustes vespertinus
Evening Grosbeak
Common Name:
Birds
Description:

SO Number:
Acreage:

70

View Species in MT Field Guide
General Habitat:

Conifer forest

Mapping Delineation:
Confrmed breeding area based on the presence of a nest, chicks, or territorial adults during the breeding season. Point
observaton locaton is bufered by a minimum distance of 1,000 meters in order to encompass the maximum foraging distance
from nests reported for the species and otherwise is bufered by the locatonal uncertainty associated with the observaton up to
a maximum distance of 10,000 meters.
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

SGCN3

MT PIF Code:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10296055
06/16/1993
06/16/1993

SO Number:
Acreage:

776

SO Number:
Acreage:

776

SO Number:
Acreage:

776

SO Number:
Acreage:

776

SO Number:
Acreage:

776

SO Number:
Acreage:

776

SO Number:
Acreage:

776

10296059
06/20/2001
07/06/2003

10296062
06/20/2001
07/06/2003

10296063
06/20/2001
07/06/2003

10296060
06/21/2001
07/06/2003

10296066
06/30/1993
06/30/1993

10296068
06/30/1993
06/30/1993
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Species Occurrences
10296061

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

07/06/2003
07/06/2003

SO Number:
Acreage:

Oncorhynchus clarkii lewisi

776

View Species in MT Field Guide

Westslope Cutthroat Trout
Common Name:
Fish
Description:

Mountain streams, rivers, lakes

General Habitat:

Mapping Delineation:
Stream reaches and standing water bodies where the species presence has been confrmed through direct capture or where they
are believed to be present based on the professional judgement of a fsheries biologist due to confrmed presence in adjacent
areas. In order to refect the importance of adjacent terrestrial habitats to survival, stream reaches are bufered 100 meters,
standing water bodies greater than 1 acre are bufered 50 meters, and standing water bodies less than 1 acre are bufered 30
meters into the terrestrial habitat based on PACFISH/INFISH Riparian Conservaton Area standards.

Click Status for Explanations

Species Status
Federal Agency Status:

Natural Heritage Ranks:
State: S2
Global: G4T3

FWP SWAP Status:

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management: SENSITIVE

SGCN2

MT PIF Code:

Species Occurrences
Species Occurence Map Label:

10098663

First Observation Date:
Last Observation Date:

Species Occurence Map Label:

SO Number:
Acreage:

515

SO Number:
Acreage:

536

SO Number:
Acreage:

1,001

10098496

First Observation Date:
Last Observation Date:

Species Occurence Map Label:

301

10098636

First Observation Date:
Last Observation Date:

Species Occurence Map Label:

SO Number:
Acreage:

10098603

First Observation Date:
Last Observation Date:
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Species Occurrences
Species Occurence Map Label:

10102685

First Observation Date:
Last Observation Date:

SO Number:
Acreage:

Salvelinus confluentus

1,207

View Species in MT Field Guide

Bull Trout
Common Name:
Fish
Description:

General Habitat:

Mountain streams, rivers, lakes

Mapping Delineation:
Stream reaches and standing water bodies where the species is believed to be present based on the professional judgement of a
fsheries biologist, potentally supported by habitat assessment, direct capture, or confrmed presence in adjacent areas. In order
to refect the importance of adjacent terrestrial habitats to survival, stream reaches are bufered 100 meters, standing water
bodies greater than 1 acre are bufered 50 meters, and standing water bodies less than 1 acre are bufered 30 meters into the
terrestrial habitat based on PACFISH/INFISH Riparian Conservaton Area standards.

Click Status for Explanations

Species Status
Federal Agency Status:

Natural Heritage Ranks:
State: S2
Global: G4

FWP SWAP Status:

U.S. Fish & Wildlife Service: LT
U.S. Forest Service: THREATENED
U.S. Bureau of Land Management: SPECIAL STATUS

SGCN2

MT PIF Code:

Species Occurrences
Species Occurence Map Label:

10198487

First Observation Date:
Last Observation Date:

SO Number:
Acreage:

Pekania pennanti

26,178

View Species in MT Field Guide

Fisher
Common Name:
Mammals
Description:

General Habitat:

Mixed conifer forests

Mapping Delineation:
Confrmed area of occupancy based on the documented presence of adults or juveniles within tracking regions containing core
habitat for the species. Outer boundaries of tracking regions are defned by areas of forest cover on individual mountain ranges or
clusters of adjacent mountain ranges with contnuous forest cover.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management: SENSITIVE

MT PIF Code:
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Species Occurrences
10032922

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

11/24/1960
03/22/2011

SO Number:
Acreage:

Gulo gulo

2
6,723,069

View Species in MT Field Guide

Wolverine
Common Name:
Mammals
Description:

General Habitat:

Boreal Forest and Alpine Habitats

Mapping Delineation:
Confrmed area of occupancy supported by recent (post-1980), nearby (within 10 kilometers) observatons of adults or juveniles.
Tracking regions were defned by areas of primary habitat and adjacent female dispersal habitat as modeled by Inman et al.
(2013). These regions were bufered by 1 kilometer in order to link smaller areas and account for potental inaccuracies in
independent variables used in the model.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G4

FWP SWAP Status:

U.S. Fish & Wildlife Service: P
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management: SENSITIVE

SGCN3

MT PIF Code:

Species Occurrences
10000041

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

09/22/1938
08/17/2013

SO Number:
Acreage:

Lynx canadensis

4,777,395

View Species in MT Field Guide

Canada Lynx
Common Name:
Mammals
Description:

General Habitat:

Subalpine conifer forest

Mapping Delineation:
Areas designated as Critcal Habitat for the species by the U.S. Fish and Wildlife Service on September 12, 2014 because they
currently contain physical and biological features (e.g. boreal forests with snowshoe hare) essental to the conservaton of the
species and state and other lands within the outer boundaries of USFWS Critcal Habitat polygons.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S3
Global: G5

FWP SWAP Status:

SGCN3

U.S. Fish & Wildlife Service: LT
U.S. Forest Service: THREATENED
U.S. Bureau of Land Management: SPECIAL STATUS

MT PIF Code:
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10108837
01/01/1895
02/25/2015

SO Number:
Acreage:

Euphydryas gillettii

4,316,039

View Species in MT Field Guide

Gillette's Checkerspot
Common Name:
Invertebrates
Description:

General Habitat:

Wet meadows

Mapping Delineation:
Confrmed breeding area based on the presence of a resident animal of any age/stage. Point observaton locaton is bufered by a
minimum distance of 2,000 meters in order to encompass documented travel distances of some buterfy species as well as
adjacent habitat likely to support other individuals and otherwise is bufered by the locatonal uncertainty associated with the
observaton up to a maximum distance of 10,000 meters.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S2
Global: G3

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

FWP SWAP Status:
MT PIF Code:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10003530
07/03/1974
07/07/1974

SO Number:
Acreage:

258,452
3,089

SO Number:
Acreage:

561,580
3,089

10003531
07/03/1974
07/08/1984

Bat Roost
Bat Roost
Common Name:
Other
Description:

View Species in MT Field Guide
General Habitat:

Mapping Delineation:
Confrmed area of occupancy based on the documented presence of adults or juveniles of any bat species at natural roost sites
(e.g. caves, rock outcrops, trees), below ground human created roost sites (e.g. mines), and above ground human created roost
sites on public lands (e.g., bridges, buildings). Point observatons locatons are bufered by a distance of 4,200 meters in order to
encompass the 95% confdence interval for nightly foraging distance reported for Townsend’s Big-eared Bats (a resident Montana
bat Species of Concern) and otherwise by the locatonal uncertainty associated with the observaton up to a maximum distance of
10,000 meters.
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report

Report Date:
Thursday, January 19, 2017

Visit http://mtnhp.org for additional information.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: SNR
Global: GNR

U.S. Fish & Wildlife Service:
U.S. Forest Service:
U.S. Bureau of Land Management:

FWP SWAP Status:
MT PIF Code:

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

10164103
07/09/2014
07/09/2014

SO Number:
Acreage:

13,694

SO Number:
Acreage:

13,694

10164101
07/11/2014
07/11/2014
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report
Visit http://mtnhp.org for additional information.

Report Date:
Thursday, January 19, 2017

View Species in MT Field Guide

Grindelia howellii
Howell's Gumweed
Common Name:
Vascular
Plants
Description:

General Habitat:

Vernally moist sites (Open, Low-elevation)

Mapping Delineation:
Individual occurrences are generally based upon a discretely mapped area provided by an observer and are not separated by any
pre-defned distance. Individual clusters of plants mapped at fne spatal scales (separated by less than approximately 25-50
meters) may be grouped together into one occurrence if they are not separated by distnct areas of habitat or terrain features.
Point observatons are bufered to encompass any locatonal uncertainty associated with the observaton.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S2S3

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management:

Global: G3

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

32308
07/24/1982
07/30/1986

SO Number:
SO Rank:

10
D

Acreage:

33

View Species in MT Field Guide

Bidens beckii
Beck Water-marigold
Common Name:
Vascular Plants
Description:

General Habitat:

Aquatic

Mapping Delineation:
Individual occurrences are generally based upon a discretely mapped area provided by an observer and are not separated by any
pre-defned distance. Individual clusters of plants mapped at fne spatal scales (separated by less than approximately 25-50
meters) may be grouped together into one occurrence if they are not separated by distnct areas of habitat or terrain features.
Point observatons are bufered to encompass any locatonal uncertainty associated with the observaton.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S2

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management:

Global: G4G5

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

20206
09/10/1967
07/07/2000

SO Number:
SO Rank:

12
AB

Acreage:

3

SO Number:
SO Rank:

13
AB

Acreage:

0

20207
09/10/1967
07/07/2000
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Natural Resource Information System
Montana State Library
PO Box 201800
Helena, MT 59620-1800
(406)444-5354 mtnhp@mt.gov

Species of Concern Data Report
Visit http://mtnhp.org for additional information.

Report Date:
Thursday, January 19, 2017

View Species in MT Field Guide

Brasenia schreberi
Watershield
Common Name:
Vascular Plants
Description:

General Habitat:

Aquatic

Mapping Delineation:
Individual occurrences are generally based upon a discretely mapped area provided by an observer and are not separated by any
pre-defned distance. Individual clusters of plants mapped at fne spatal scales (separated by less than approximately 25-50
meters) may be grouped together into one occurrence if they are not separated by distnct areas of habitat or terrain features.
Point observatons are bufered to encompass any locatonal uncertainty associated with the observaton.

Click Status for Explanations

Species Status
Natural Heritage Ranks:

Federal Agency Status:

State: S1S2

U.S. Fish & Wildlife Service:
U.S. Forest Service: SENSITIVE
U.S. Bureau of Land Management:

Global: G5

Species Occurrences
Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

Species Occurence Map Label:
First Observation Date:
Last Observation Date:

120186
01/01/2000
08/22/2001

SO Number:
SO Rank:

12
A

Acreage:

11

SO Number:
SO Rank:

15
A

Acreage:

6

SO Number:
SO Rank:

16
A

Acreage:

4

SO Number:
SO Rank:

7
C

Acreage:

9

120189
01/01/2000
08/22/2001

120190
01/01/2000
08/22/2001

44458
09/09/1987
09/09/1987
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A GUIDE TO WETLAND AND DEEPWATER HABITATS CLASSIFICATION USED
IN THE NATIONAL WETLAND INVENTORY (NWI) MAPPING
IN MONTANA

Purpose:
The Montana Wetland and Riparian Mapping Center uses the Cowardin classification system
(Cowardin et al. 1979) adopted by the National Wetland Inventory (NWI) for wetlands (FGDC
Wetlands Subcommittee, 2009). The riparian system follows the U.S. Fish and Wildlife Service
(USFWS) standard (U.S. Fish and Wildlife Services, 2009). NWI is the standard classification
system for wetland mapping across the United States. For ease of display and interpretation the
NWI attributes have been grouped into major wetland and riparian types.

Wetlands
In Montana, there are three NWI wetland systems: Palustrine, Lacustrine, and Riverine.
PALUSTRINE:
•
In Montana, this system includes all wetlands dominated by trees, shrubs, and emergent,
herbaceous vegetation.
•
Wetlands lacking vegetation are included if they are less than 8 hectares (20 acres) in
size and are less than 2 meters (6.6 feet) deep in the deepest portion of the wetland.
Freshwater pond:
- Wetlands with vegetation growing on or below the water surface for most of the
growing season.
Freshwater Emergent Wetland:
- Wetlands with erect, rooted herbaceous vegetation present during most of the growing
season.
Freshwater Shrub Wetland:
- Wetlands dominated by woody vegetation less than 6 meters (20 feet) tall. Woody
vegetation includes tree saplings and trees that are stunted due to environmental
conditions.
Freshwater Forested Wetland:
- Wetlands dominated by woody vegetation greater than 6 meters (20 feet) tall.
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LACUSTRINE (Lakes):
• This system includes any large body of water that is greater than 8 hectares (20 acres) in
size OR is more than 2 meters (6.6 feet) deep.
• This system is usually found in a topographic depression. It may also be formed by
damming of a river channel.

RIVERINE (Rivers and streams and shore):
• This system includes all wetlands and deepwater habitats that are within natural and
artificial channels.
• These systems contain either continuous (perennial) or intermittently flowing water.
RIPARIAN:
The Wetland and Riparian Mapping Center uses the riparian classification system developed by
the U.S. Fish and Wildlife Service to map riparian areas in Montana. The riparian classification
types listed below are followed by the coding convention used for mapping purposes.
•
•
•
•

Plant communities (trees, shrubs and/or herbaceous plants)contiguous to rivers, streams,
lakes, or drainage ways.
Riparian areas are influenced by both surface and below surface hydrology.
The plant species present in riparian areas are distinctly different from plant species found in
adjacent areas.
Plants in riparian areas demonstrate more vigorous or robust growth forms than in adjacent
areas.

Riparian Classes:
Scrub-Shrub (SS):
- This type of riparian area is dominated by woody vegetation that is less than 6 meters
(20 feet) tall.
- Woody vegetation includes tree saplings and trees that are stunted due to
environmental conditions.
Forested (FO):
- This riparian class has woody vegetation that is greater than 6 meters (20 feet) tall.
Emergent (EM):
- Riparian areas that have erect, rooted herbaceous vegetation during most of the
growing season.
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Soil Map—Missoula County Area, Montana
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Soil Map—Missoula County Area, Montana

Map Unit Legend
Missoula County Area, Montana (MT638)
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Map Unit Description: Glaciercreek gravelly silt loam, 0 to 4 percent slopes---Missoula County
Area, Montana

Missoula County Area, Montana
42—Glaciercreek gravelly silt loam, 0 to 4 percent slopes
Map Unit Setting
Elevation: 3,000 to 6,000 feet
Mean annual precipitation: 22 to 45 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 60 to 90 days
Map Unit Composition
Glaciercreek and similar soils: 85 percent
Minor components: 15 percent
Description of Glaciercreek
Setting
Landform: Outwash plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Glacial outwash
Properties and qualities
Slope: 0 to 4 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water
(Ksat): Moderately high to high (0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 3.0 inches)
Interpretive groups
Farmland classification: Not prime farmland
Land capability (nonirrigated): 6s
Hydrologic Soil Group: B
Typical profile
0 to 1 inches: Slightly decomposed plant material
1 to 15 inches: Gravelly ashy silt loam
15 to 60 inches: Extremely gravelly coarse sand
Minor Components
Courville
Percent of map unit: 10 percent
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Winfall
Percent of map unit: 5 percent
Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Map Unit Description: Glaciercreek gravelly silt loam, 0 to 4 percent slopes---Missoula County
Area, Montana

Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear

Data Source Information
Soil Survey Area: Missoula County Area, Montana
Survey Area Data: Version 11, Sep 23, 2010
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Map Unit Description: Waldbillig-Holloway gravelly silt loams, 30 to 60 percent slopes---Missoula
County Area, Montana

Missoula County Area, Montana
119—Waldbillig-Holloway gravelly silt loams, 30 to 60 percent
slopes
Map Unit Setting
Elevation: 3,000 to 7,000 feet
Mean annual precipitation: 25 to 60 inches
Mean annual air temperature: 37 to 43 degrees F
Frost-free period: 20 to 90 days
Map Unit Composition
Waldbillig and similar soils: 55 percent
Holloway and similar soils: 30 percent
Minor components: 15 percent
Description of Waldbillig
Setting
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alpine till
Properties and qualities
Slope: 30 to 60 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water
(Ksat): Moderately high to high (0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 5.8 inches)
Interpretive groups
Farmland classification: Not prime farmland
Land capability (nonirrigated): 7e
Hydrologic Soil Group: B
Typical profile
0 to 2 inches: Slightly decomposed plant material
2 to 12 inches: Gravelly ashy silt loam
12 to 28 inches: Very gravelly fine sandy loam
28 to 60 inches: Very gravelly fine sandy loam
Description of Holloway
Setting
Landform: Mountains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Colluvium derived from argillite and/or quartzite
Natural Resources
Conservation Service
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Map Unit Description: Waldbillig-Holloway gravelly silt loams, 30 to 60 percent slopes---Missoula
County Area, Montana

Properties and qualities
Slope: 30 to 60 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat excessively drained
Capacity of the most limiting layer to transmit water
(Ksat): Moderately high to high (0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 3.6 inches)
Interpretive groups
Farmland classification: Not prime farmland
Land capability (nonirrigated): 7e
Hydrologic Soil Group: B
Typical profile
0 to 2 inches: Slightly decomposed plant material
2 to 12 inches: Gravelly ashy silt loam
12 to 19 inches: Extremely gravelly fine sandy loam
19 to 54 inches: Extremely gravelly sandy loam
54 to 60 inches: Extremely gravelly sandy loam
Minor Components
Bata
Percent of map unit: 6 percent
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Courville
Percent of map unit: 6 percent
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Areas of rock outcrop
Percent of map unit: 3 percent

Data Source Information
Soil Survey Area: Missoula County Area, Montana
Survey Area Data: Version 11, Sep 23, 2010
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Map Unit Description: Wildgen gravelly loam, 4 to 30 percent slopes---Missoula County Area,
Montana

Missoula County Area, Montana
124—Wildgen gravelly loam, 4 to 30 percent slopes
Map Unit Setting
Elevation: 3,000 to 5,200 feet
Mean annual precipitation: 16 to 35 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 70 to 105 days
Map Unit Composition
Wildgen and similar soils: 85 percent
Minor components: 15 percent
Description of Wildgen
Setting
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alpine till
Properties and qualities
Slope: 4 to 30 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water
(Ksat): Moderately high to high (0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water capacity: Low (about 5.2 inches)
Interpretive groups
Farmland classification: Not prime farmland
Land capability (nonirrigated): 6e
Hydrologic Soil Group: B
Typical profile
0 to 2 inches: Slightly decomposed plant material
2 to 8 inches: Gravelly loam
8 to 21 inches: Gravelly loam
21 to 60 inches: Very gravelly loam
Minor Components
Winfall, north aspects
Percent of map unit: 9 percent
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
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Map Unit Description: Wildgen gravelly loam, 4 to 30 percent slopes---Missoula County Area,
Montana

Poorly drained soils
Percent of map unit: 2 percent
Landform: Depressions
Down-slope shape: Linear
Across-slope shape: Linear
Sixmile creek-clayey subsoils
Percent of map unit: 2 percent
Sixmile creek-stony surfaces
Percent of map unit: 2 percent

Data Source Information
Soil Survey Area: Missoula County Area, Montana
Survey Area Data: Version 11, Sep 23, 2010
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SOIL PROFILE NO. SP- #29
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SOIL PROFILE NO. SP- #32
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SOIL PROFILE NO. SP- #45
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SOIL PROFILE NO. SP- #46
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SOIL PROFILE NO. SP- #49
Slope:

+/- 5 %

LOT NO. 27
Vegetation:

FOREST

Depth

Thick

Texture

Modifiers

Structure

Moisture

Color

0"-8"

8"

SAND

ORGANICS

GRAVEL

MEDIUM

BROWN/ TAN

8" - 96"

88"

SAND

75% +/- 3” (-)
ROUNDED

GRAVEL

DRY

BROWN/ TAN

Comment

Comments: DRY- NO EVIDENCE OF GROUNDWATER OR BEDROCK

SOIL PROFILE NO. SP- #51
Slope:

+/- 5 %

LOT NO. 16
Vegetation:

FOREST

Depth

Thick

Texture

Modifiers

Structure

Moisture

Color

0"-24"

24"

LOAMY
SAND

ORGANICS

GRAVEL

MEDIUM

BROWN

24" - 111"

87"

LOAMY
SAND

50% +/- 3” (-)
ROUNDED

GRAVEL

MEDIUM

BROWN/
TAN

Comments: DRY- NO EVIDENCE OF GROUNDWATER OR BEDROCK

Comment

PROFESSIONAL CONSULTANTS, INC.
3115 Russell Street
P.O. Box 1750
Missoula, Montana 59806
(406) 728-1880

CLIENT: KAKWA RIVER PARTNERS PROJECT NO:
LOCATION: Sec 35

Twn 17N Rng 15W

Logged by: Becky Weaver and Teri Schuster
Backhoe or drill by:

Date: March 13, 2006

Gary Lewis

SOIL PROFILE NO. SP- #52
Slope:

7395, NORTHWOODS

+/- 5 %

LOT NO. 14
Vegetation: FOREST

Depth

Thick

Texture

Modifiers

Structure

Moisture

Color

Comment

0"-20"

20"

LOAMY
SAND

ORGANICS

GRAVEL

MEDIUM

BROWN/
TAN

LITTLE LOAM

20" - 113"

93"

MEDIUM
SAND

50% +/- 3” (-)
ROUNDED

GRAVEL

MEDIUM

BROWN/
TAN

LITTLE LOAM

Comments: DRY- NO EVIDENCE OF GROUNDWATER OR BEDROCK

SOIL PROFILE NO. SP- #54
Slope:

+/- 10 %

LOT NO. 23
Vegetation: FOREST

Depth

Thick

Texture

Modifiers

Structure

Moisture

0"-24"

24"

LOAMY
SAND

ORGANICS

GRAVEL

MEDIUM

24" - 103"

103"

LOAMY
SAND

50% +/- 3” (-)
ROUNDED

GRAVEL

DRY

Comments: DRY- NO EVIDENCE OF GROUNDWATER OR BEDROCK

Color
BROWN/ TAN
BROWN/ TAN

Comment

PROFESSIONAL CONSULTANTS, INC.
3115 Russell Street
P.O. Box 1750
Missoula, Montana 59806
(406) 728-1880

CLIENT: KAKWA RIVER PARTNERS PROJECT NO:
LOCATION: Sec 35

Twn 17N Rng 15W

Logged by: ACC

Date: 4/11/15

Backhoe or drill by:

Gary Lewis

SOIL PROFILE NO. SP- #102
Slope:

7395-05

LOT NO. 12

+/- 5 %

Vegetation:

Depth

Thick

Texture

Modifiers

Structure

0"-20"

20"

Sandy
Loam

ORGANICS

Granular

20" - 120"

100"

Sandy
Loam

Very Gravelly

Granular

Moisture

Grass

Color

Comment

Moist

Tan

Top Soil

Dry

TAN

Comments:

SOIL PROFILE NO. SP- #103
Slope:

+/- 10 %

LOT NO. 13
Vegetation: FOREST

Depth

Thick

Texture

Modifiers

Structure

0"-18"

18"

Sandy Loam

ORGANICS

Granular

18" - 120"

102"

Sandy Loam

Very Gravelly

Granular

Comments:

Moisture

Color

Comment

Moist

Tan

Top Soil

Moist

TAN

PROFESSIONAL CONSULTANTS, INC.
3115 Russell Street
P.O. Box 1750
Missoula, Montana 59806
(406) 728-1880

CLIENT: KAKWA RIVER PARTNERS PROJECT NO:
LOCATION: Sec 35

Twn 17N Rng 15W

Logged by: ACC

Date: 4/11/15

Backhoe or drill by:

Gary Lewis

SOIL PROFILE NO. SP- #108
Slope:

7395, NORTHWOODS

+/- 5%

LOT NO. 29
Vegetation:

Depth

Thick

Texture

Modifiers

Structure

0"-3"

3"

Sandy Clay

ORGANICS

3" - 45"

42"

45-120"

75"

Sandy Loam
Sandy Clay

FOREST

Moisture

Color

Granular

Moist

Black

Granular

Moist

Red

Granular

Dry

Tan

Comment

Comments: Dry Hole

SOIL PROFILE NO. SP- #109
Slope:
Depth

Thick

0"-6"

6"

6" - 60"

54"

60-120"

60"

Comments:

+/- 8 %

Texture
Silt Loam
Sandy Loam
Sandy Clay

LOT NO. 30
Vegetation: FOREST

Modifiers

Structure

Moisture

Color

Comment

ORGANICS

Granular

Moist

Black

Top Soil

Very Gravelly

Granular

Moist

Red

Very Gravelly

Granular

Dry

Tan

SOIL PROFILE NO. SP- #110
Slope:

+/- 2 %

LOT NO. 30
Vegetation:

Depth

Thick

Texture

Modifiers

Structure

0-12"

12"

Silt Loam

ORGANICS

12 - 60"

48"

Sandy Loam

Granular
Granular

60-120"

60"

Sandy Clay

Organics/
Gravelly
Gravelly

Granular

FOREST

Moisture

Color

Moist

Black

Moist

Red

Dry

Tan

Comment

Comments: DRY

SOIL PROFILE NO. SP- #113
Slope:
Depth

Thick

+/- 10 %

Texture

0-12"

12"

Loam

12-40"

28"

Sandy
Loam

40-120"

80"

Sandy Clay

Modifiers
ORGANICS

Vegetation: FOREST
Structure
Granular
Granular

Very Gravelly

LOT NO. 28

Granular

Moisture

Color

Dry

Black

Moist

Tan

Wet

Tan

Comment

Comments: GW @7.5', Mottling at 4'

SOIL PROFILE NO. SP- #114
Slope:
Depth

Thick

+/- 10 %

Texture

Structure
Granular

12"

Loam

ORGANICS

12 - 96"

84"

Sandy
Loam

Very Gravelly

96-120"

24"

Sandy
Clay

Comments: Mottling @ 8'

Vegetation:

Modifiers

0"-12"

LOT NO. 28

Granular
Granular

FOREST

Moisture

Color

Dry

Black

Moist

Tan

Moist

Tan

Comment

SOIL PROFILE NO. SP- #115
Slope:
Depth

Thick

+/- 10 %

Texture

0"-12"

12"

Loam

12- 48"

36"

Sandy
Loam

48-120"

72"

Sandy Clay

LOT NO. 28
Vegetation: FOREST

Modifiers
ORGANICS

Structure

Moisture

Color

Dry

Black

Granular
Granular

Gravelly

Granular

Moist

Tan

Moist

Tan

Comment

Comments: Mottling @ 4'

PROFESSIONAL CONSULTANTS, INC.
3115 Russell Street
P.O. Box 1750
Missoula, Montana 59806
(406) 728-1880

CLIENT: KAKWA RIVER PARTNERS PROJECT NO:
LOCATION: Sec 35

Twn 17N Rng 15W

Logged by: TA

Date: 3/15/16

Backhoe or drill by:

Gary Lewis

SOIL PROFILE NO. SP- #116
Slope:

+/- 5 %

LOT NO. 25
Vegetation: FOREST

Depth

Thick

Texture

Modifiers

Structure

0"-8"

8"

Silt Loam

ORGANICS

GRANULAR

8" - 120"

112"

Coarse Sands

Gravelly

GRANULAR

Comments: DRY TO 10'

7395-05

Moisture
Slight
Slight

Color

Comment

Black

TOP SOIL

TAN

SOIL PROFILE NO. SP- #117
Slope:

+/- 5 %

LOT NO. 25
Vegetation:

Depth

Thick

Texture

Modifiers

Structure

0"-6"

6"

Silt Loam

ORGANICS

GRANULAR

114"

Coarse
Sands

6" - 120"

Gravelly

FOREST

Moistu
re

Color

Comment

Slight

Black

TOP SOIL

Slight
GRANULAR

TAN

Comments: Dry

SOIL PROFILE NO. SP- #118
Slope:

+/- 12 %

Vegetation:

Depth

Thick

Texture

Modifiers

Structure

0"-6"

6"

Silt Loam

ORGANICS

Coarse
Sand
Coarse
Sandy
Clay

6" - 42"

36"

42"-120"

78"

LOT NO. 26
Forest

Moisture

Color

Comment

Granular

Slight

Black

Top Soil

Gravelly

Granular

Slight

Tan

Gravelly

Granular

Dry

Comments: Slight Mottling 80"+ GW Monitoring

Reddish Brown

ALPINE TRAILS
SUBDIVISION

GRADING & DRAINAGE REPORT

Alpine Trails Subdivision
Section 35, T17N, R15W
Located in Missoula County, Montana

Storm Water Report
January, 2016

Applicant:

Kakwa River Partners

Prepared by:

PCI Project # 7395-05

Professional Consultants, Inc.
3115 S. Russell St Missoula, MT 59801

p.406-728-1880
f.406-363-1215

GENERAL INFORMATION
Kakwa River Partners currently owns a +/- 52.65 acres parcel of land in Seeley Lake, MT. The
property has remained undeveloped and has gone through several approvals for various projects.
The current proposal is to subdivide the property into 30 parcels ranging in size from ½ acre to
7.67 acre. As part of the development approximately 2 miles of shared use trails will be installed
and will connect to the existing trails surrounding the area. The location of the property can be
seen with the included USGS topo map.
Further groundwater monitoring will need to be conducted on the lots in Phase IV (26-30). We
request that these lots not be considered with this submittal, they will be submitted separately at
a later date. These lots have been accounted for within this design report, so the design will be
more conservative than what will be needed for this submittal.
Each of the lots will front a road that will be maintained by Missoula County or the homeowners
association. The road will generally be 24 feet wide with an all-weather gravel surface. Road
drainage will be controlled with roadside ditches, culverts, gravel check dams, rock slope
protection (rip rap), seeding and infiltration. Individual lot drainage has been accounted for and
will either overland sheet flow or be collected by the roadside ditches and routed.
Owner/Developer:
Kakwa River Partners
PO BOX 990
Seeley Lake, MT 59868

Engineer:
Professional Consultants, Inc
PO BOX 1750
Missoula, MT 59806

Subdivision
Alpine Trails
38 Single Family

DESIGN
The study area of the storm water report was limited to the area bound by the proposed 52.65
acre subdivision. The property currently has three distinct drainage paths:
1) Drainage to the HWY 83 ditches located on the west edge of the property.
2) Drainage to Cedar Pond across Cedar St.
3) Drainage that is retained on the hillside due to natural topographic swales.
Post development the drainage paths will remain similar to pre-development. For analysis
purposes the drainage paths are broken down into separate Sub Basins. Sub Basin 1 will be the
area which drains to the HWY 83 ditches. Sub Basin 2 will be the detention pond. Sub Basin 3
will be the drainage path which will not flow through the detention pond and will directly flow to
Cedar Pond via overland sheet flow. The natural swales will be retained and the volume of water
retained by them will be calculated.
Sub Basin 1 is 10.16 acres, predominantly forested with lodge pole pines. Ground cover is
woodland grass consisting of hydrologic soil type B. Basin 1 consists of the soil type 42
according to the SCS soil survey. The SCS classifies this soil as Gravelly Silt Loam with an
average slope of 0-4%. The ground currently slopes to the southwest of the property and the
runoff is collected by the ditches which parallel HWY 83. After development Sub Basin 1 will
Alpine Trails Subdivision
PCI Project No. 7395-05
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Professional Consultants, Inc.
3115 S. Russell St Missoula, MT 59801

p.406-728-1880
f.406-363-1215

consist of a single road (approximately 815 ft in length), a section of shared use trail and two
home sites. The majority of the proposed work will be out of the boundaries of Basin 1.
Sub Basin 2 consists of 29.48 acres and 19.67 acres of buildable lots and will have to most
development within the limits. At completion Basin 2 will have 86,352SF of roadway and 24
home sites. Sub Basin 2 slopes to the southwest towards Cedar Pond. Currently the water
overland sheet flows down the property, across Cedar St and into Cedar Pond. Post-development
the water will be routed through a detention pond and into Cedar Pond. The SCS classifies the
soil as number 124 which is a gravelly loam with average slopes of 4-30%.
Sub Basin 3 currently collects water from the natural draw located on the eastern edge of the
property and flows into Cedar Pond via overland sheet flow. After development the drainage
path will remain the same, but the Sub Basin will consist of 10.96 acres of land, 3 home sites and
a section of shared use trail. The soil type according to the SCS is number 42 and number 124
with varying slopes.
Sub Basin 4 (natural swale) will consist of 2.05 acres, and 435LF or 8,700SF of roadway. The
SCS classifies the soil as number 124 which is a gravelly loam with average slopes of 4-30%.
Currently the water is collected in a large hole located on the east side of Lots 25 and 26. The
proposal is to maintain the drainage to this property and utilize the natural swale to allow for
infiltration into the ground.
DESIGN OVERVIEW:
The storm drainage plan was designed in accordance to the Missoula County Subdivision
Regulations and Montana DEQ Circular 8. Four storm events were analyzed during the rational
method calculations the 2-year 1-hour, the 10-year 1-hour, 100-year 1-hour and the 100-year 24hour storm events. The 100-year 1-hour storm was analyzed to size the culverts, the 100-year 24hour storm was used to size the detention pond, per the Missoula County Subdivision
Regulations. The Rational Method was utilized in analyzing peak runoff values for the different
areas of the subdivision. Due to the Time to Concentration of the Sub Basins the short duration
storm (1-hour) intensities were multiplied by a factor to account for Time to Concentration.
The storm water drainage plan is intended to collect and detain the anticipated increase from the
pre-development state to the post development state for the 100-year 24-hour storm. General site
modifications will include construction of gravel driveways, single family residences and
landscaping. The runoff from each property will be directed to flow towards the ditches or will
overland sheet flow across the property to the downward slopes. The roadside ditches will allow
for infiltration into the soils during storm water transportation to the detention pond.
DESIGN:
The storm drainage plan was prepared in accordance with DEQ Circular 8, the Administrative
Rules of Montana and the Missoula County Subdivision Regulations. The design section can be
broken down into multiple pieces. Part I analyzes the pre-development and post-development
flow rates and runoff volumes utilizing no storm water mitigation procedures. Part II looks at the
pre development flows into Cedar Pond, the post development flows are not to exceed the predevelopment flows. Part III is the detention pond routing calculations. Part IV examines the post
Alpine Trails Subdivision
PCI Project No. 7395-05

Storm Water Report
Page 3

Professional Consultants, Inc.
3115 S. Russell St Missoula, MT 59801

p.406-728-1880
f.406-363-1215

development flows off the site with the storm infrastructure installed. Part V is the culvert sizing
for the road crossings.
DESIGN ANALYSIS:
For the Sub Basin 1 the runoff rate increase is 1.36 cfs at peak flow for the 100yr-1hr storm.
Typically the 100yr-1hr storm will produce the largest flow rates due to the large rainfall
intensity. This value is minimal and will be collected by the ditches located on the eastern edge
of HWY 83.
The rates into Cedar pond are varied. For the 2yr, 10yr and 100yr-1hr storms the discharge rates
into Cedar Pond have been decreased due to the detention pond routing. Utilizing a 100yr 24hr
storm and the type II storm distribution, the pre-development runoff rate into Cedar Pond is
33.19 CFS, post development runoff rate will decrease to 24.4 CFS. The decrease in runoff will
help prevent erosion and sediment transport therefore, helping reduce silt and suspended solids
entering Cedar Pond.

MAINTENANCE PLAN:
The facilities necessary to accommodate the anticipated increase in storm water runoff include
roadside ditches, detention ponds, culverts, rock armor, check dams, and best management
practices. It will be required to install coconut erosion matting on cut and fill slopes after
construction, it is also required that these areas be seeded the first growing season possible.
The anticipated maintenance is expected to be minimal, however, the maintenance shall include,
but not limited to cleaning culverts, cleaning ditches/regarding ditches, reseeding areas of
vegetation. Trash and other debris should be removed on a regular basis. The cleaning interval
shall be conducted at intervals where the designed storm water plan shall work as designed for a
given storm event, at a minimum an annual inspection of all elements shall be conducted.
Missoula County will be responsible for the inspection and maintenance of all storm water
facilities within the public road easements. Individual lots owners are required to inspect and
maintain their storm water facilities located on their parcel, if such conditions exist. In addition
the storm water detention pond shall be maintained by Missoula County.
CONCLUSION:
As required by ARM 17.36.310 and the Missoula County Subdivision Regulations a storm
drainage plan was prepared for the proposed 29 lot subdivision. The proposed plan includes
roadside ditches, culverts, rock dissipaters, rock armoring, check dams and a detention pond to
control the storm water generated from development.
The proposed storm drainage plan, when implemented, shall be capable of detaining and safely
releasing the anticipated storm water from a 100 year 24 hour storm event.
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GENERAL LOCATION
Alpine Trails Subdivision is a proposed 30 lot Residential Subdivision of a 52.68 acre of Tract A
of Carnes' Seeley Creek Tracts, No. 3, located in Seeley Lake in Missoula County, Sec 35,
T17N, R15W, that is separated into 4 phases. The property is located to the Northeast of the
Highway 83 and Cedar Lane intersection. The subdivision will be accessed via proposed roads
which will intersect Highway 83, Cedar Lane, and continue S.O.S Lane. The tract of land has
unique land features with 3 separate “terraces” as you travel up the hillside which allows for
variety of building sites.
DEVELOPMENT PROPOSAL
The proposal is to subdivide the current 52.68 acre tract of land into 30 lots ranging in size from
one half acre to 7.67 acres and a 12.73 acre common area, as shown on the Preliminary Plat. The
common area will have no structures that require water or septic waste systems, but will hold a
storm drainage area. This area will be subject to review. In addition to the common area, the
subdivision will feature a little under two miles of walking/cross country ski trails which will be
accessible from various points throughout the subdivision.
The owner/developer of the property is Kakwa River Partners.
ROADS & ACCESS
Cedar Lane, along the south edge, is an existing gravel county road and will continue to be
maintained by the county. All of the proposed roadways within Alpine Trails will be maintained
by the home owners association. The proposed roads are to be gravel and will have dust
abatement and snow plowing when required. The proposed subdivision will be accessed from
Cedar Lane and SOS lane. The proposed subdivision plan is to route SOS lane through the
subdivision to connect with Cedar Lane. To add an alternate route, for fire and safety routes, the
subdivision will be accessed from Highway 83 via a road that will tee into SOS Lane. Roadways
will be constructed to 24’ feet wide to accommodate emergency vehicles. All of the roads will be
constructed to Missoula County Subdivision Requirements with a gravel surface and ditches
where needed.
SOILS
NRCS SOILS DATA
The Soil Survey lists three separate soil types within the limits of the proposed subdivision. The
soil types noted on the survey are predominately Glaciercreek Gravelly Silt Loam (42) and
Wildgen Gravelly Loam (124) and a small portion of Waldbillig-Holloway Gravelly Silt Loam
(119). For the three soils listed the soil properties were similar: surface texture – gravelly loam to
gravelly ashy loam, depth to restrictive feature >80”, drainage class – well drained to excessively
drained. The on-site soil profiles indicated gravely loam or gravelly silt loam (0-15”) and
gravelly loam to extremely gravelly sandy loam (15-60”) for Lots 1-25&27 and Sandy Loam (040") with Sandy Clay (40-120") below. Per the preapproved waiver the soils application rate
will be 0.6 gpd/sf.
Alpine Trails Subdivision
PCI Project #: 7395-05
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ON-SITE INVESTIGATION
Numerous (54) soil profiles were completed within the limits of the property in the vicinity of
the proposed drainfields in 2006. Professional Consultants Inc. logged the soil profiles for a
previously proposed subdivision. The soil profiles were dug utilizing a backhoe operated by
Gary Lewis over the course of several days and years.
Sixteen (16) more soil profiles were dug in 2015 by Professional Consultants Inc. and five (5)
more were dug in 2016. In the soil profiles of Lots 1-25&27 (2-4’ below natural ground surface)
the soil was very consistent and consisted of Loamy Sand, Sand, or Sandy Loam and Lots 26,
28-30 consisted of Sandy Loam (0-40") with Sandy Clay (40-120") below. The soils types
resulted in application rates of 0.6 gpd/sf and 0.8 gpd/sf. See Appendix B.
Most of the 2006 soil profiles were dug for a prior planned subdivision. At that time, all of the
soil profiles were dug within 25 feet of the drainfields. Since 2006 the layout of the subdivision
has changed and the new proposed septic systems were located as close as possible to existing
soil profiles per the ARMs and DEQ Circular 4. However, not every drainfield could be situated
on the property within 25 feet of an existing soil profile and the more conservative of the
aforementioned application rates (0.6 gpd/ft2) was used to size all drainfields. This ensures a
larger drainfield area and, as a result, provides a conservative approach to sizing the drainfields.
A waiver has been submitted to and approved by the DEQ to allow for drainfields to be installed
without the soil profiles, due to the aforementioned consistency of the soil types and the
conservative approach of design.
UTILITIES
Utilities for this project will be provided by Northwestern Energy for electrical services.
Blackfoot Communication for telephone services. These services are presently available in the
town of Seeley Lake, adjacent to the property proposed for development. All services shall be
installed underground at the expensive of the owner.
The Seeley Lake Refuse District currently provides services to the residents of Seeley Lake and
operates a transfer station located on Woodworth Road. Seeley Lake Refuse will provide solids
waste collection to the residents of the subdivision for their collection fee.
PROPOSED SEPTIC SYSTEMS
There are currently 29 lots being proposed to have septic systems installed. Lot 1 will be
reviewed with this submittal, but has a previously approved septic system. The septic permit for
this system is attached with the submittal, see Appendix S. The Common Area will not have a
septic system. All of the proposed drainfields on Lots 2-30 were sized using the corresponding
application rate of the conservative 0.6 gpd/ft2. Most drainfields (excluding Lots 7, 9, 16, 17, 18,
20, 22, 23, 24, 28, &29) will utilize the Presby Advanced Enviro-Septic System for their primary
drain-field. Although the Montana Department of Environmental Quality has not recognized the
Presby system as a level II treatment system, there is evidence that the BOD5 and Total
Suspended Solids are decreased significantly over a traditional drainfield. In addition to TSS and
Alpine Trails Subdivision
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BOD removal, the AES system produces an approximate 15% reduction in total nitrates, this
reduction was not factored when the non-degradation calculations were completed. The DEQ
has granted a 50% reduction in bed size if percolation rates are 51 mpi or less. The owner wishes
to use the Presby system as additional treatment. Shown on the septic layout sheet are the
reduced size drainfields. The calculations for sizing the drainfields are shown in this document.
The aforementioned excluded Lots 18, 20, & 22 will utilize conventional pressurized systems
due to slopes of over 15%. Lots 7, 9, 16, 17, 23, & 24 will utilize a sand-lined pressurized design
due to adjacent soil types. Lot 28 will have an Elevated Sand Mound system and Lot 29 will
have a Shallow-Capped system due to high groundwater.
When possible the drainfields were located on slopes less than 15%. Placing all of the drainfields
on 15% or less slopes was not possible due to lot layouts with drainfields, building envelopes
and well locations. Because of the constraints, 6 lots will require the drainfields to be installed
within the 15%-25% slope range. A letter from an engineer has been previously submitted
accounting for the high slopes. Because the soil type is Loamy Sand to Sand the soils percolate
extremely well (3-10 min/in per DEQ 4), soil types were consistent throughout the subdivision,
and have a depth of over 80 inches to a restricting layer there is strong evidence that no outflow
from the subsurface treatment system would surface and be visible. Adequate wastewater
treatment would still be obtained if the systems were to be install on a slope greater than 15%
and would not degrade state waters or local drinking water sources.
To begin this section, non-degradation will be addressed.
NON-DEGRADATION
The Ground Water Information Center (GWIC) was used to research the ground water
availability in the area. There are eight (8) well logs on file within the area (appendix D) that
have enough development information to calculate hydraulic conductivity. These well logs show
an average yield of just over 27 gpm with an average depth of 114 feet.
Groundwater Parameters
Data from 8 nearby wells were used to calculate and compare the hydraulic conductivity of the
area. The well logs and calculations to determine hydraulic conductivity (k) are included in this
report (Appendix E). The calculated hydraulic conductivity from the nearby wells is 171.9
ft/day, as calculated using the Razack & Huntley equation from Fetter, Applied Hydrogeology,
3rd Ed., as follows:
T= 33.6 ((Q*192.5) ) s)0.67
K= T/b
s= Pwl – Swl
In the previous submittal the Modified Cooper-Jacobs was used to calculate the hydraulic
conductivity for the site, but this equation is to be used for bedrock and the Razack & Huntley is
to be used for alluvium according to the DEQ. Looking at the surrounding well logs, the water
bearing layers are alluvium and therefore the Razack-Huntley is more appropriate for the site.
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The Montana Bureau of Mines and Geology (MBMG) conducted an extensive ground water
flow study of the Seeley Lake Area (MBMG 393). The study was utilized in determining the
groundwater flow direction and hydraulic gradient.
The MBMG study provides contours of the existing groundwater elevation. From the contour
map three measurements: one at the south edge, one through the middle and one at the north
edge of the subdivision, were made to determine groundwater flow direction for the area and
hydraulic gradient. From these measurements the average hydraulic gradient was calculated and
will be used for the Non-degradation analysis for the subdivision. The average hydraulic gradient
was calculated to be 0.0385, please see Appendix E for the calculations.
This MBMG study has been questioned for its validity to the site, so a more site-specific study
was undertaken by PCI in accordance with " How To Perform A Nondegradation Analysis For
Subsurface Wastewater Treatment Systems (SWTS) Under The Subdivision Review Process"
Montana Department of Environmental Quality Public Water and Subdivisions Bureau, October
2015, Section 2.8.1. This method is determined by the DEQ as the most accurate method for
obtaining groundwater hydraulic gradient. Three wells in the surrounding area, one in the back of
Kurt's Polaris (3181 Hwy 83N), one on the property of Helen and Lou Brundage (1091
Tamarack Dr), and one at 2778 Hwy 83N were monitored on Sept 21, 2016 for static water
depth. The water levels were measured twice at an interval of 2.5hrs and identical static depths
were found each time. The casing elevation was obtained through surveying from a common
point the same day. This information was then plotted in AutoCAD and a potentiometric surface
was created (see Exhibit 1 of Appendix C). This potentiometric map shows the groundwater
flowing almost exclusively East to West across the site and not toward Cedar Pond or the well at
Kurt's. The same day as the well monitoring a surface elevation shot was taken on Cedar Pond,
because this pond appears to be groundwater fed and an expression of the potentiometric surface.
This information was added to the previously mentioned potentiometric surface and the contours
were revised. The resulting map (see Exhibit 2 of Appendix C) is almost identical to the surface
produced by the MBMG Study. Based upon this confirmation of the previously published
MBMG study the current on-site investigation, the hydraulic gradient and groundwater flow
direction will continue to be drawn from the MBMG 393, Plate 1 map. Additionally, this
confirms that the groundwater from the proposed development will not flow towards Cedar Pond
nor the monitoring well at Kurt's Polaris.
The background nitrate used in the calculation was taken from a water sample at a neighboring
well site. The lab results show 0.39 mg/L as the background.
Nitrate Analysis
The following tables outline the data and assumptions used to complete the Nitrate analysis:
Table 1 – Nitrate Sensitivity for Alpine Trails Subdivision
Hydraulic Conductivity ("k")
171.9 ft/day
-Based on calculation of “k” from
surrounding wells.
Hydraulic Gradient ("i")
0.039 ft/ft
- Based on MBMG potentiometric
map
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Background Nitrate (Ng)

0.39 mg/L

- From neighboring Nitrate sample

Average Daily Waste Water Flow

200 gpd

- Average daily flow based on DEQ 4

Due to the overlapping nature of some septic systems (in groundwater flow direction)
evaluations of single lots with no overlap and of cumulative effects scenarios were addressed. To
begin, a single lot of the subdivision will be analyzed using the above parameters. The septic
system for Lot 23 is oriented perpendicular to groundwater flow direction. Using the layout for
Lot 23 the nitrate analysis resulted in a nitrate concentration of 0.59 mg/l. Lot 6 is oriented close
to parallel to the groundwater such that the width of the drainfield is 27 ft (measured
perpendicular to the groundwater flow direction) the nitrate analysis on Lot 6 resulted in a
concentration of 0.69 mg/l. Lot 6 is the worst case for orientation within the subdivision and
based upon the results, all of the other septic systems (ignoring cumulative effects) will result in
a nitrate concentration less than 0.69 mg/L at the mixing zone end. The existing system for Lot 1
has two homes on it and resulted in a nitrate concentration of 0.70 mg/l. See Appendix G for
calculations.
Although not entirely overlapping, the sequence of septic systems on Lots 22,21,19,10,&7 and
Lots 28,18,17,6,&5 were determined to have the greatest potential for cumulative effects of
nitrates. The results for the two sequences were 1.10 mg/L and 0.94 mg/L at the end of the last
mixing zone, respectively. In addition to the above mentioned sequences, the flow path through
lots 14, & 15 had non-degradation calculations run due to the septic systems of lots 14 and 15
being bunched close together. The resulting nitrate concentration at the end of the mixing zone
for lot 14 is 0.74 mg/L.
After performing cumulative nitrate concentrations for the worst case scenarios the highest
nitrate concentration will be 1.1 mg/L at the end of the mixing zone for lot 7. The 1.10 mg/L
concentration is below the maximum allowable concentration of 5.0 mg/L set forth by DEQ 4.
See Appendix G for calculations.
Phosphorus Breakthrough Analysis
The following tables outline the data and assumptions used to complete the Phosphorus
Breakthrough Analysis.
Table 2 – Phosphorus Breakthrough
Phosphorus Produced by a
6.44 lbs/yr
Household
Depth to Ground Water
>8 feet
Distance to surface water

1581 feet

Thickness of Plume

0.5

- Used for flow equivalent to 4 bedrooms
- Based on current well log and test pits
- Distance to Seeley Lake from subdivision
boundary
-Coarse Soils

The nearest down-gradient surface water is Seeley Lake, located approximately 1,100 ft from the
subdivision boundary. The distance from drainfield 5 is 1,600 ft, which equates to a
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breakthrough of 453.1 years. The existing drainfield on Lot 1 is also approximtely 1,600ft from
Seeley Lake, which equates to a breakthrough of 555 years. Lot 16 has groundwater at 6.5' and is
approximately 1,950ft from Seeley Lake, which equates to 700 years. Lots 28 and 29 have high
groundwater, but are approximately 3,000ft from Seeley Lake and well exceed the 50year
threshold for phosphorous.
The cumulative effects for the sequence of 18, 17, 6, and 5 was analyzed for the worst case
scenario using the information above. See Appendix G for calculations. The results are
summarized in the table below:
Lot
Distance to
Breakthrough (yr)
Added Time (yr)
Lot 2 Min
Comparison
“Surface
Breakthrough (yr)
Water” (ft)
18-17
220
44.7
5.3
55.3
17-6
200
44.8
5.2
60.5
6-5
175
27.0
23.0
83.5
5
1600
453.1
83.5
Table 3 Breakthrough Summary
From the above results it can be seen that the required breakthrough time for Lot 5 would be 83.5
years due to cumulative effects. As determined the breakthrough time for Lot 5 is 453.1 years.
The 453.1 year breakthrough time meets the minimum required breakthrough of 83.5 years that
is required by the calculations above.
Adjacent to Surface Water
Using the on-site study confirmed MBMG Hydraulic Gradient the closest surface water to the
proposed subdivision is Seeley Lake and will be used for the Trigger Value Calculation for
Adjacent to Surface Water Dilution Analysis (DEQ - Appendix Q). The Darcy Equation will be
used for the Flow Rate of the lake using the following parameters: Width: 3.4miles (18,000ft),
Depth: 125ft, and K: 172 ft/day. Using these parameters a the calculated flow for Seeley Lake is
172 cfs, which equates to a Trigger Value of 0.0027 mg/L for the 30 proposed systems. This
final result is considered to nonsignificant as it is < 0.01 mg/L. Please see the attached
calculations Appendix G.

SEPTIC SYSTEM DESIGN
Alpine Trails Subdivision Lots:
1
Lot 1 has a previously approved septic system per permit 2003-017. As such a replacement area
will need to be shown for this system. The following is the design for said system. In performing
this design the Montana Department of Environmental Quality (MDEQ) Circular DEQ 4 (2004)
was used as the ruling document.
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The design parameters are as follows:
1.
2.
3.
4.

Site-wide approved application rate of 0.6 ft2/day.
2-three-bedroom bedroom cabins existing => 600 GPD
Trench width of 2 ft for gravity distributed drainfields
Trench sizes were determined using the flow rate, application rate and trench widths
a. Required area = 600 GPD/0.6 ft2/day = 1,000 ft2
b. 1,000 ft2 /2 ft (trench width) = 500 linear feet of drainfield required
c. Use 5 trenches 2 ft wide at 100 ft long (5ea x 100’) = 500 linear feet

Alpine Trails Subdivision Lots:
2-6, 8, 10-15, 17, 19, 21, 25-27 and 30
Presby AES Design Parameters
The above listed Lots will have a Presby AES system installed for their primary septic system.
All the systems will have an application rate of 0.6 per the approved DEQ waiver.
The design parameters are as follows:
1. An application rate of 0.6 gpd/ft2 which correlates to the approved DEQ waiver and the
Table 2.1-1 of DEQ 4
2. Trenches are sized using the flow rate and respective application rate
• 350gpd/0.6 gpd/ft2 = 583.33 sf
• Use Presby AES treatment laterals; 50% reduction = 291.67 sf per DEQ
regulations
• Per Table A of the Presby Design Manual 50 lf AES pipe required per bedroom => 200’
AES pipe required.
• Use 4-12” diameter AES pipe 2.0’ center-to-center @ 50 lf long.
• A 6” sand buffer is required surrounding the entire systems =>
• Total Bed size: 51’x8’ = 408 sf of infiltration area for slopes less than 5%
• For slopes >5% a 2.5 foot sand extension is required making the bed size 51’x10.5’ =
535.5 sf of infiltration area
Replacement areas are sized for a pressurized system as follows:
• 350gpd/0.6 gpd/ft2 = 583.33 sf
• Use 3' trench widths (583.33sf/3')=195' of laterals
• Use 4 laterals at 50' length (4*50')=200'
Replacement areas will be 50'X24'
3. All construction practices and materials will be in accordance with MDEQ Circular DEQ 4
and the Presby Design and Installation Manual.
C

U

4. Septic tank sizing
• Per DEQ4, 5.1.6.2 A the required septic tank size for a 4 bedroom home is 1,500 gallons .
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5. Inspection Requirements
Before any construction of the septic system, a septic permit shall be secured by the owner
from the Missoula City-County Health Department. Any other necessary permits,
applications, etc. required to perform the work shall be the sole responsibility of the owner.
All work shall be performed in accordance to all applicable local, state or national
regulations relative to the nature of the work. This may include some or all of the following:
electrical codes, plumbing codes, building codes, and excavation safety to ensure a
satisfactory end product can be achieved in a safe and efficient manner. The contractor or
owner shall notify the Sanitarian’s office forty-eight (48) hours in advance for inspections.
This system is designed to support the structures as discussed in this report and the Site Layout
drawings. Any variations from these would require further analysis by a qualified person.
Alpine Trails Subdivision Lots:
16-18, 20, 22-24, and 29
In performing this design the Montana Department of Environmental Quality (MDEQ) Circular
DEQ 4 (2004) was used as the ruling document. The design has been completed for lots 16, 18,
20, 22, 23, and 24 because all of the drainfield locations are in slopes steeper than 15%. From a
pressurized design standpoint, Lot 22 is the worst case scenario because the drainfield potentially
sits above the building site. The design for the other lots will be the same as Lot 22. Utilizing the
design from lot 22 will return conservative results for the remaining lots. Lots 16, 17, 23, and 24
will be sand-lined due to the soils found in the closest soil profiles, but the pressurized design
and application rate will be the same. Lot 29 will have a shallow capped system due to
groundwater observed at 65", but the pressurized design and application rate will be the same.
The design parameters are as follows:
5. Lot 22 application rate of 0.6 ft2/day.
6. 4 bedroom house proposed by client => 350 GPD
7. Trench width of 3 ft for pressure distributed drainfields as determined by Table 4, Section
8(C), MCCHC Regulation 1
8. Primary trench sizes were determined using the flow rate, application rate and trench
widths
a. Required area = 350 GPD/0.6 ft2/day = 583.33 ft2
b. Use infiltration chambers for 25% size reduction => 437.5 ft2
c. 437.5 ft2 /3 ft (trench width) = 145.8 linear feet of drainfield required
d. Use 3 trenches 3 ft wide at 49 ft long (3ea x 49’) = 147 linear feet
9. Replacement trench lengths were determined using the same criteria as the primary area
without the chambers and reduced size.
a. Replacement trenches are to be 3 @ 65’ => 195 linear feet of drainfield (Square
footage = 195 LF*3 ft = 585 SF) for Lots 16, 18, 20, 22, and 29.
b. Replacement trenches are to be 4 @ 49' => 196 linear feet of drainfield (Square
footage = 196 LF*3 ft = 588 SF) for Lots 17, 23, and 24.
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10. 1500 gallon septic tank per Section 7(E)(1)(b) MCCHC Regulation 1
7. All construction practices and materials will be in accordance with MDEQ Circular
DEQ 4.
8. Size septic tank and dose tank
•

Install a Hunton Precast 2000 gallon two-compartment concrete septic tank with
1500 gallon septic capacity and 500 gallon dose tank, product no. 106 or
approved equal per DEQ 4, 7.2.10. The dose volume is equal to the drained
volume of the force main and manifold, plus a volume that is equal to 5-10 times
the distribution (lateral) volume. The force main length, for this design is
estimated to be approximately 80 lf with a maximum lift of 20’, if the final head
is less a ball valve shall be used to throttle the flow, inducing head into the
system.
Drained Force Main & Manifold + 7.5 * Lateral Volume =
8.5 + 1.5 + 7.5 * 15.5 gals = 126.25 gallons
Use dose volume of 150 gallons
• Minimum reserve storage in dosing tank 25% design flow
(0.25 * 350 = 87.5 gallons)
9. Hydraulic Analysis
Drainfield Specifications:
Force Main (80’)
Manifold (14’)
Laterals (3@49’)
Orifice Diameter
Orifice Spacing

1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
1/8”
4’ O.C.

The hydraulic analysis is based on maintaining a minimum of 5’ of head at the outermost
point from the manifold. The following schematic summarizes the spreadsheet
calculations and provides a visual representation of the system. The spreadsheet used for
calculations is attached to this report.
(1-1/2” SCH. 40 PVC LATERAL, 1/8” HOLES, 4’ O.C. TYPICAL)
H=5’ min.
1-1/2” SCH. 40 PVC MANIFOLD
QLATERAL = 5.6 GPM
H=5’ min.
QLATERAL = 5.6 GPM
H=5’ min
Alpine Trails Subdivision
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Flow into each lateral is about 5.6 gpm. The total flow into the drainfield is estimated at
16.9 gpm. The largest variance between any two orifices is 0.4%, and the total dynamic
head is 27.4 feet.

The Myers ME40 pump would expect to run 8.3 minutes per dose at the operating
point:
150 gal/18 gpm = 8.3 minutes
Alpine Trails Subdivision Lots:
7 and 9
In performing this design the Montana Department of Environmental Quality (MDEQ) Circular
DEQ 4 (2004) was used as the ruling document. The design has been completed for lots 7 and 9
because all of the drainfields will be sand-lined. From a pressurized design standpoint, the lots
are essentially identical.
The design parameters are as follows:
1. Application rate of 0.6 ft2/day.
2. 4 bedroom house proposed by client => 350 GPD
3. Trench width of 3 ft for pressure distributed drainfields as determined by Table 4, Section
8(C), MCCHC Regulation 1
4. Primary trench sizes were determined using the flow rate, application rate and trench
widths
a. Required area = 350 GPD/0.6 ft2/day = 583.33 ft2
b. Use infiltration chambers for 25% size reduction => 437.5 ft2
c. 437.5 ft2 /3 ft (trench width) = 145.8 linear feet of drainfield required
d. Use 4 trenches 3 ft wide at 37 ft long (4ea x 37’) = 148 linear feet
5. Replacement trench lengths were determined using the same criteria as the primary area
without the chambers and reduced size.
a. Replacement trenches are to be 4 @ 49' => 196 linear feet of drainfield (Square
footage = 196 LF*3 ft = 588 SF).
6. 1500 gallon septic tank per Section 7(E)(1)(b) MCCHC Regulation 1
7. All construction practices and materials will be in accordance with MDEQ Circular
DEQ 4.
8. Size septic tank and dose tank
•

Install a Hunton Precast 2000 gallon two-compartment concrete septic tank with
1500 gallon septic capacity and 500 gallon dose tank, product no. 106 or
approved equal per DEQ 4, 7.2.10. The dose volume is equal to the drained
volume of the force main and manifold, plus a volume that is equal to 5-10 times
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the distribution (lateral) volume. The force main length, for this design is
estimated to be approximately 50 lf with a maximum lift of 0’, if the final head is
less a ball valve shall be used to throttle the flow, inducing head into the system.
Drained Force Main & Manifold + 7.5 * Lateral Volume =
5.3 + 2.2 + 7.5 * 15.7 gals = 125.25 gallons
Use dose volume of 125 gallons
•

Minimum reserve storage in dosing tank 25% design flow
(0.25 * 350 = 87.5 gallons)

9. Hydraulic Analysis
Drainfield Specifications:
Force Main (50’)
Manifold (21’)
Laterals (4@37’)
Orifice Diameter
Orifice Spacing

1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
5/32”
2.5’ O.C.

The hydraulic analysis is based on maintaining a minimum of 5’ of head at the outermost
point from the manifold. The following schematic summarizes the spreadsheet
calculations and provides a visual representation of the system. The spreadsheet used for
calculations is attached to this report.

(1-1/2” SCH. 40 PVC LATERAL, 5/32” HOLES, 2.5’ O.C. TYPICAL)
H=5’ min.
1-1/2” SCH. 40 PVC MANIFOLD
QLATERAL = 10.15 GPM
H=5’ min.
QLATERAL =10.15 GPM
H=5’ min
QLATERAL = 10.15 GPM
H=5’ min

1-1/2” SCH 40 PVC FORCE MAIN
QLATERAL = 10.15 GPM
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Flow into each lateral is about 10.15 gpm. The total flow into the drainfield is estimated
at 40.6 gpm. The largest variance between any two orifices is 0.8%, and the total
dynamic head is 15.2 feet.

The Myers ME40 pump would expect to run 2.7 minutes per dose at the operating
point:
125 gal/46 gpm = 2.7 minutes
Alpine Trails Subdivision Lot:
28
In performing this design the Montana Department of Environmental Quality (MDEQ) Circular
DEQ 4 (2004) was used as the ruling document. The design has been completed for Lot 28
because the system requires a Elevated Sand Mound system due to high groundwater observed at
43".
The design parameters are as follows:
1. Application rate of 0.6 ft2/day for sands.
2. 4 bedroom house proposed by client => 350 GPD
3. Trench width of 3 ft for pressure distributed drainfields as determined by Table 4, Section
8(C), MCCHC Regulation 1
4. Primary trench sizes were determined using the flow rate, application rate and trench
widths
a. Required area = 350 GPD/0.6 ft2/day = 583.33 ft2
b. 583.33 ft2 /3 ft (trench width) = 195 linear feet of drainfield required
c. Use 3 trenches 3 ft wide at 65 ft long (3ea x 65’) = 195 linear feet
5. Replacement trench lengths were determined using the same criteria as the primary area
without the chambers and reduced size.
a. Replacement trenches are to be 3 @ 65’ => 195 linear feet of drainfield (Square
footage = 195 LF*3 ft = 585 SF).
6. 1500 gallon septic tank per Section 7(E)(1)(b) MCCHC Regulation 1
7. All construction practices and materials will be in accordance with MDEQ Circular
DEQ 4.
8. Size septic tank and dose tank
•

Install a Hunton Precast 2000 gallon two-compartment concrete septic tank with
1500 gallon septic capacity and 500 gallon dose tank, product no. 106 or
approved equal per DEQ 4, 7.2.10. The dose volume is equal to the drained
volume of the force main and manifold, plus a volume that is equal to 5-10 times
the distribution (lateral) volume. The force main length, for this design is
estimated to be approximately 300 lf with a maximum lift of 8’, if the final head
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is less a ball valve shall be used to throttle the flow, inducing head into the
system.
Drained Force Main & Manifold + 6 * Lateral Volume =
31.7 + 1.5 + 6 * 20.6 gals = 156.8 gallons
Use dose volume of 150 gallons
•

Minimum reserve storage in dosing tank 25% design flow
(0.25 * 350 = 87.5 gallons)

9. Hydraulic Analysis
Drainfield Specifications:
Force Main (300’)
Manifold (14’)
Laterals (3@49’)
Orifice Diameter
Orifice Spacing

1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
1-1/2” Schedule 40 PVC
1/8”
4’ O.C.

The hydraulic analysis is based on maintaining a minimum of 5’ of head at the outermost
point from the manifold. The following schematic summarizes the spreadsheet
calculations and provides a visual representation of the system. The spreadsheet used for
calculations is attached to this report.

(1-1/2” SCH. 40 PVC LATERAL, 1/8” HOLES, 4’ O.C. TYPICAL)
H=5’ min.
1-1/2” SCH. 40 PVC MANIFOLD
QLATERAL = 7.4 GPM
H=5’ min.
QLATERAL = 7.4 GPM
H=5’ min
QLATERAL = 7.4 GPM
1-1/2” SCH 40 PVC FORCE MAIN
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Flow into each lateral is about 7.4 gpm. The total flow into the drainfield is estimated at
22.1 gpm. The largest variance between any two orifices is 0.6%, and the total dynamic
head is 23.6 feet.
The Myers ME40 pump would expect to run 6.3 minutes per dose at the operating
point:
150 gal/24 gpm = 6.3 minutes
WATER
The proposed subdivision resides within the bounds of the Seeley Lake Water District PWSID
#000327. The water system currently committed to 24 water connections. The subdivision will
have a new water main extension installed, see plans sheets appendix I. In order to utilize the
water system a letter from the water district has been acquired stating that it is ok to connect to
the existing system and that there are 24 connections available. See Appendix J. Lots 2-25 will
all be connected to the water main and will utilize these 24 connections. Lot 1 is already attached
and using a connection to the Seeley Lake Water District. The Lots 26-30 will each have an
individual well to serve domestic needs. These wells are addressed below.
A neighboring well (GWIC ID# 237516 shown on site map) was sampled for nitrates (0.39
mg/L), arsenic (ND), and specific conductivity (217 umhos/cm) on 12-30-13 (see Appendix F
for results and well log).
The Ground Water Information Center (GWIC) was used to research the ground water
availability in the area. There are 8 well logs on file for Section 35 of T17N, R15W and Sections
2 & 3 of T16N, R15W that had enough data and were located in a similar aquifer as the existing
wells. These 8 wells were used to calculate hydraulic conductivity (Appendix E). The well logs
all appear to be drawing from the same aquifer with yields meeting the requirements for singlefamily residences. Based on these 8 well logs, water would be expected at a depth of 60-200 feet
depending on location of well on the slope, with a flow rate of 15-100 gpm with an average of
27gpm. Based on this information there should be adequate quality water for the proposed wells
on the lot.
There is one possible sources for contamination within 500' of any of the proposed well and that
is on Lot 26. The possible source is the previously approved septic system permit #88-190 of the
Living Water Church. There are no other identified septic systems within 500' of the proposed
wells. The system is down-gradient from the proposed well. All other potential sources are
proposed on-site septic systems.
FIRE PROTECTION
The water main will be designed to provide the minimum required flow set forth by Montana
DEQ 1 for fire flows. Fire hydrants are to be spaced per the Seeley Lake Water District
Maximum allowed hydrant spacing. Fire Chief Bob Vanden Heuvel of the Seeley Lake Fire
Department has also been consulted for locations of hydrants. The subdivision is serviced by the
Seeley Lake Fire District. The department would respond to call from their station located in
Seeley Lake. All of the lots front an internal roadway, therefore, making access for emergency
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vehicles to homes easy. All roadway will be constructed to 24’ feet wide to accommodate
emergency vehicles.
GRADING AND DRAINAGE
A storm drainage plan has been completed in accordance with MDEQ Circular 8 and the
Administrative Rules of Montana and is attached with this application. To summarize, the
anticipated runoff volume for the 100-year 24-hour storm will be routed through a detention
pond and released at no greater flow rate than the 100 year -1-hour storm. The storm water will
be routed via ditches, culverts and overland flow in addition check dams, rock armor and
sediment control devices will be installed to control the storm water.
EROSION CONTROL AND SEDIMENT CONTROL
The expected construction activities will disturb the existing soils and create conditions that may
temporarily increase erosions and sediment transport. To mitigate these effects erosion control
measures shall be taken including silt fence, straw waddle, erosion matting and other devices.
Construction activities should follow best management practices and comply with the MDEQ
Erosion Control Manual. In addition, a SWPP Permit, if required, shall be obtained by the
contractor prior to beginning construction. The owner shall be responsible to obtain a stormwater
discharge permit, if required.
CONCLUSION
The site will be suitable for the proposed development including subsurface wastewater
treatement, water mains, fire hydrants, single family residences and roads. Septic systems shall
be Presby Advanced Environmental Systems or conventional pressurized systems and shall be
installed per the Presby Construction Manual, MDEQ Circular DEQ 4, MCCHD Regulations and
in accordance with the site. Futhermore any MDEQ requirements set forth in the sanitary lifting
document shall be met.
REFERENCES
Missoula City-County Health Department. (2011). Regulation 1 Wastewater Treatment and
Disposal Systems.
Montana Department of Environmental Quality. (2013 Edition). Circular DEQ 4 - Montana
Standards For Subsurface Wastewater Treatment Systems.
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ELEMENT/SUFFICIENCY REVIEW
CORRESPONDENCE

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks, Trails and Open Lands

June 26, 2017
Professional Consultants, Inc.
Attn.: Dale McCormick, Planner
PO Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision
Dear Dale:
As of June 5, 2017, the Missoula County Community and Planning Services (CAPS) office
was in receipt of the Alpine Trails Subdivision 3rd Sufficiency Review materials. No
deficiencies were found in the packet, including the responses to the 2nd Sufficiency Review.
Therefore, we can now declare Alpine Trail Subdivision to be sufficient for review. At this
time, please submit 18 additional copies of the application and all supporting materials to the
CAPS office.
The supporting materials in the packets must include any agency comment letters received
during all Sufficiency Review periods. In addition, please include the Sufficiency Review and
Element Review letters from CAPS.
The front cover of the packets should indicate their status as governing body review copies,
including the date they are submitted. Please also submit an electronic copy of the entire
application in a single PDF file.
Once the public meeting is scheduled, the CAPS office will share those meeting details with
interested parties, including adjacent landowners, homeowner or landowner associations,
community councils, or other neighborhood organizations identified by the CAPS office, per
Missoula County Subdivision Regulations (MCSR) 5.7.12 Public Hearing Notice.
Other Issues
• Please include a Table of Contents in each hard copy packet. The electronic version
contained a Table of Contents but not the hard copy.
• Consider conforming the phase I trail to ADA standards, per comment from County
Public Works, and County Parks, Trails, and Open Lands.
• It may be beneficial to revert the phasing plan to the 10 year version presented in the
second round of sufficiency, given the May 8th effective date of House Bill 445. This
state statute supersedes the Missoula County Subdivision Regulations. It requires a
public hearing prior to filing each phase and requires all phases to be acted upon
within 20 years of the preliminary plat approval. The submitted phasing plan is
sufficient but may be overly burdensome given the additional public hearing
requirement now in place.

Staff Summary of Agency Comment, pursuant to MCSR 5.7.7.3 Staff Review
The request was distributed to agencies for comment on June 8, 2017. The Missoula Valley
Water Quality District replied with no comment.
Missoula City-County Health Department
The Health Department noted that sanitation review is required to attain approval.
County Parks Trails and Open Lands
County Parks supports a phase 1 trail that is entirely compliant with ADA standards, rather
than portions being compliant and noted that the trail surfacing does not meet ADA
Standards. They also support continuous access to the trail by lots 4, 6, 8, 10, 18, 20, 22, and
24 and support a public non-motorized trail connection from Cedar Lane to the Highway 83
trail, which would connect two County parks.
County Public Works
County Public Works commented that the trail should be designed to be ADA compliant and
noted that MDT has not commented on the relocating of an existing access off Highway 83.
The applicant supplied an email from MDT documenting the process required for the access
relocation.
County Surveyor’s Office
The Surveyor’s Office commented that the legal description does not include a portion of
Tract B, noted corrections on easement labels and measurements, and a correction to the
preliminary plat legend.
If you have additional questions please feel free to give me a call at 258-3869 or email me at
cdascenzo@missoulacounty.us.
Sincerely,

Christine Dascenzo
Planner
Community and Planning Services
cc:

Tim Worley, Senior Planner, CAPS

3115 Russell Street • PO Box 1750 • Missoula, Montana 59806
406-728-1880 • fax 406-728-0276
www.pcimissoula.com

June 5, 2017

HAND DELIVERED

Community and Planning Services
323 W. Alder St.
Missoula, MT 59802
Attention: Christine Dascenzo, Planner II
RE:

Alpine Trails Subdivision
Request for 3rd Sufficiency Review

Dear Christine;
On December 13th, 2016 we provided a submittal of the Alpine Trails Subdivision
submittal in hardcopy and electronic form which was distributed to agencies for 2nd
Sufficiency Review with an agency review deadline of December 23rd, 2016 and a
CAPS sufficiency review deadline of December 28th, 2016, when we received a letter
from CAPS requesting further modifications to the packet.
Enclosed you will find one bound copy of the submittal and one electronic copy
addressing those items, as described below, which we are re-submitting for 3rd and
Final Sufficiency Review.
For Sufficiency Review
• Please update the map and responses relating to Wildlife and Wildlife Habitat to
address the following issues: In response to CAPS comment during 1st
Sufficiency Review, which requested clarification of the Wildlife Map data, it
appears that an oversimplified map has been included. The map does not show
on-site or nearby threatened or endangered species, including bull trout
watersheds, critical streams and lakes, occupied streams, or grizzly bear habitat.
Nor are on-site or nearby species of concern shown on the map, including
westslope cutthroat trout streams, genetically pure streams, plant species of
concern, bald eagle habitat, or loon habitat. Much of this information is also
missing from Section 4-Impacts on Wildlife and Wildlife Habitat in the application.
The Elk Winter Range Map came from the CAPS PLACE Atlas. There is now
a separate section for Wildlife Information and added maps for Bald Eagle
Habitat, Grizzly Bear Habitat, Bull Trout Priority Watersheds, Elk Winter
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Range, Plant Species of Concern, Westslope Cutthroat Trout Streams,
Occupied Bull Trout Streams, Critical Bull Trout Streams, and Loon habitat
and buffer. I have also included a map and additional wildlife data from the
Montana Natural Heritage Program which includes many species that are
identified off-site in Section 35, T17N, R15W. Some of these are Species of
Concern. I have also included additional information relating to the
additional maps and Natural Heritage Program report for on-site and offsite species in the Wildlife and Wildlife Habitat section of the application.
•

In the Project Summary, please include a summary of the two variance requests,
per page 4 of the application.
The explanation of the walkway variance in the Trail System section of the
Project Summary has been expanded and a description of the Cedar Lane
variance request has been added in the Roads/Access section.

•

In the Phasing and Trail Plan exhibits, please correct the scale, include the width
of the trail, and ensure compliance with MCSR 3.3.3.2 and 3.4.9.2.B. As
submitted, the trail surface appears to be approximately 20’ wide but the
Variance Section states it will be 5-8’ wide.
There is now a section of the submittal called Trail Information; this
includes maps of Phases 1 and 2 of the trail, a typical trail section, and
more specific information from Morton Trails on the method of
constructing a natural surface trail to be used for Nordic skiing, mountain
biking, and hiking. The variance request has been modified to be
consistent with this.

•

In the response to J.6.a, please address the three points of conflict between the
trail and roads, per Public Works comment.
As with any pedestrian facility, there often will be crossings. Where a trail
intersects a road, which are not necessarily points of conflict, there will
appropriate signage to warn pedestrians and vehicles of the crossing. One
of the advantages of a trail network that is largely independent of the
roadway is that fewer crossings are possible.

•

In the response to J.6.a.iv.9 of the application and on the Preliminary Plat
exhibits, please explain the legal access for the approach off Highway 83 across
parkland, per MCSR 3.4.3, 3.5.8.2, 7.4.1, 7.4.7, and 7.6.11. Please note that
County Parks, Trails and Open Lands and the park stewards of the VFW
Memorial do not support this approach.
At the Parks and Trails Advisory Board meeting on March 16, 2017, a
revised proposal supported by County Staff and the park stewards of the
VFW Memorial was presented to the Board. At the Seeley Lake Community
Council meeting on May 8th, the easement proposal, as presented by
Garrick Swanson was voted on and a majority of the board recommended
approval. Finally, on May 18th, the Parks and Trails Advisory Board Garrick
Swanson gave a second presentation to the Board including the new

information from the Seeley Lake Community Council and the Parks and
Trails Advisory Board recommended by majority that the easement be
approved. The preliminary plat and other and affected drawings have been
modified to include that revised road alignment in the submittal packet.
Preliminary Plat:
• Please update the Phasing Plan schedule to show that all final plats will be filed
within three years from the date of preliminary approval, per MCSR 5.7.14.10.C.
The final plat Phasing Plan schedule now indicates that in conformance
with MCSR 5.7.14.10.C the final plats for all phases will be filed within three
years of preliminary plat approval.
•

Please include a schedule for trail construction on the Preliminary Plat, as it does
not appear to follow to the phasing schedule.
The Trail Information section of the submittal includes the two phases of
trail construction. As indicated on the trail plans, Trail Plan Phase 1, the
lower loop of the trail will be constructed with Phase I of the subdivision;
Trail Plan Phase 2, the upper loop of the trail, will be constructed during
Phases III of the subdivision.

•

On sheet 3 of the Preliminary Plat please include information identifying whether
the “proposed new access road” connecting to Thelma Lane is private or public.
Please also depict the easement or right-of-way, including the dimensions.
Sheet 3 of the Preliminary Plat now indicates that this new access road is a
public road providing access to the memorial and three residences.

•

Please update preliminary plat sheets to identify the land not included in the
subdivision, per MCSR 7.4.1 and ARM 24.183.1107.2.viii.C.xii.
The Preliminary Plat sheet 1 now has notes to the north, east, west, and
south indicating the property not included in this subdivision.

•

Please update preliminary plat sheets with elevation labels, per MCSR 7.4.3.
Elevation labels have been provided at the major 10’ interval on sheets 2
through 5 of the Preliminary Plat drawings.

Section 4 Variance Requests:
• In Variance Request #2, please update the “Explanation of hardship” section,
which states that the trail along Highway 83 is the only trail in Seeley Lake,
noting that Seeley Lake hosts a number of trails, including Locust Lane Trail, Boy
Scout Road Trail, Riverview Trail, and the Clearwater Park loop.
A description of these additional trails has been added “Explanation of
hardship” section and of the variance request.
•

Please update the response in this section and the “Mitigating effort” section,
which state that the subdivision provides a pedestrian connection between all the
lots, to reflect that there is not a pedestrian connection to Lots 4, 6, 8, 10, 18, 20,

22, or 24, per Missoula County Subdivision Regulations (MCSR) 3.4.9.3.A and
as noted in comments from County Parks, Trails, and Open Space and County
Public Works.
The “Mitigating effort” section of the variance has been updated to state
that the exception to a direct pedestrian connection is for short sections of
shared use on Wilderness Ridge for lots 4, 6, 8, and 10 and on Seclusion
Point for lots 18, 20, 22, and 24; the remaining 22 lots have direct access to
the trail and Common Area.
•

In Section A, please update the regulation citation from Section 3.3.9.3 to the
current Non-motorized Standards regulations in Table 3.4.9.4 and state the
proposed trail surface width. Please note that in the current configuration, the trail
must be at least 8’ to comply with these regulations.
The citation has been updated to state the trail exceeds the standards of
Table 3.4.9.4 and a description that the trail has a width of 12’-16’ and a
vertical clearance of 10’ in a 30’ private access easement.

•

This section, the application, and the Project Summary refer to schematic
designs by Morton Trails. Please include their design proposal or engineered
plans in the next submittal, looking to the Public Works comment for further
details on what should be included, per MCSR 3.4.9.5. Please also include a
cross-section of the proposed trail, if that is not included in the request above,
per County Parks, Trails and Open Lands comment.
There is now a section of the submittal called Trail Information; this
includes maps of Phases 1 and 2 of the trail, a typical trail section, and
more specific information from Morton Trails on the method of
constructing a natural surface trail to be used for Nordic skiing, mountain
biking, and hiking.

Other Issues
• As noted in the Public Works comment, Variance Request #1 contains a typo.
Please change “RSIS” and “SID” to “RSID”.
Thanks for pointing out these typos, they have been corrected.
•

Consider amending the proposal to include the two trail connections to Lots 4, 6,
8, 10, 18, 20, 22, and 24 with the western trail being dedicated as public, as
recommended by County Parks, Trails and Open Lands and County Public
Works.
We have considered amending the proposal in response to comments from
County Parks, Trails, and Open Lands and County Public Works and have
chosen to keep the trail as is, with the addition of an access point added
across Lot 25 to make it easier for Lots 18, 20, 22, and 24 to access the trail
and the Common Area. Public access on the trail doesn’t make sense with
the exception of the 22’ public access easement being granted parallel to
Hwy. 83; S.O.S. Lane is a private road, so public access would end at the
north end of Wilderness Ridge.

Should you have any questions, please do not hesitate to call. Thanking you, in
advance, for your prompt handling of this submittal,

Sincerely,
PROFESSIONAL CONSULTANTS, INC.

Dale McCormick, Planner
Attachments
Cc:
Kevin Wetherell, Kakwa River Partners, LLC

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

December 28, 2016
Professional Consultants, Inc.
Attn.: Dale McCormick, Planner
PO Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision
Dear Dale:
As of December 6, 2016 the Missoula County Community and Planning Services (CAPS)
office was in receipt of the Alpine Trails Subdivision 2nd Sufficiency Review materials. At this
time, the CAPS office cannot determine your application packet to be sufficient for review per
the deficiencies identified below.
For Sufficiency Review
•

•
•

•
•

Please update the map and responses relating to Wildlife and Wildlife Habitat to
address the following issues: In response to CAPS comment during 1st Sufficiency
Review, which requested clarification of the Wildlife Map data, it appears that an
oversimplified map has been included. The map does not show on-site or nearby
threatened or endangered species, including bull trout watersheds, critical streams
and lakes, occupied streams, or grizzly bear habitat. Nor are on-site or nearby species
of concern shown on the map, including westslope cutthroat trout streams, genetically
pure streams, plant species of concern, bald eagle habitat, or loon habitat. Much of
this information is also missing from Section 4-Impacts on Wildlife and Wildlife Habitat
in the application.
In the Project Summary, please include a summary of the two variance requests, per
page 4 of the application.
In the Phasing and Trail Plan exhibits, please correct the scale, include the width of
the trail, and ensure compliance with MCSR 3.3.3.2 and 3.4.9.2.B. As submitted, the
trail surface appears to be approximately 20’ wide but the Variance Section states it
will be 5-8’ wide.
In the response to J.6.a, please address the three points of conflict between the trail
and roads, per Public Works comment.
In the response to J.6.a.iv.9 of the application and on the Preliminary Plat exhibits,
please explain the legal access for the approach off Highway 83 across parkland, per
MCSR 3.4.3, 3.5.8.2, 7.4.1, 7.4.7, and 7.6.11. Please note that County Parks, Trails
and Open Lands and the park stewards of the VFW Memorial do not support this
approach.
1

Preliminary Plat
• Please update the Phasing Plan schedule to show that all final plats will be filed within
three years from the date of preliminary approval, per MCSR 5.7.14.10.C.
• Please include a schedule for trail construction on the Preliminary Plat, as it does not
appear to follow to the phasing schedule.
• On sheet 3 of the Preliminary Plat please include information identifying whether the
“proposed new access road” connecting to Thelma Lane is private or public. Please
also depict the easement or right-of-way, including the dimensions.
• Please update preliminary plat sheets to identify the land not included in the
subdivision, per MCSR 7.4.1 and ARM 24.183.1107.2.viii.C.xii.
• Please update preliminary plat sheets with elevation labels, per MCSR 7.4.3.
Section 4 Variance Requests
• In Variance Request #2, please update the “Explanation of hardship” section, which
states that the trail along Highway 83 is the only trail in Seeley Lake, noting that
Seeley Lake hosts a number of trails, including Locust Lane Trail, Boy Scout Road
Trail, Riverview Trail, and the Clearwater Park loop.
• Please update the response in this section and the “Mitigating effort” section, which
state that the subdivision provides a pedestrian connection between all the lots, to
reflect that there is not a pedestrian connection to Lots 4, 6, 8, 10, 18, 20, 22, or 24,
per Missoula County Subdivision Regulations (MCSR) 3.4.9.3.A and as noted in
comments from County Parks, Trails, and Open Space and County Public Works.
• In Section A, please update the regulation citation from Section 3.3.9.3 to the current
Non-motorized Standards regulations in Table 3.4.9.4 and state the proposed trail
surface width. Please note that in the current configuration, the trail must be at least 8’
to comply with these regulations.
• This section, the application, and the Project Summary refer to schematic designs by
Morton Trails. Please include their design proposal or engineered plans in the next
submittal, looking to the Public Works comment for further details on what should be
included, per MCSR 3.4.9.5. Please also include a cross-section of the proposed trail,
if that is not included in the request above, per County Parks, Trails and Open Lands
comment.
Staff Summary of Agency Comment, pursuant to 5.7.7.3 Staff Review
• Missoula City-County Health Department – Air Quality
o Noted that a trail along Alpine Trail improves connectivity within the subdivision.
• Five Valleys Audubon Society
o Maintains previous comment that the proposal will not conflict with their
resource protection objectives and they are willing to assist with avian resource
evaluations as noted in the covenants.
• County Public Works
o The road plan complies with the MCSR standards.
o The trail system has three points of conflict with roads that should be
addressed; the Morton Trails proposal or engineered trail plans should be
included; certain lots to not have access to the trails or common area; MCSR
3.3.3.2 and 3.4.9.2.B have not been addressed; and a public trail connection
would be supported.
2

•

•

o Comment included information on possible requirements that may apply after
subdivision review is complete, including a signage plan, address assignments,
construction and engineering reviews, and that MDT will be involved in
relocating the approach off Highway 83.
County Parks, Trails and Open Lands
o Reiterated their lack of support for the approach off Highway 83, which bisects
County parkland, noting that an easement for this approach is not in place.
o Recommended that Variance Request #2 include a public north-south trail
connection and a private trail connection to Lots 18, 20, 22, and 24.
o Requested a cross-section of the proposed trails and supports the trail design’s
ability to act as a fire break.
The Office of Emergency Management noted that the proposal appears to comply with
fire and public safety subdivision regulations.

Other Issues
• As noted in the Public Works comment, Variance Request #1 contains a typo. Please
change “RSIS” and “SID” to “RSID”.
• Consider amending the proposal to include the two trail connections to Lots 4, 6, 8, 10,
18, 20, 22, and 24 with the western trail being dedicated as public, as recommended
by County Parks, Trails and Open Lands and County Public Works.
Please submit one bound copy of the corrected submittal packet to the CAPS Office for
review. Similarly, please submit a corrected electronic packet so it can be posted as part of
the online material for the 3rd Sufficiency Review. Upon submittal of these materials, a third
Agency-Sufficiency Review period will begin. In addition to all previous agency comment,
please include a copy of all Neighborhood comments, Element Review letters, and
Sufficiency Review letters as part of the submittal packet. After resubmitting the corrected
subdivision application and proposed preliminary plat, the CAPS Office will determine
whether the application contains detailed supporting information sufficient to allow for review
of the proposed subdivision.
If you have additional questions please feel free to give me a call at 258-3869 or email me at
cdascenzo@missoulacounty.us.
Sincerely,

Christine Dascenzo
Planner
Community and Planning Services
cc:

Tim Worley, Senior Planner, CAPS
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3115 Russell Street • PO Box 1750 • Missoula, Montana 59806
406-728-1880 • fax 406-728-0276
www.pcimissoula.com

December 6, 2016

HAND DELIVERED

Community and Planning Services
323 W. Alder St.
Missoula, MT 59802
Attention: Christine Dascenzo, Planner II
RE:

Alpine Trails Subdivision
Request for 2nd Sufficiency Review

Dear Christine;
On February 10, 2016 CAPS received the Alpine Trails Subdivision submittal for 3rd
Element Review and on February 18th 2016, we received a letter from CAPS that we
had satisfied the requirements of Element Review and could proceed on to Sufficiency
Review. On February 25th we provided a submittal in hardcopy and electronic form
which was distributed to agencies on February 25, 2016 with a sufficiency review
deadline of March 10th. On March 11, 2016 we received the letter from CAPS
requesting modifications to the packet. We have contacted agencies which did not
respond and have received comments up until December 5th, 2016.
Enclosed you will find two bound copies of the submittal and one electronic copy
addressing those items, as described below, which we are re-submitting for 2nd
Sufficiency Review.
For Sufficiency Review
Submittal Packet:
• The electronic packet did not include updated information to reflect the current
review phase. In the next submittal, please update references to “3rd Element
Review” to “2nd Sufficiency Review”, including the cover page, cover letter,
preliminary plat, and exhibits, per the Subdivision Application.
The current submittal is labeled 2nd Sufficiency Review.
•

A second application packet was not received by our office. Please submit two
application packets and one electronic packet, per the Subdivision Application.
Two bound application packets and one electronic version of the
application packet have been provided with this submittal.
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Preliminary Plat:
• The preliminary plat and subdivision application both contain a discrepancy in the
development area calculations. The total area minus common areas and road
areas does not equal the number provided for the total net area, a.k.a. total lotted
area, per the Subdivision Application. Please correct this on the preliminary plat
and in the application.
This is not a discrepancy. The total lotted area (39.94 acres) is calculated
by subtracting the Common Area (12.74 acres) from the overall acreage
(52.68 acres). The Road Area (5.08 acres) is in the form of an easement
which does not reduce the lot area.
•

The two shared driveways in Phase IV are considered to be roads because they
serve more than one lot, per Subdivision Regulations Table 3.3.7. Please name
these roads, per Table 7.4.
The roads serving the lots in Phase IV are now indicated on the Preliminary
Plat and road plans as Nature’s Way and Glacier Lily Way.

•

Public Works noted that at least two intersections do not appear to meet the
intersection standard: “all new streets or roads that intersect existing or proposed
streets or roads shall intersect at a substantially right angle” per the Public Works
Manual. Please address the intersections in your revised application.
The intersections of Seclusion Point with Nature’s Way and Glacier Lily
Way have been modified to intersect at a substantially right angle as
indicated on the Preliminary Plat and the Road Plans.

•

The Surveyor’s Office commented that an old roadway that might effect this
subdivision is noted on Carnes’ Seeley Creek Tracts, No. 3 per Book 35 plats,
Page 31. Please address this with a note on the Preliminary Plat. Additionally,
the Surveyor’s Office noted the Preliminary Plat was very difficult to read and
their review was unable to be completed due to the complexity and the inability to
determine if it fulfills the necessary requirements.
Please refer to the December 5th e-mail from Steve Niday confirming that
this old roadway does not affect Tract A of Carnes’ Seeley Creek Tracts,
No. 3, so a note is not necessary. Also additional information on Morrell
Creek Road (Book 13, Page 353) has been added to the Property Ownership
Information section of the submittal. The Preliminary Plat drawing has been
simplified and separated into multiple drawings so the Surveyor’s Office
can complete their review of less complex drawings.

Section 1 Maps & Exhibits:
• Several maps and exhibits do not show the location or boundaries of the
proposed subdivision. Please update exhibits to include this information,
including the aerial photo, Wildlife Map, and Seeley Creek Drainage.
The Aerial Photo, Elk Winter Range Map, and Seeley Creek Drainage maps
now include the boundary of the proposed subdivision.

•

Please match titles used in the Table of Contents Maps and Exhibits Section to
those on the indicated document, including Site Location Map, Aerial Map,
Wildlife Map, Phase 1 Trail Plan, and Road and Storm Drainage Plans.
The titles of the exhibits now all match the Table of Contents.

•

The Wildlife Map contains very similar colors indicating different information.
Please either use labels on the map to identify each species or separate the
information into multiple exhibits.
The Wildlife Map has been simplified to include only Elk Winter Range.

•

The Phase 1 Trail Plan Exhibit does not emphasize the trail information. Please
simplify or eliminate less relevant information so that the trail information is more
prominent. This exhibit also refers to the preliminary plat for information on the
Trail in Phases II-IV. Because the preliminary plat includes Trail Phase I but does
not appear to differentiate between the phases, a separate exhibit is requested.
Simplifying the Phase 1 Trail Plan may allow for all phases to be shown in one
exhibit. Please include any connections to off-site trails on the Trail Plan.
We have included a revised Phases 1&2 Trail Plan Exhibit and Phases 3&4
Trail Plan Exhibit.

•

Please include a legend on the Detention Pond Plan and Drainage Swale
exhibits.
A legend has been added to the Detention Pond Plan.

Section 2 Project Summary:
• In Development Proposal, please correct the reference of “0.3 acres” to “0.03
acres.”
Thanks for pointing out that typo; it has been changed to 0.03 acres.
•

In Trail System, the potential to connect the proposed trail system to state land
is mentioned. Please correct “state” land to indicate neighboring public land
includes federal and county owned land. Please also discuss whether any
attempts were made to forge these connections.
The reference to the neighboring state land has been changed to National
Forest, also a 20’ public pedestrian access easement is proposed for the
on-site portion of the trail that parallels Hwy. 83 and currently trespasses
on the property.

•

In Roads/Access, please provide the name of the third access connecting
Highway 83 to S.O.S. Road.
I have included the road names of Alpine Trail, Seclusion Point, Nature’s
Way and Glacier Lily Way and described all three access points in more
detail.

•

Please update any shared driveway references to roads and include the road
names and compliant dimensions, per Subdivision Regulations 3.3.7.

We have updated the road names and dimensions in the Roads/Access
section.
•

Public Works requires the dedication of a 30-foot Public Right-of-Way along
Cedar Street, per the Missoula County Public Works Manual and Subdivision
Regulations 3.3.4. Please include this on the preliminary plat and update the
roads section to reflect this.
We have included a 30’ public right-of-way along the Cedar Lane frontage
of the subdivision to widen that portion of Cedar Lane to 60’ on the
Preliminary Plat.

•

In Schools, while Seeley Lake Elementary School is part of Seeley Lake School
District, please include information that Seeley Lake High School is part of the
Missoula County Public School District, per Seeley Lake Community Council,
Trail Committee comment.
The distinction between the K-8 and high school districts has been clarified
in the Project Summary and the Application.

•

In Utilities, please correct the electrical service provider to Missoula Electric
Cooperative, per Seeley Lake Community Council, Trail Committee comment.
Missoula Electric Cooperative is now identified as the electric service
provider in the Project Summary and the Application.

•

In Availability of Emergency Services, it is indicated that ambulance will be
provided out of Seeley Lake, while in the application ambulance service is
indicated as not applicable. Please correct this inconsistency.
Seeley Lake QRU/Rural Fire Department is now identified as the ambulance
service in the Project Summary and Application.

Section 3 Variance Requests
• In Variance Request #1, please explain how placing the responsibility of
improving Cedar Lane on future landowners of the proposed lots without
providing an easement along Cedar Lane mitigates the impact of the requested
variance, per Subdivision Regulations 5.9.1.2.
• Please provide evidence to support the claim that this variance will not result in a
threat to the public safety, health, or welfare, and is not injurious to persons or
property, per Subdivision Regulations 5.9.1.2.
• Please clarify how the response to unique conditions does not apply to other
property along Cedar Lane, per Subdivision Regulations 5.9.1.3.
• Please expand the explanation of hardship to the owner. Costs or financial
considerations shall not be the sole reason for determining an undue hardship,
per Subdivision Regulations 5.9.1.1
• Please explain how the request does not violate the stated goals in the Seeley
Lake Regional Plan, per Subdivision Regulations 5.9.1.4
The areas identified above have been expanded and clarified in the
Variance Request #1 section of the Submittal.

•
•

•
•

In Variance Request #2, please specify which roads are being referred to in the
second to last sentence in the “Explanation of hardship” section.
Please explain whether the proposed recreational trail will mitigate the variance
by meeting the general design standards in the Subdivision Regulations 3.3.9.3
and 3.3.9.5 Trail Construction Standards. Comment from the Health Department
recommends that trails should be done in a way that makes using the trails the
logical choice for walkers and bikers.
Please expand the explanation of hardship to the owner. Costs or financial
considerations shall not be the sole reason for determining an undue hardship,
per Subdivision Regulations 5.9.1.1
Please explain how the request does not violate the stated goals in the Seeley
Lake Regional Plan, per Subdivision Regulations Section 5.9.1.4
The areas identified above have been expanded and clarified in the
Variance Request #2 section of the Submittal.

Section 4 Subdivision Application
• The subdivision application and preliminary plat both contain a discrepancy in the
development area calculations. The total acreage minus common areas and road
areas does not equal the number provided for the total net acreage. Please
correct this in the application and on the preliminary plat.
The development summary on the preliminary plat indicates the lotted area
is 39.94 acres and there is 12.74 acres of common area totaling 52.68 acres.
The 5.08 acres of road area is in the form of an easement and therefore is
included in the 52.68 acres.
•

Please include the Town Residential II land use designation in the response to
D.6.
Town Residential II has been added to D.6.

•

Please include the comprehensive plan map, which was not located in the Maps
and Exhibits section as indicated, per Subdivision Application.
A Comprehensive Plan Map has been added to the Maps and Exhibits
section of the submittal.

•

Please expand the response to D.7 to include how the project complies with the
goals and policies of the Growth Policy, per Subdivision Application.
This section has been expanded to show how the project complies with the
goals and policies of the Growth Policy.

•

The response to J.6.f in Emergency Services refers to a Fire Suppression Plan.
This was not found in the submittal. Consider including this by expanding the
Wildfire section of the Covenants by expanding on the responses to the Fire
Hazard Assessment and addressing the notification requirements, per
Subdivision Regulations Section 3.1.3.5.D.

Section 12 of the Covenants has been expanded and relabeled Wildfire
Hazard Area Fire Suppression Plan. This has been noted in Section J.6.f. of
the Application section of the Submittal.
•

The placement of two new hydrants along Cedar Lane requires improvements to
the road that satisfy the requirements of Subdivision Regulations 3.4.5.
The hydrant locations are indicated on the Preliminary Plat and the 24’ wide
road surface is sufficient for access to them.

•
•

Section 7 Draft Covenants
The Missoula City-County Health Department recommends rewording Section
7.dd. to say: “Missoula City-County Air Pollution Control Program Rules specify
that only EPA certified woodstoves may be installed on the property. Stoves with
emissions at or below 4.1 grams per hour are recommended.”
This change has been made to the covenants.

•

Please elaborate on implementation of the Wildfire Hazard Area Standards per
Missoula County Subdivision Regulations Sections 7.5.10, 3.1.3.5, and Appendix
B. Your explanation in the covenants should include mechanisms for both
subdivision lot and common area defensible space implementation. Maintenance
Agreement provisions should include responsibilities to be performed and
appropriate parties, including the subdivider, and the role of individual lot owners,
the Homeowner’s Association or similar entity, and any permanent, long-term
assignment of responsibilities. Any method for transfer or transition in
responsibilities should be noted. Information should include a maintenance
schedule, and any assessment or funding mechanisms as appropriate. Aspects
of the Fire Hazard Assessment that are planned to mitigate wildfire hazard
should be addressed in the covenants or a maintenance agreement. These
include assumptions about fuel types, percentage of the subdivision treated for
defensible space, and roofing materials for homes built in the subdivision, per
Subdivision Regulations Section 3.1.3.5.d.
Please refer to the Wildfire Hazard Area Fire Suppression Plan (Section 12)
of the Covenants section of the Submittal.

Staff Summary of Agency Comment, pursuant to 5.7.7.3 Staff Review
• Missoula City-County Health Department – Air Quality
o Supports the covenant sections on Burning, Radon Mitigation, and Energy
Efficiency and recommends rewording the woodstoves language.
o Supports the proposed trail but does not support the variance from trails along
one side of all roads internal to the subdivision, per Subdivision Regulations
3.3.9.2.B-1.
• Five Valleys Audubon Society
o Impacts of the proposed subdivision will be limited.
o Proposal is not in conflict with their resource protection objectives.
o Offered their assistance in preparing sections of the Natural Resources
Stewardship and Recreation Plan related to avian use.

•

County Public Works
o Comment included information on requirements that may be required after
subdivision review is complete, including a signage plan; address
assignments;and construction and engineering review.
o Noted the requirement of a 30 foot public right of way along Cedar Lane, per
the Public Works Manual and the requirement that roads shall intersect at a
substantially right angle.
• County Surveyor’s Office
o The Preliminary Plat was not signed by a Professional Land Surveyor.
o The Preliminary Plat should address the note on the Survey of Carnes’
Seeley Creek Tracts, No. 3 regarding an old roadway that might affect the
proposal.
o A review of the preliminary plat was unable to be completed due to the
complexity of the Preliminary Plat.
• Seeley Lake Community Council, Trail Committee
o Comment included corrections or additions to utility providers, school district
information, and historical features in the subdivision application.
o Recommend improvements to Cedar Lane to prevent runoff and erosion,
which affects Clearwater Pond; development be allowed on a portion of the
Common Area; and verification of Thelma Lane and GLO road ownership.
o Regarding the variances, commented that egress east on Cedar Lane is poor,
requiring a four wheel drive in the winter; the proposed trail should be in a
public easement; a path along Cedar Lane should be provided to further the
connection to public land; existing trail should have a gravel surface.
o Offered to meet to discuss previous concerns and how they have been met.
• County Parks, Trails and Open Lands
o Additional information was requested on the following issues: public access to
the proposed trails; enhancements to north-south circulation through the
proposed subdivision; whether a pedestrian crossing will be provided at the
proposed approach off Highway 83; whether connection will be provided
between the approach and Memorial Park proposed access; whether trees in
Memorial Park will be impacted by the proposed approach; and feasibility of
extending Thelma Lane to Alpine Trail.
o Additional information was requested on the following issues: whether the
swale banks will be stabilized to prevent vegetation loss and erosion;
anticipated impacts if the natural drainage patterns were to be interrupted; and
timeline for improvements to the Memorial Park.
Other Issues
• In Development Proposal, information is included about two upper loop trails,
one in Phase I and the other in Phases II-IV. Consider clarifying how these are to
be distinguished.
Please refer to the Trail Maps in the Maps & Exhibits section of the
submittal. The lower loop would be established with Phases I-II and the
upper loop would be established in Phases III-IV.

•

The preliminary plat indicates an existing off-site approach located northwest of
the proposed subdivision is to be abandoned. Consider explaining whether this is
proposed with the subdivision, and if so, whether off-site lots will be affected by
the abandonment.
The new approach is indicated on the plat as well as the existing approach
which would be abandoned. A new access road will provide access to the
existing dwelling on Tract B, Carnes’ Seeley Creek Tracts, No. 3.

•

The MT DNRC recommends that any hydrologic analysis performed for a
floodplain study be sealed by a Montana licensed professional engineer and
summarized in a Hydrology Report. Consider including these as part of the
Seeley Creek Drainage Exhibit.
The Seeley Creek Drainage Exhibit, certified by the surveyor that created it
indicates the area to be less than 5 square miles, therefore a Hydrology
Report is not required.

•

Consider clarifying whether the proposed trail would be accessible to the public.
The only portion of the trail that would be public is the portion at the west
end of the subdivision where the public trail currently trespasses across
the property. A 20’ wide public access easement is proposed at this
location.

•

Public Works commented that there appear to be grade issues at proposed
intersections which will need to be reviewed and approved by Public Works prior
to Final Plat.
Those portions of the roads will be reviewed/approved prior to final plat.

•

Consider meeting with County Parks, Trails, and Open Lands to discuss their
comments.
We met with CAPS and Parks on March 29, 2016 to discuss their comments
and further comments were provided after that meeting.

Should you have any questions, please do not hesitate to call. Thanking you, in
advance, for your prompt handling of this submittal,
Sincerely,
PROFESSIONAL CONSULTANTS, INC.

Dale McCormick, Planner
Attachments
Cc:
Kevin Wetherell, Kakwa River Partners, LLC

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

March 11, 2016
Professional Consultants, Inc.
Attn.: Dale McCormick, Planner
PO Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision
Dear Dale:
Missoula County Community and Planning Services (CAPS) determined the Alpine Trails
Subdivision application packet complete for 3rd Element Review on February 18, 2016. Our
office received an electronic copy of your agency notification material on February 19, 2016
which contained your application packet Alpine Trails Subdivision 1st Sufficiency, a major
subdivision. At this time, the CAPS Office cannot determine your application packet to be
sufficient for review per the deficiencies identified below.
For Sufficiency Review
Submittal Packet:
 The electronic packet did not include updated information to reflect the current review
phase. In the next submittal, please update references to “3rd Element Review” to “2nd
Sufficiency Review”, including the cover page, cover letter, preliminary plat, and
exhibits, per the Subdivision Application.
 A second application packet was not received by our office. Please submit two
application packets and one electronic packet, per the Subdivision Application.
Preliminary Plat:
 The preliminary plat and subdivision application both contain a discrepancy in the
development area calculations. The total area minus common areas and road areas
does not equal the number provided for the total net area, a.k.a. total lotted area, per
the Subdivision Application. Please correct this on the preliminary plat and in the
application.
 The two shared driveways in Phase IV are considered to be roads because they serve
more than one lot, per Subdivision Regulations Table 3.3.7. Please name these roads,
per Table 7.4.
 Public Works noted that at least two intersections do not appear to meet the
intersection standard: “all new streets or roads that intersect existing or proposed
streets or roads shall intersect at a substantially right angle” per the Public Works
Manual. Please address the intersections in your revised application.
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The Surveyor’s Office commented that an old roadway that might effect this
subdivision is noted on Carnes’ Seeley Creek Tracts, No. 3 per Book 35 plats, Page
31. Please address this with a note on the Preliminary Plat. Additionally, the
Surveyor’s Office noted the Preliminary Plat was very difficult to read and their review
was unable to be completed due to the complexity and the inability to determine if it
fulfills the necessary requirements.

Section 1 Maps & Exhibits:
 Several maps and exhibits do not show the location or boundaries of the proposed
subdivision. Please update exhibits to include this information, including the aerial
photo, Wildlife Map, and Seeley Creek Drainage.
 Please match titles used in the Table of Contents Maps and Exhibits Section to those
on the indicated document, including Site Location Map, Aerial Map, Wildlife Map,
Phase 1 Trail Plan, and Road and Storm Drainage Plans.
 The Wildlife Map contains very similar colors indicating different information. Please
either use labels on the map to identify each species or separate the information into
multiple exhibits.
 The Phase 1 Trail Plan Exhibit does not emphasize the trail information. Please
simplify or eliminate less relevant information so that the trail information is more
prominent. This exhibit also refers to the preliminary plat for information on the Trail in
Phases II-IV. Because the preliminary plat includes Trail Phase I but does not appear
to differentiate between the phases, a separate exhibit is requested. Simplifying the
Phase 1 Trail Plan may allow for all phases to be shown in one exhibit. Please include
any connections to off-site trails on the Trail Plan.
 Please include a legend on the Detention Pond Plan and Drainage Swale exhibits.
Section 2 Project Summary:
 In Development Proposal, please correct the reference of “0.3 acres” to “0.03 acres.”
 In Trail System, the potential to connect the proposed trail system to state land is
mentioned. Please correct “state” land to indicate neighboring public land includes
federal and county owned land. Please also discuss whether any attempts were made
to forge these connections.
 In Roads/Access, please provide the name of the third access connecting Highway
83 to S.O.S. Road.
 Please update any shared driveway references to roads and include the road names
and compliant dimensions, per Subdivision Regulations 3.3.7.
 Public Works requires the dedication of a 30-foot Public Right-of-Way along Cedar
Street, per the Missoula County Public Works Manual and Subdivision Regulations
3.3.4. Please include this on the preliminary plat and update the roads section to
reflect this.
 In Schools, while Seeley Lake Elementary School is part of Seeley Lake School
District, please include information that Seeley Lake High School is part of the
Missoula County Public School District, per Seeley Lake Community Council, Trail
Committee comment.
 In Utilities, please correct the electrical service provider to Missoula Electric
Cooperative, per Seeley Lake Community Council, Trail Committee comment.
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In Availability of Emergency Services, it is indicated that ambulance will be provided
out of Seeley Lake, while in the application ambulance service is indicated as not
applicable. Please correct this inconsistency.

Section 3 Variance Requests
 In Variance Request #1, please explain how placing the responsibility of improving
Cedar Lane on future landowners of the proposed lots without providing an easement
along Cedar Lane mitigates the impact of the requested variance, per Subdivision
Regulations 5.9.1.2.
 Please provide evidence to support the claim that this variance will not result in a
threat to the public safety, health, or welfare, and is not injurious to persons or
property, per Subdivision Regulations 5.9.1.2.
 Please clarify how the response to unique conditions does not apply to other property
along Cedar Lane, per Subdivision Regulations 5.9.1.3.
 Please expand the explanation of hardship to the owner. Costs or financial
considerations shall not be the sole reason for determining an undue hardship, per
Subdivision Regulations 5.9.1.1
 Please explain how the request does not violate the stated goals in the Seeley Lake
Regional Plan, per Subdivision Regulations 5.9.1.4
 In Variance Request #2, please specify which roads are being referred to in the
second to last sentence in the “Explanation of hardship” section.
 Please explain whether the proposed recreational trail will mitigate the variance by
meeting the general design standards in the Subdivision Regulations 3.3.9.3 and
3.3.9.5 Trail Construction Standards. Comment from the Health Department
recommends that trails should be done in a way that makes using the trails the logical
choice for walkers and bikers.
 Please expand the explanation of hardship to the owner. Costs or financial
considerations shall not be the sole reason for determining an undue hardship, per
Subdivision Regulations 5.9.1.1
 Please explain how the request does not violate the stated goals in the Seeley Lake
Regional Plan, per Subdivision Regulations Section 5.9.1.4
Section 4 Subdivision Application
 The subdivision application and preliminary plat both contain a discrepancy in the
development area calculations. The total acreage minus common areas and road
areas does not equal the number provided for the total net acreage. Please correct
this in the application and on the preliminary plat.
 Please include the Town Residential II land use designation in the response to D.6.
 Please include the comprehensive plan map, which was not located in the Maps and
Exhibits section as indicated, per Subdivision Application.
 Please expand the response to D.7 to include how the project complies with the goals
and policies of the Growth Policy, per Subdivision Application.
 The response to J.6.f in Emergency Services refers to a Fire Suppression Plan. This
was not found in the submittal. Consider including this by expanding the Wildfire
section of the Covenants by expanding on the responses to the Fire Hazard
Assessment and addressing the notification requirements, per Subdivision Regulations
Section 3.1.3.5.D.
3



The placement of two new hydrants along Cedar Lane requires improvements to the
road that satisfy the requirements of Subdivision Regulations 3.4.5.

Section 7 Draft Covenants
 The Missoula City-County Health Department recommends rewording Section 7.dd. to
say: “Missoula City-County Air Pollution Control Program Rules specify that only EPA
certified woodstoves may be installed on the property. Stoves with emissions at or
below 4.1 grams per hour are recommended.”
 Please elaborate on implementation of the Wildfire Hazard Area Standards per
Missoula County Subdivision Regulations Sections 7.5.10, 3.1.3.5, and Appendix B.
Your explanation in the covenants should include mechanisms for both subdivision lot
and common area defensible space implementation. Maintenance Agreement
provisions should include responsibilities to be performed and appropriate parties,
including the subdivider, and the role of individual lot owners, the Homeowner’s
Association or similar entity, and any permanent, long-term assignment of
responsibilities. Any method for transfer or transition in responsibilities should be
noted. Information should include a maintenance schedule, and any assessment or
funding mechanisms as appropriate. Aspects of the Fire Hazard Assessment that are
planned to mitigate wildfire hazard should be addressed in the covenants or a
maintenance agreement. These include assumptions about fuel types, percentage of
the subdivision treated for defensible space, and roofing materials for homes built in
the subdivision, per Subdivision Regulations Section 3.1.3.5.d.
Staff Summary of Agency Comment, pursuant to 5.7.7.3 Staff Review
 Missoula City-County Health Department – Air Quality
o Supports the covenant sections on Burning, Radon Mitigation, and Energy
Efficiency and recommends rewording the woodstoves language.
o Supports the proposed trail but does not support the variance from trails along
one side of all roads internal to the subdivision, per Subdivision Regulations
3.3.9.2.B-1.
 Five Valleys Audubon Society
o Impacts of the proposed subdivision will be limited.
o Proposal is not in conflict with their resource protection objectives.
o Offered their assistance in preparing sections of the Natural Resources
Stewardship and Recreation Plan related to avian use.
 County Public Works
o Comment included information on requirements that may be required after
subdivision review is complete, including a signage plan; address assignments;
and construction and engineering review.
o Noted the requirement of a 30 foot public right of way along Cedar Lane, per
the Public Works Manual and the requirement that roads shall intersect at a
substantially right angle.
o County Surveyor’s Office
 The Preliminary Plat was not signed by a Professional Land Surveyor.
 The Preliminary Plat should address the note on the Survey of Carnes’
Seeley Creek Tracts, No. 3 regarding an old roadway that might affect
the proposal.
 A review of the preliminary plat was unable to be completed due to the
complexity of the Preliminary Plat.
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Seeley Lake Community Council, Trail Committee
o Comment included corrections or additions to utility providers, school district
information, and historical features in the subdivision application.
o Recommend improvements to Cedar Lane to prevent runoff and erosion, which
affects Clearwater Pond; development be allowed on a portion of the Common
Area; and verification of Thelma Lane and GLO road ownership.
o Regarding the variances, commented that egress east on Cedar Lane is poor,
requiring a four wheel drive in the winter; the proposed trail should be in a
public easement; a path along Cedar Lane should be provided to further the
connection to public land; existing trail should have a gravel surface.
o Offered to meet to discuss previous concerns and how they have been met.
County Parks, Trails and Open Lands
o Additional information was requested on the following issues: public access to
the proposed trails; enhancements to north-south circulation through the
proposed subdivision; whether a pedestrian crossing will be provided at the
proposed approach off Highway 83; whether connection will be provided
between the approach and Memorial Park proposed access; whether trees in
Memorial Park will be impacted by the proposed approach; and feasibility of
extending Thelma Lane to Alpine Trail.
o Additional information was requested on the following issues: whether the swale
banks will be stabilized to prevent vegetation loss and erosion; anticipated
impacts if the natural drainage patterns were to be interrupted; and timeline for
improvements to the Memorial Park.

Other Issues
 In Development Proposal, information is included about two upper loop trails, one in
Phase I and the other in Phases II-IV. Consider clarifying how these are to be
distinguished.
 The preliminary plat indicates an existing off-site approach located northwest of the
proposed subdivision is to be abandoned. Consider explaining whether this is
proposed with the subdivision, and if so, whether off-site lots will be affected by the
abandonment.
 The MT DNRC recommends that any hydrologic analysis performed for a floodplain
study be sealed by a Montana licensed professional engineer and summarized in a
Hydrology Report. Consider including these as part of the Seeley Creek Drainage
Exhibit.
 Consider clarifying whether the proposed trail would be accessible to the public.
 Public Works commented that there appear to be grade issues at proposed
intersections which will need to be reviewed and approved by Public Works prior to
Final Plat.
 Consider meeting with County Parks, Trails, and Open Lands to discuss their
comments.
Please submit two bound copies of the corrected submittal packet to the Planning Office for
review. Similarly, please submit updates of sections requiring correction in an electronic form
so that they can be posted as part of the 2nd Sufficiency online material. Upon submittal of
these materials, a second Agency Sufficiency Review Period will begin. In addition to all
previous agency comment, please include a copy of all Element Review and Sufficiency
Review letters as part of the submittal packet. After resubmitting the corrected subdivision
5

application and proposed preliminary plat, the Planning Office will determine whether the
application contains detailed supporting information sufficient to allow for the review of your
proposed subdivision.
If you have additional questions please feel free to give me a call at 258-3869 or email me at
cdascenzo@co.missoula.mt.us.
Sincerely,

Christine Dascenzo
Planner
Community and Planning Services
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MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

February 18, 2016
Dale McCormick
Professional Consultants, Inc.
P.O. Box 1750
Missoula, MT 59801
Re: Alpine Trails
Dear Dale:
Missoula County Community and Planning Services received your application packet
for Alpine Trails 3rd Element Review on February 10, 2016. Your application contains
the required items for subdivision review under the Subdivision Regulations adopted
February 15, 2016. An agency review list has been included for Agency Sufficiency
Review.
Information for Beginning Sufficiency Review:
Within 15 working days of a complete element determination, the Planning Office
shall determine whether the application contains sufficient information to review the
proposed subdivision, by March 10, 2016. Section 5.7.8 Sufficiency Review
The 3rd Element Review packet will become the 1st Agency Sufficiency Review
packet. We are requesting delivery of one additional 1st Agency Sufficiency Review
packet and an electronic version of the packet, in compliance with 2B.A.2. of the
Subdivision Application.
In lieu of reviewing a hard copy packet, agencies and interested parties will be
reviewing your electronic packet via a link that CAPS will set up for you, following
receipt of the necessary electronic files that make up your application packet.
Once you submit your electronic 1st Agency Sufficiency Review, our office will notify
you of the link to be sent to agencies and interested parties. We are requesting
delivery of an electronic 1st Agency Sufficiency Review packet that is identical to the
material that passed Element review, with the following exceptions:
1. Please incorporate this letter into the packet.
2. Please produce a pdf version of the Table of Contents. The Table of Contents
should include all sections of your packet in the correct order.
3. Any update in materials in anticipation of Sufficiency Review (please specify).
4. OPTIONAL - update materials to be consistent with February 15, 2016 effective
date of new Subdivision Regulations.

Once our office has completed links for your subdivision application, please send
agencies and interested parties an email with the following information
1. Please state the date agencies and interested parties were notified that the
packets were available electronically for Sufficiency Review.
2. Please state the agency review comment deadline, which should be March 7,
2016. This allows for 3 working days to allow CAPS time to review agency
comments before conclusion of Sufficiency Review.
3. You are encouraged to distribute agency materials by February 23rd, 2016 in
order to allow 10 working days for their review.
Please copy cdascenzo@missoulacounty.us on this email.
If you have additional questions, please feel free to give me a call at 258-3869 or
email me at cdascenzo@missoulacounty.us.
Sincerely,

Christine Dascenzo

Enc:

Agency Review List

cc:

Kevin Wetherell (kevin@cmpmontana.com)
Tim Worley
Jamie Erbaucher

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

February 18, 2016
Dale McCormick
Professional Consultants, Inc.
P.O. Box 1750
Missoula, MT 59801
Re: Alpine Trails
Dear Dale:
Missoula County Community and Planning Services received your application packet
for Alpine Trails 3rd Element Review on February 10, 2016. Your application contains
the required items for subdivision review under the Subdivision Regulations adopted
February 15, 2016. An agency review list has been included for Agency Sufficiency
Review.
Information for Beginning Sufficiency Review:
Within 15 working days of a complete element determination, the Planning Office
shall determine whether the application contains sufficient information to review the
proposed subdivision, by March 10, 2016. Section 5.7.8 Sufficiency Review
The 3rd Element Review packet will become the 1st Agency Sufficiency Review
packet. We are requesting delivery of one additional 1st Agency Sufficiency Review
packet and an electronic version of the packet, in compliance with 2B.A.2. of the
Subdivision Application.
In lieu of reviewing a hard copy packet, agencies and interested parties will be
reviewing your electronic packet via a link that CAPS will set up for you, following
receipt of the necessary electronic files that make up your application packet.
Once you submit your electronic 1st Agency Sufficiency Review, our office will notify
you of the link to be sent to agencies and interested parties. We are requesting
delivery of an electronic 1st Agency Sufficiency Review packet that is identical to the
material that passed Element review, with the following exceptions:
1. Please incorporate this letter into the packet.
2. Please produce a pdf version of the Table of Contents. The Table of Contents
should include all sections of your packet in the correct order.
3. Any update in materials in anticipation of Sufficiency Review (please specify).
4. OPTIONAL - update materials to be consistent with February 15, 2016 effective
date of new Subdivision Regulations.

Once our office has completed links for your subdivision application, please send
agencies and interested parties an email with the following information
1. Please state the date agencies and interested parties were notified that the
packets were available electronically for Sufficiency Review.
2. Please state the agency review comment deadline, which should be March 7,
2016. This allows for 3 working days to allow CAPS time to review agency
comments before conclusion of Sufficiency Review.
3. You are encouraged to distribute agency materials by February 23rd, 2016 in
order to allow 10 working days for their review.
Please copy cdascenzo@missoulacounty.us on this email.
If you have additional questions, please feel free to give me a call at 258-3869 or
email me at cdascenzo@missoulacounty.us.
Sincerely,

Christine Dascenzo

Enc:

Agency Review List

cc:

Kevin Wetherell (kevin@cmpmontana.com)
Tim Worley
Jamie Erbaucher

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

November 10, 2015
Dale McCormick
PCI
P.O. Box 1750
Missoula, MT 59801
Re: Alpine Trails
Dear Dale:
Missoula County Community and Planning Services received your application packet for
Alpine Trails 2nd Element Review on November 3, 2015. Overall, your application contains
many of the required items for subdivision review; however, at this time, the Planning Office
cannot certify your subdivision application as containing all the necessary elements. Please
include any additional changes as mentioned below. Once these items are addressed,
please resubmit the application to the Planning Office for a third Element review.
For Element Review:
1. Please compile all information into a single submittal, including an updated subdivision
application (attached), the latest water and sanitation information, the Preliminary Plat,
covenants, and all exhibits. All subdivision regulations citations should be consistent with
the Missoula County Subdivision Regulations effective November 2, 2015.
2. Section 3.3.4 of the Subdivision Regulations requires physical access to the subdivision to
be provided “…in accordance with the design standards in these regulations.” Please
provide the widths of S.O.S Road and Cedar Lane in your application, and include a
variance for each roadway that does not meet the 24’ width requirement in Subdivision
Regulations Table 3.3.7.
3. Please describe how the subdivision provides ingress and egress by more than one
access route in the Wildland Urban Interface per Subdivision Regulations section 3.4.8.
In particular, Phase I access via Elm Drive/Cedar Lane should be described. If access to
Cedar Lane via Elm Drive is not provided at Phase I, please request a variance to the
standard.
4. Please describe the portions of trail to be built for each phase. The phasing plan indicates
small sections of trail to be constructed south of Lots 3, 7, 9 and 11 and through Lot 4
(Phase I). The trail network expands at Phase II, but is left disconnected until the platting
of Lots 28 and 29 in Phase III. Is this correct? If trail construction timing differs from the
phases, please show in an exhibit.

5. Please show 1) the water line crossing the Phase II common area and 2) the overhead
power line crossing Lot 1 within appropriate utility easements per Subdivision Regulations
Section 7.4(35).
6. Please provide a flood study for Seeley Creek in accordance with Subdivision Regulations
Sections 7.5.9.2, 3.1.3.6(C) and 7.4(41, 44). Seeley Creek has a drainage area
exceeding 5 square miles and meets the vertical and horizontal proximity criteria in
relation to this subdivision. Standards for Flood Hazard Evaluations can be found in
Appendix D.
7. Please include a completed Fire Hazard Assessment (Appendix C) as part of your
subdivision application. Please provide information regarding this subdivision’s planned
compliance with Wildfire Hazard Area Standards in Missoula County Subdivision
Regulations Sections 3.1.3.5 and 7.4(41).
8. Please include updated variance criteria for any requested variance per Subdivision
Regulations Section 5.9. Any additional variance is subject to a $500 fee per request.
Other Issues
1. The Primary Travel Corridor standards no longer apply to this subdivision.
2. It would be a good idea to reference the new Maintenance Agreements appendix (B) in
light of this submittal and make changes to covenants, etc. accordingly.
3. This subdivision is subject to the Fire Suppression Plan requirements in Subdivision
Regulations Section 3.4. We recommend a review (at minimum) of fire water supply,
access, and facilities maintenance in light of the updated subdivision regulations.
4. The vegetation reduction guidelines you have included are no longer part of the
Subdivision Regulations. You may want to distinguish these guidelines from the
requirements of the Wildfire Hazard Area Standards in Subdivision Regulations Section
3.1.3.5.
5. The plat shows private access/road easements continuing beyond lot boundaries for Lots
26, 27 and 29. The Surveyor’s Office or Public Works may comment on the need for
easements to continue on these lots.
If you have any questions, please call me at 258-4794, or email me at
tworley@co.missoula.mt.us.
Sincerely,

Tim Worley
Tim Worley, CAPS
Enclosure:

Updated Subdivision Application

cc:

Christine Dascenzo
Jamie Erbacher

MISSOULA
COUNTY

MISSOULA COUNTY COMMUNITY AND PLANNING SERVICES
200 W. BROADWAY
MISSOULA, MONTANA 59802-4292
PHONE: (406) 258-3432 & (406) 258-4657 FAX: (406) 258-3920
Planning & Permitting ● Conservation & Communities ● Parks & Trails

December 9, 2014
Dale McCormick
PCI
P.O. Box 1750
Missoula, MT 59801
Re: Alpine Trails
Dear Dale:
Missoula County Community and Planning Services received your application packet for
Alpine Trails 1st Element Review on December 2, 2014. Overall, your application contains
many of the required items for subdivision review; however, at this time, the Planning Office
cannot certify your subdivision application as containing all the necessary elements. Please
include any additional changes as mentioned below. Once these items are addressed,
please resubmit the application to the Planning Office for a second Element review.
For Element Review:
SUBDIVISION APPLICATION (required per Missoula County Subdivision Regulations
Supplemental Administrative Materials (SAMS)), Exhibit 2B
1. An address of 3232 Highway 83 North, Seeley Lake, Montana was provided in the
Subdivision Application. Our records indicate that this address is associated with Lot B of
Carnes Seeley Creek Tracts #3 and that the subject parcel does not currently have an
address. Please clarify in the Subdivision Application. It needed, you may contact Dave
Dewing at 258-4628 to verify this information. (Subdivision Application Section B)
2. Within your application you have stated the subdivision will be developed in phases.
Please provide a Phasing Plan per the Missoula County Subdivision Regulations Section
5.5.21.1. (Subdivision Application Section F)
3. Please provide the following maps and clearly label each one.
A. A vicinity map showing the subject property and the area within 1,000 feet of the
subject property.
B. Adjacent ownership. A map showing the ownership of adjacent lands, including
lands across public and private rights of way. (Subdivision Application Section I)
4. Please describe how the proposed subdivision will affect the adjacent public land. Within
this section include any applicable land management policies and how access to the
public land will be affected. (Subdivision Application Section K (3) (a))
5. Draft covenants were provided with the subdivision application. Please see the following
sections of the covenants that need to be addressed:

A. Building envelopes are mentioned in the covenants. If building envelopes are
proposed please provide them on a supplemental data sheet. (Proposed
covenants Section 7 (a))
B. The covenants refer to residential construction only however in the Project
Summary it states that Lots 1 and 2 may be developed commercially. You may
want to revise the covenants to allow for commercial on these two lots. (Proposed
covenants Section 7 (d) and (q), Section 8)
C. The covenants state that enclosed storage areas are designated on Phase 3 and 4
final plats. This may trigger Buildings for Lease or Rent. Further discussion is
required if this section remains in the covenants. (Proposed covenants Section 11)
D. The covenants refer to Notice of Existing Covenants or Restrictions. The book and
page noted however does not refer to the subject property. Within your application
you have also stated that no other covenants or restrictions apply to this property.
Please clarify. (Proposed covenants Section 13, Subdivision Application Section G
(2))
6. The first sentence in the Water and Sanitation Report states that Alpine Trails is a 38 lot
subdivision. Please correct this to 39 lots. (Water and Sanitation Report)
7. Within the Groundwater and Well Water Information two well log reports provided by
DNRC are illegible; please provide a legible copy if available. (Groundwater and Well
Water Information).
EXHIBIT 7 – Element Review Checklist
8. Please provide proof of legal access from S.O.S. Lane and Highway 83 in your submittal.
(Section 7.4.5)
9. Please provide street names for all proposed streets within the subdivision. (Section
7.4.8.4)
10. Please include Exhibit A as described in Section 14 of the draft covenants regarding
Wildland/Urban Interface. (Section 7.4.10)
11. Please designate the areas of steep slopes on the plat as “No Build” areas or provide a
report summarizing the soil, geological and hydrological characteristics of the property
proposed to be subdivided. The report (if required) shall be submitted by a professional
engineer registered in the State of Montana. The “No Build” areas should be indicated on
the legend for each affected plat or supplemental data sheet. All legs of the “No Build”
area should be depicted on the plat with bearings and distances shown. A separate
bearings and distances sheet can be provided if necessary. (Section 7.4.13)
12. Please provide adjacent land information as described in Section 7.4.15.
13. Within the draft covenants please provide the following:
A. Please include language requiring the perpetual restrictions for the open-space
area. (Section 7.4.17.3)
B. Please include language on the maintenance, use, and liability of the proposed trail
system. (Section 7.4.17.4)
C. Please include language that requires permission from the governing body prior to
the HOA being dissolved. (Section 7.4.17.9)
D. Please provide details regarding the maintenance of the private roads, trail system
and the hydrant system (if additional hydrants will be necessary). (Section
7.4.17.10)

PRELIMINARY PLAT (required per Table 7.3 of the Missoula County Subdivision
Regulations)
14. Please provide the following on the proposed plat or on a supplemental data:
A. Please provide a legend on all plats and supplemental data sheets.
B. Please make sure the preliminary plat includes the Certification of Professional
Land Surveyor and the Certification of Professional Engineer (if data includes
engineering plans and specifications). (Table 7.3 (14))
C. Please provide the approximate location of all section corners or legal subdivision
corners of the section pertinent to the subdivision boundaries. (Table 7.3 (18))
D. Please identify and locate of all existing easements, rights-of-way of record, and
proposed public and private easements and rights-of-way, including descriptions of
their widths and purposes.
E. Please show all existing and proposed infrastructure and proposed utilities located
on and adjacent to the tract. This shall include the improvements to the County
owned property where the Veterans Memorial is located.
F. Please indicate the approximate size and depths of the water mains and fire
hydrants that are within 500 feet. This could be part of the descriptive narrative
within your application. (Table 7.3 (38))
G. Please show the approximate locations of the nearest gas lines, electric and
telephone lines, and street lights. (Table 7.3 39))
Layout Design and Other Standards
15. Section 3.2.3.4 of the Subdivision Regulations prohibits lots from being divided by a
street or road ease easement. As proposed Lots 2 and 4 are divided by a road easement.
Please relocate the road easement, widen the road easement or ask for a variance to
comply with this section of the regulations. If a variance is requested a fee of $500.00
shall also be included.
16. Section 3.2.3.8 of the Subdivision Regulations prohibits through lots. Within the proposed
subdivision there are multiple through lots proposed (Lots 20, 22, 25, 26, 33, 35, and 37).
Please request a variance from this section of the regulations and include a variance fee
of $500.00.
17. “Ceder Lane” is misspelled on the preliminary plat. Please correct this to reflect the
correct spelling which is Cedar Lane.
18. Cedar Lane appears to be an off-site road serving your subdivision. Please provide more
information on Cedar Lane, specifically the 20’ unobstructed width requirement, subgrade, and access to the hydrants. COS 3594 indicates Cedar Lane to only be 16.3’ wide
from the center of West Cophenhaver Tract to the intersection of with Highway 83.
(Missoula County Subdivision Regulations Section 3.3.5 Subdivision Regulations)
19. A trail system is being proposed with this subdivision. Please provide an easement for
the trail, noting the width and whether it is a public or private easement. (Missoula County
Subdivision Regulations Section 3.2.4)
Other Issues
1. Some of the lots within this subdivision are proposed to be served by individual wells.
There have been recent changes to DNRCs review and approval for water rights. It is
strongly recommended that you consult DNRC to determine if water rights are approvable
for these lots. Without water rights, it is possible that this subdivision may not be able to
be built out as proposed. (Missoula County Subdivision Regulations Section 7.4.12.5)

2. The Health Department information indicates that some of the drainfield locations are
unapprovable because of high groundwater. It is recommended that you consult with the
Health Department prior to sufficiency review (see attached letter).
3. Within the application you have stated that this property is subject to the Primary Travel
Corridor regulations. Please clarify if the Highway Right of Way adjacent to this parcel,
owned by the County; is Highway 83 Right of Way or another form of Right of Way. I
would suggest meeting with the County Surveyors Office to determine if this is Highway
83 Right of Way or another form of Right of Way. If it is Highway 83 Right of Way then
the Primary Travel Corridor Standards are applicable. If it is other Right of Way then
Primary Travel Corridor Standards are not applicable (Subdivision Application Section K
(4))
If you have additional questions please feel free to give me a call at 258-4653 or email me at
jerbacher@co.missoula.mt.us.

Sincerely,
Jamie Erbacher
Jamie Erbacher, Planner III, CAPS
cc: Tim Worley, CAPS

May 05, 2014
Colton Litzenberger
3115 S Russell St.
Missoula, MT 59801
Re: Alpine Trails Subdivision, EQ#14-1812
Dear Colton:
The application for the above referenced subdivision was reviewed by this office in accordance with
ARM Title 17, Chapter 36 and MCA 76-4-122 and applicable local regulations. This letter is to inform
you that the material submitted for the proposal is incomplete for our review purposes. This subdivision
cannot be approved by the Health Officer pursuant to MCA 76-4-122 and ARM 17.36.110, due to the
following deficiencies:
Denial Points requiring action:
1. This subdivision is being proposed adjacent to an area of concern due to elevated nitrate levels.
The groundwater study submitted is relevant, but not site specific enough in its scope. Please
submit on-site data that clearly defines the local direction of groundwater flow and including the
well at Lindey’s when determining flow direction. In addition, please provide evidence that the
proposed development will not cause or contribute to an exceedance of the nitrate standard in the
groundwater around the Kurt’s Polaris monitoring well, or add nitrate to the groundwater around
Lindey’s monitoring well (because it is already over the standard).
2. The Presby system is not designed to incorporate the use of pressure distribution. Please provide
revised system designs for any systems proposed to utilize pressure distribution.
3. Your submission does not include a copy of the Presby Systems operation and maintenance
manual. Please submit this document.
4. The replacement areas depicted on the site plan do not show sufficient area to allow for a full size
replacement system. Please show that there will be enough room for a full size conventional
drainfield in the proposed replacement areas.
5. It is difficult to distinguish lot lines because of the dashed lines currently used. Please use solid
lines to depict lot lines on the site plan.
6. Please provide a detailed proposal of the creation of a Maintenance Special Improvement District,
a Sewer and Water District, or other mechanism providing equivalent institutional and financial
stability in accordance with this Department’s Alternative Systems Manual Section 17.4.2.
7. A copy of the full preliminary plat was not included with the proposal. Please provide a copy of
this that clearly shows the any applicable exemption requests for Lot 1 and the Common Area.
8. There are fees that have not been paid as follows: You show 16 wells on the site plan, but only
paid for 15. You have proposed pressure on 9 lots, but only paid for 6. Please submit the
appropriate fees.
9. Planning Board and/or Commissioner’s comments were not included with the proposal. Please
provide any copies of these.

10. Public comments have not been included with the proposal. Please provide documentation of any
public comments received.
11. We cannot evaluate whether an exemption is appropriate for Lot 1 without reviewing the
language on the preliminary plat. If you are proposing to use an exemption, please be sure to
submit adequate supporting information. If, not please submit sufficient information and fees
required for the review of this lot.
12. If Lot 1 will not be exempt, please provide bacteriological sample results no older than 6 months
from any wells on Lot 1.
13. The soil profile data does not show accurate corresponding lot numbers. Please update the soil
profile data sheets to show the correct lot numbers that the profiles were done on.
14. During the site visits it was difficult to determine the exact locations of the proposed drainfield
sites. Please stake the primary and replacement drainfield sites so we can determine that
separation requirements are met.
15. Many of the pipes marking the soil sample sites had water in them (see attached data sheet). Soil
profile #’s 38, 39, 40, 41, 42, 43, 48, 50, and 53 all exhibited water levels at less than 48” from
the natural ground surface, and will not be approvable sites for any type of septic system or
further groundwater monitoring. Ground water monitoring by this department will be required for
the remaining soil profile #’s between 12-39. If proposed drainfield sites will be relocated on
these lots, or any others, new fees for the review of those drainfields would be due.
16. Soil profile #20 is not depicted on the site plan. Please add this to the site plan.
17. Lot 14 has a soil profile on the property, but is not labeled on the site plan. Please depict this
profile on the site plan.
18. Based on our site visit it appears that the slopes indicated across the proposed drainfield sites are
not accurate. Please resurvey the drainfield sites and modify the slopes shown on the site plan as
appropriate.
19. Well logs were not included in the proposal. Please provide the relevant well logs.
20. Well isolation zones are not permitted to leave the boundaries of the subdivision without
easements authorized by the adjacent property owner. Please adjust the locations of the wells on
lots 30, 32, 34, and 36 or create the appropriate easements to satisfy this rule.
21. Well isolation zones are only allowed to cross proposed lot lines with permission from the
property owner. To avoid future complications we are requiring that easements be recorded for
any well isolation zones that cross lot lines. Please create the appropriate easement to satisfy this
requirement.
22. Mixing zones are not permitted to leave the boundaries of the subdivision without easements
authorized by the adjacent property owner. The mixing zone on lot 3 crosses the subdivision
boundary. Please adjust the location of the corresponding drainfield to satisfy this rule or provide
an easement for this.
23. Drainfields on lot #’s 23, 24, 36, 38, and 39 are directly upgradient from Cedar Pond. Please
provide adjacent to surface water analysis and recalculate the phosphorous breakthrough for those
drainfields.
24. The calculations for the dose volume do not appear to satisfy the minimum dose sizing
requirements set out in DEQ 4. Please rerun the calculations and present them in a more detailed
way, clearly showing volumes of laterals, manifold, and transport lines and how the calculations
satisfy DEQ 4, Chapter 4.2.3.3(D).
Notes:
25. The connections to the PWS are being reviewed by the DEQ. Be advised, the number of
connection that you have proposed does not correlate to the permission to connect letter that was
submitted.
26. The storm water component of this proposal has been sent to the DEQ for review.

27. The waiver requests for this proposal have been sent to the DEQ for review.

Because of inadequate information and failure to meet the requirements for approval pursuant to MCA
76-4-104, ARM 17.36.110 (iii) and ARM 17.36.331 (1)(a), we are unable to approve the proposed
subdivision as submitted. If you wish to challenge this denial of certification, you may request a hearing
before the Board of Environmental Review, pursuant to Section 76-126, MCA and the Montana
Administrative Procedures Act.
We can continue our review of this subdivision once you have submitted the necessary information
addressing the deficiencies. The time period for review will begin again upon your re-submittal.
Sincerely,

James Erven, R.S.
Environmental Health Specialist

Shannon Therriault, R.S.
Environmental Health Supervisor
cc: Janet Skaarland, Montana Dept of Environmental Quality

September 12, 2014
Andy Mefford
P.O. Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision, EQ#14-1812
Dear Andy:
This letter is a recap of our recent meeting at the Health Department on 09/10/14. We talked about denial
point #15 from the review letter issued 05/05/14 in regards to groundwater monitoring. We acknowledged
an inaccuracy within that item and the correction will read as follows:
15. “Many of the pipes marking the soil sample sites had water in them (see attached data sheet). Soil
profile #’s 38, 39, 40, 41, 42, 43, 48, 50, and 53 all exhibited water levels at less than 48” from the
natural ground surface, and will not be approvable sites for any type of septic system or further
groundwater monitoring. Ground water monitoring by this department will be required for the
remaining soil profile #’s between 12-37. If proposed drainfield sites will be relocated on these lots,
or any others, new fees for the review of those drainfields would be due.
You inquired as to the potential for re-monitoring sites nearby the failed sites detailed above, and what the
requirements would be for locating the new test holes. Our general practice when evaluating monitoring
requested adjacent to failed holes is to ask that an explanation be presented detailing why the proposed
site would exhibit any differing results from the failed site. In other words, is there some characteristics of
groundwater locally that would explain an approvable site versus a neighboring failed site? These
requests are evaluated on a case-by-case basis, and there is no steadfast rule that pertains to these
situations.
If you have questions or concerns as this moves forward please contact me at 406-258-4755.

Sincerely,

James Erven, R.S.
Environmental Health Specialist

ALPINE TRAILS
SUBDIVISION

AGENCY REVIEW COMMENTS

From:
To:
Cc:
Subject:
Date:

Garrick Swanson
Christine Dascenzo
Dale McCormick; Lisa Moisey
Alpine Trails 3rd Agency Review
Thursday, June 22, 2017 12:50:00 PM

Christine Dascenzo
Cc: Dale McCormick (PCI)
      Lisa Moisey (Parks and Trails Program Manager)
Parks, Trails & Open Lands has completed their review of the Alpine Trails subdivision 3rd sufficiency
agency review with the following comments:
·

In the project summary, it is stated that portions of this phase 1 trail will be flat enough to
meet ADA standards. To provide accommodations for ADA access to recreation opportunites
and best meet 3.4.9.3 B MCSR General Design Standards for ADA, the entire phase 1 trail is
supported by the Parks and Trails program to be ADA compliant.

·

The trail surfacing described in the Morton Trails narrative on trail design (page 4, paragraph
#2) does not meet ADA standards for phase I trail development with a proposed topsoil and
a “conservation seed mix” as surface treatment.

·

County Parks, Trails and Open Lands supports continuous Access in MCSR 3.4.9.3 A for the
8 lots (4, 6, 8, 10, 18, 20, 22 and 24) that are currently proposed to share the roadway to
gain access to the subdivision recreational/nordic trail system.

·

County Parks, Trails and Open Lands is requesting the developer to reconsider a public nonmotorized trail connection from Cedar Lane to the proposed 22’ wide Hwy. 83 trail
easement on the western trail segment of the phase I recreational/nordic trail system.
Thank you for your pervious consideration to amend the proposal from second sufficiency
agency comments to include the two trail connections to Lots 4, 6, 8, 10, 18, 20, 22, and 24
with the western trail being dedicated as public, as recommended by County Parks, Trails
and Open Lands and County Public Works.
“We have considered amending the proposal in response to comments from County
Parks, Trails, and Open Lands and County Public Works and have chosen to keep the trail
as is, with the addition of an access point added across Lot 25 to make it easier for Lots
18, 20, 22, and 24 to access the trail and the Common Area. Public access on the trail
doesn’t make sense with the exception of the 22’ public access easement being granted
parallel to Hwy. 83; S.O.S. Lane is a private road, so public access would end at the north
end of Wilderness Ridge”.
Trails are a major priority for residents in Seeley Lake. Residents expressed interest during
the 2012 County Parks and Trails master planning outreach for trails that connect significant

focal points in town with existing trails and public lands outside of town for improved
pedestrian and bike connectivity. Granting public access along an already proposed trail
within the Alpine Trails subdivision would complete a park to park connection between
Clearwater Park and the VFW Memorial Park. In addition, a non-motorized connection to
Morrell Creek / USF Recreational Lands would further support the goal of connecting
community focal points / areas of interest to the Seeley Lake Elementary School and private
residents south of Cedar Lane.
Thanks,

Garrick Swanson, Parks & Trails Planner II, LAIT
(406) 258-4719 / gswanson@missoulacounty.us

Parks,Trails & Open Lands
MISSOULA COUNTY

Community and Planning Services
Parks, Trails & Open Lands
323 West Alder Street
Missoula, Montana 59802-4292

PUBLIC WORKS
ENGINEERING DIVISION
6089 TRAINING DRIVE
MISSOULA, MT 59808

MISSOULA
COUNTY

Nicole Whyte
nwhyte@co.missoula.mt.us
Voice (406) 258-3723
Fax (406) 258-4864

June 21, 2017
Dale McCormick
Professional Consultants Inc.
P.O. Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision
3rd Sufficiency Review
Dear Mr. McCormick:
We have reviewed your above noted subdivision for engineering, surveying and development
concerns. Based on our review, we do have additional comments to add to our previous comment letters regarding items required by the subdivision regulations for all plats:
1. While some construction/engineering details are provided in the application, this review
does not consider those elements and a thorough review of those elements will be provided during the construction plan review process., including the following informational
comment:
a. According to your subdivision proposal you wish a variance from providing onsite ADA compliant trail along at least one side of all roads internal to the subdivision for the proposed major rural subdivision (3.4.9.2.B). When speaking with
the representatives of Morton Trails I was informed that ADA compliance was
not part of the applicants design request. Morton Trails designs trails all over the
world, including ADA compliant trials. The design proposal should include ADA
compliance, materials and excavation techniques as indicated on their website for
our review, or provide preliminary engineered plans for the trail construction,
similar to those provided for the interior road construction, as these plans are required per subdivision regulation 3.4.9.5. The United States Access Board website provides State and local governments and private entities with guidance when
designing trails, picnic and camping facilities, viewing areas and access routes.
Please review the Trails (definition F106.5) as there are key differences between
accessible routes, sidewalks, shared-use paths, and trails. Please indicate which
type of facility you are proposing as you have mixed definitions and uses (see:
https://www.access-board.gov/guidelines-and-standards/recreationfacilities/outdoor-developed-areas/a-summary-of-accessibility-standards-forfederal-outdoor-developed-areas/appendixes)
2. You are currently proposing to relocate the existing access to the County Park and Memorial. This approach is controlled by MDT, and we still have not heard from MDT regarding approval of the relocation.

Additionally, we have reviewed your subdivision application for the above noted subdivision for surveying concerns. Based on the County Surveyor's Office review, we have the
following comments regarding items that the developer should be aware of as requirements of the subdivision regulations or surveying regulations:
1. No additional comments.

Sincerely,
Missoula County Public Works

Nicole Whyte
Nicole Whyte
Building & Development Programs Manager
cc: Christine Dascenzo
Steve Niday
Erik Dickson
Brent O’Connor
Louise Adams
Nicole Whyte
Greg Robertson
Deborah Bell
File

MISSOULA
COUNTY

DEPARTMENT OF PUBLIC WORKS
SURVEYORS OFFICE
199 W PINE ST
MISSOULA, MT 59802-4221
Louise Adams, Examining Land Surveyor
Office (406)258-4813
ladams@missoulacounty.us

Christine,
I have reviewed the 3rd Agency Sufficiency Review submitted for Alpine Trails.
The Surveyor’s Office has a few areas of concern.
I have circled the areas & numbered them on Phases 2 & 3.
1. Currently the legal description for the project is – Tract A, Carnes’ Seeley Creek Tracts

No. 3. It needs to be revised to include this portion of Tract B.
2. In the Project Summary this is called a “22’ Public Pedestrian Access Easement”.

On the preliminary plat it should be labeled similarly. The way it’s labeled right now
driving on it is not prohibited.
3. A key feature of this subdivision is this trail system. In the submittal packet it is described
as a 30’ wide easement. This is the only place on the Preliminary Plat where it’s labeled
& it’s 27’ wide. A Private access easement does not limit the use, except maybe in the
covenants. It would be better to label this on the subdivision plat as a “Non-motorized
Access Easement”.
4. 75’ Private Access Easement – In the submittal packet, the streets are said to be within
60’ wide easements. If the street is a 60’ easement & the trail is 27’ wide, I think this
should be described as 87’ wide easement. Although, it would be better to separate the
trail from the street, because of different uses. – See Non-motorized Access Easement in
comment 3.
5. a&b Who is going to be responsible for these small segments of land? I think they should
be designated as part of the easements or as Common Area. 5a - should be part of the
public access easement. Is a 40’ public access allowed per the County Public Works
Department road design standards? If this small area was made part of the easement
the width would no longer be an issue.
6. Every street is a separate easement and should be labeled as such. As far as I could determine the only place on the submittal where the street easement is called out is the 75’
Private Access Easement on Phase 2.
7. Every segment of the trail should be labeled as a Non-motorized Access Easement along
with a stated width.
8. This hatching is not identified in the legend. I assume it is the no-build zone because of
slopes. According to the project Summary, the steep slopes have been identified on the
preliminary plat, I don’t see them.
Thanks
Louise Adams
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ALPINE TRAILS SUBDIVISION
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SEC. 35, T.17 N., R.15 W., P.M.M.,
MISSOULA COUNTY, MONTANA
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From:
To:
Subject:
Date:
Attachments:

Jim Erven
Travis Ross; Dale McCormick; Christine Dascenzo
Re: Alpine Trails Subdivision
Friday, June 09, 2017 10:22:32 AM
image002.png

Dale, as you are aware, sanitation review is in progress and must attain approval. I see the
recent questions posed by DEQ regarding fees for this review and will be looking into this soon
and getting in touch with Tom. Thanks! -Jim
James Erven, R.S.
Environmental Health Specialist II
Missoula City/County Health Department
301 West Alder
Missoula, MT 59802
Office - 406-258-4755
Fax - 406-258-4781

From: Travis Ross
Sent: Friday, June 9, 2017 9:55:35 AM
To: Dale McCormick; Christine Dascenzo
Cc: Jim Erven
Subject: RE: Alpine Trails Subdivision
Dale – This project is outside of the Missoula Valley Water Quality District. We have no substantive
comment. Thanks. Travis
Travis Ross
Environmental Health Specialist
406.258.4964

From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, June 08, 2017 4:19 PM
To: 'envhealth@missoulacounty.us'; 'bschmidt@missoulacounty.us'; 'scoefield@missoulacounty.us';
'stherriault@missoulacounty.us'; 'jmiller@missoulacounty.us'; 'jharvala@missoulacounty.us';
'waterquality@missoulacounty.us'; 'tross@missoulacounty.us'; 'pnielsen@missoulacounty.us';
'dfultz@missoulacounty.us'; 'ario@missoulacounty.us'; 'dseaton@missoulacounty.us';
'dbell@missoulacounty.us'; 'edickson@missoulacounty.us'; 'grobertson@missoulacounty.us';
'boconnor@missoulacounty.us'; 'ladams@missoulacounty.us'; 'sniday@missoulacounty.us';
'lmoisey@missoulacounty.us'; 'gswanson@missoulacounty.us'; 'kbecher@missoulacounty.us';
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Dale, as you are aware, sanitation review is in progress and must attain approval. I see the
recent questions posed by DEQ regarding fees for this review and will be looking into this soon
and getting in touch with Tom. Thanks! -Jim
James Erven, R.S.
Environmental Health Specialist II
Missoula City/County Health Department
301 West Alder
Missoula, MT 59802
Office - 406-258-4755
Fax - 406-258-4781

From: Travis Ross
Sent: Friday, June 9, 2017 9:55:35 AM
To: Dale McCormick; Christine Dascenzo
Cc: Jim Erven
Subject: RE: Alpine Trails Subdivision
Dale – This project is outside of the Missoula Valley Water Quality District. We have no substantive
comment. Thanks. Travis
Travis Ross
Environmental Health Specialist
406.258.4964

From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, June 08, 2017 4:19 PM
To: 'envhealth@missoulacounty.us'; 'bschmidt@missoulacounty.us'; 'scoefield@missoulacounty.us';
'stherriault@missoulacounty.us'; 'jmiller@missoulacounty.us'; 'jharvala@missoulacounty.us';
'waterquality@missoulacounty.us'; 'tross@missoulacounty.us'; 'pnielsen@missoulacounty.us';
'dfultz@missoulacounty.us'; 'ario@missoulacounty.us'; 'dseaton@missoulacounty.us';
'dbell@missoulacounty.us'; 'edickson@missoulacounty.us'; 'grobertson@missoulacounty.us';
'boconnor@missoulacounty.us'; 'ladams@missoulacounty.us'; 'sniday@missoulacounty.us';
'lmoisey@missoulacounty.us'; 'gswanson@missoulacounty.us'; 'kbecher@missoulacounty.us';

200 West Broadway Street
Missoula, Montana 59802-4292

December 22, 2016
Dale McCormick
Professional Consultants Inc.
P.O. Box 1750
Missoula, MT 59806
Re: Alpine Trails Subdivision
2nd Sufficiency Review
Dear, Mr. McCormick:
Parks, Trails and Open Lands appreciates the opportunity to review and comment on the 2nd Sufficiency
submittal for Alpine Trails. Our review is limited to non-motorized trails and parks as it relates to the
Alpine Trails Subdivision proposal.
In a letter dated May 2, 2016 to Dale McCormick with PCI from Parks, Trails and Open Lands (reference
attached), the proposed Alpine approach on Hwy. 83 was not supported. The same approach identified
in the 2nd sufficiency package is not supported by the Parks and Trails program or the park steward(s) of
the VFW Memorial located adjacent Hwy. 83. In addition, an approved easement on the preliminary
plat dated 11-20-16 for an approach through the County owned Parcel or MDT ROW is not identified.
Parks, Trails & Open Land Staff partially support variance request #2 with the following
recommendations to satisfy section 3.3.9.2 B-1 without having to construct a trail on at least one side of
all roads internal to the subdivision.
•

With frequently accessed public land to the north, that offers a diverse range of year round
recreation activities that promote a healthy and active lifestyle for all social economic levels.
Park and Trails staff strongly encourages a north/south non-motorized public trail connection in
the ROW from Cedar Ln. and Seclusion Point to the intersection of Alpine Trails and SOS Road.
This would be a great public benefit to the community of Seeley Lake Residents by providing a
direct and efficient route connecting the heart of Seeley Lake, Private Residents and the Seeley
Lake School District to Federal public lands.

•

General Design Standard 3.3.9.3 -A states that “non-motorized facilities shall be continuous
and provide access to all lots within the subdivision and, where applicable, provide safe access
to bus stops, schools and playgrounds, shopping area, parks, common areas or open space”.

Missoula County Community and Planning Services Parks, Trails & Open Lands Program
Office Address: 323 West Alder, Missoula, MT 59802 Telephone (406) 258-3432 FAX (406) 258-3920

200 West Broadway Street
Missoula, Montana 59802-4292

Lots 8, 6, 10, 18, 20, 22 and 24 do have continuous access to the proposed non-motorized trail
system. Parks, Trails & Open Lands recommends the development of two shared use nonmotorized trails to satisfy standard 3.3.9.3- A as part of the variance (see attached map). Trail A
would connect lots 18, 20, 22, and 24. Trail B would connect lots 4, 6, 8, 10 and provide that
north/south public trail connection from Cedar Ln. to SOS Rd.
•
•

Please provide a cross section of proposed non-motorized trails for review.
A particular aspect of variance request #2 that staff supports is the proposed layout of the nonmotorized trail design. The current layout provides a basic level of wildland fire mitigation as a
natural fire break within the WUI (Wildland Urban Interface).

Parks, Trails and Open Land staff could support variance request #2 in its entirety with the above
recommendations to enhance neighborhood and recreational trail connectivity for public use, while
meeting the design intent of general standard 3.3.9.3 - B .
Sincerely,
Parks, Trails & Open Lands

Garrick Swanson, Planner II
cc: Christine Dascenzo
Lisa Moisey

Missoula County Community and Planning Services Parks, Trails & Open Lands Program
Office Address: 323 West Alder, Missoula, MT 59802 Telephone (406) 258-3432 FAX (406) 258-3920

May 02, 2016
Dale McCormick, Planner
PCI, Inc.
P.O. Box 1750
Missoula, Montana 59806
Re: Alpine Trails Subdivision
Dear Mr. McCormick,
Parks, Trails and Open Lands received your Alpine Trails sufficiency review packet respectively in February
2016, requesting agency comment. During our initial review, Parks, Trails and Open Lands staff noted the
information packet was insufficient to provide an adequate review of the proposal. To further inform our
project understanding, staff scheduled a site visit to the VFW Memorial Park with the current park stewards on
March 25, 2016. The site visit focused on reviewing the proposed design for the VFW Memorial Park to
accommodate the proposed Alpine Trails approach off Hwy 83. The follow up meeting you requested on March
29, 2016 to address our questions and request for more information outlined in our first sufficiency agency
review helped inform our comments.
We have revisited your Alpine Trails subdivision application focusing on the proposed Alpine Trails approach
off Hwy 83 and variance request #2. Our comments are limited to the management of County Parks, Trails and
Open Lands.
The proposed Alpine Trails approach off Hwy 83 is not supported by the Parks, Trails and Open Lands
Program. The parcel known as the VFW Memorial Park as stated in the Deed “is to be used for highway or
highway beautification purposes only”. Bisecting the park parcel for subdivision ingress and egress does not
align with highway or beautification purposes.
In addition, the Seeley lake community supports the extension of the existing community trail to Morrel Creek
Road through the VFW Memorial Park on the eastern property boundary. One of the primary goals with the
development of non-motorized trails is to separate motorized and non-motorized traffic. It is of staff’s opinion
that the proposed Alpine Trails approach will increase the opportunity for pedestrian/vehicle conflicts. It is also
of staff’s opinion that pedestrian safety is further compromised with limited sight lines off of Hwy 83 onto the
proposed Alpine Trails approach.

Parks, Trails and Open Lands supports variance request #2 contingent on the development of a public nonmotorized shared use path constructed to the standards established in Table 3.3.9.4 adjacent Wilderness Ridge
from S.O.S Road to Seclusion Point terminating at the intersection of Seclusion Point and Cedar Lane. With
public lands to the north that offer a diverse range of recreation opportunities and development to the south that
includes and is not limited to local services, Seeley Lake School District and residential development, a nonmotorized shared use path would provide the most direct and efficient connection to public lands from the core
of Seeley Lake for year round recreation opportunities off of Morrell Creek Rd.
Parks, Trails and Opens Lands staff appreciates the opportunity to review and comment on the Alpine Trails
subdivision proposal.
CC: Christine Dascenzo, Planner, Community & Planning Services
Time Worley, Senior Planner, Community & Planning Services

Sincerely,

Garrick Swanson
Parks and Trails Program Planner / LAIT

From:
To:
Subject:
Date:

webmaster@missoulacounty.us
cdascenzo@missoulacounty.us; tworley@missoulacounty.us; Dale McCormick
Missoula County, MT: Alpine Trails Subdivision - 2nd Agency Comment
Monday, December 19, 2016 11:47:03 AM

A new entry to a form/survey has been submitted.
Form Name:

Alpine Trails Subdivision - 2nd Agency Comment

Date & Time:

12/19/2016 11:46 AM

Response #:

3

Submitter ID:

9842

IP address:

69.146.144.64

Time to complete:

2 min. , 53 sec.

Survey Details
Page 1

1.

Agency
Five Valleys Audubon Society

2.

Name of Contact
Gerhard Knudsen

3.

Email Address
gmk@bresnan.net

4.

Phone Number
(406) 251-2765

5.

Agency Comment | Please provide your comment in the space below or respond with "See uploaded
file" or "No Comment"
We appreciate the opportunity to review this next iteration of the plan for the proposed Alpine Trails
Subdivision. You will recall that, during the first sufficiency review, we concluded that the prospective
development would not be in conflict with our resource protection objectives. Our assessment of the
second sufficiency review information has revealed nothing that would change that conclusion. We also
remain willing to assist with any avian resource evaluation needed for the Natural Resources Stewardship
and Recreation Plan contemplated by the covenants.
Thanks for keeping us abreast of the planning for the Alpine Trails Subdivision.

6.

Upload File

7.

Upload File

Thank you,
Missoula County, MT
This is an automated message generated by the Vision Content Management System™. Please do not reply
directly to this email.

From:
To:
Subject:
Date:

webmaster@missoulacounty.us
cdascenzo@missoulacounty.us; tworley@missoulacounty.us; Dale McCormick
Missoula County, MT: Alpine Trails Subdivision - 2nd Agency Comment
Thursday, December 15, 2016 3:03:13 PM

A new entry to a form/survey has been submitted.
Form Name:

Alpine Trails Subdivision - 2nd Agency Comment

Date & Time:

12/15/2016 3:03 PM

Response #:

2

Submitter ID:

9840

IP address:

172.16.65.99

Time to complete:

10 min. , 5 sec.

Survey Details
Page 1

1.

Agency
Missoula City County Health Department, Air
Program

2.

Name of Contact
Benjamin Schmidt

3.

Email Address
bschmidt@missoulacounty.us

4.

Phone Number
(406) 258-3369

5.

Agency Comment | Please provide your comment in the space below or respond with "See uploaded
file" or "No Comment"
The addition of a trail along one side of Alpine Trail will improve non-motorized connectivity for the
subdivision..

6.

Upload File

7.

Upload File

Thank you,

Missoula County, MT
This is an automated message generated by the Vision Content Management System™. Please do not reply
directly to this email.

From:
To:
Subject:
Date:

webmaster@missoulacounty.us
cdascenzo@missoulacounty.us; tworley@missoulacounty.us; Dale McCormick
Missoula County, MT: Alpine Trails Subdivision - 2nd Agency Comment
Tuesday, December 13, 2016 1:39:52 PM

A new entry to a form/survey has been submitted.
Form Name:

Alpine Trails Subdivision - 2nd Agency Comment

Date & Time:

12/13/2016 1:39 PM

Response #:

1

Submitter ID:

9835

IP address:

172.16.34.77

Time to complete:

4 min. , 6 sec.

Survey Details
Page 1

1.

Agency
OEM, County FIRE

2.

Name of Contact
Adriane Beck

3.

Email Address
abeck@missoulacounty.us

4.

Phone Number
(406) 258-3632

5.

Agency Comment | Please provide your comment in the space below or respond with "See uploaded
file" or "No Comment"
The proposed Alpine Trails sub-division appears to comply with Missoula County Sub-Division Regulations
as they relate to fire and public safety.
Adriane Beck
Missoula County Fire Inspector

6.

Upload File

7.

Upload File

Thank you,
Missoula County, MT
This is an automated message generated by the Vision Content Management System™. Please do not reply
directly to this email.

From:
To:

Cc:
Subject:
Date:
Attachments:

Dale McCormick
"envhealth@co.missoula.mt.us"; "bschmidt@co.missoula.mt.us"; "scoefield@co.missoula.mt.us";
"stherriault@co.missoula.mt.us"; "jharvala@co.missoula.mt.us"; "tross@co.missoula.mt.us";
"pneilson@co.missoula.mt.us"; "dfultz@co.missoula.mt.us"; "ario@missoulacounty.us";
"dseaton@co.missoula.mt.us"; "devison@co.missoula.mt.us"; "edickson@co.missoula.mt.us";
"groberts@co.missoula.mt.us"; "boconno@co.missoula.mt.us"; "cgreenwalt@co.missoula.mt.us";
"ssmith@co.missoula.mt.us"; "lmoisey@co.missoula.mt.us"; "cwulfeku@co.missoula.mt.us";
"dprescott@cI.missoula.mt.us"; "bryce@missoulaeduplace.org"; "dalexander@ci.missoula.mt.us";
"ldavidson@missoulahousing.org"; "jhart@co.missoula.mt.us"; "robertmc@cskt.org"; "preservation@cskt.org";
"tonyi@cskt.org"; "bpaulson@blackfoot.com"; "missoulaNCD@northwestern.com";
"shawn.weingartner@northwestern.com"; "slk2559@blackfoot.net"; "slr@blackfoot.net";
"logan@mtnwater.com"; "tklietz@co.missoula.mt.us"; "mdunwell@mt.gov"; "gcameron@mt.gov";
"shrose@mt.gov"; "jodi_bush@fws.gov"; "shrose@mt.gov"; "missoulacd@macdnet.org";
"mslacd@montnan.com"; "lschock@mt.gov"; "jhensiek@fs.fed.us"; "ephelps@fs.fed.us";
"BLM_MT_Missoula_FO@blm.gov"; "ccalnan@mt.gov"; "rfeigley@fs.fed.us"; "gmdanczyk@fs.fed.us";
"byelczyn@fs.fed.us"; "gregorywgustina@fs.fed.us"; "abeck@co.missoula.mt.us"; "cnewman@mrfdfire.org";
"seeleyfire@blackfoot.net"; "mthane@co.missoula.mt.us"; "cstoutsle@blackfoot.net"; "slchamber@blackfoot.net";
"annie@missoulacfac.org"; "cfacinfo@missoulacfac.org"; "cathy@crcmt.org"; "info@fvaudubon.org";
"office@blackfootchallenge.org"; "ryen@montanatu.org"; "mbia@buildmissoula.com";
"lsolomon@missoularealestate.com"; "jlemons@oldcastlematerials.com";
"cstout@seeleylakecommunitycouncil.com"
"Christine Dascenzo"; "Tim Worley"; Tom Anderson; "Kevin Wetherell"; Andy Mefford
Alpine Trails Subdivision 2nd Sufficiency Review
Tuesday, December 13, 2016 12:40:00 PM
AgencyReviewList-Alpine.xlsx

To:      Project Review Agencies
RE:     Alpine Trails Subdivision
Request for 2nd Sufficiency Review
December 13, 2016
Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 2nd Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:
http://tinyurl.com/AlpineTrails2ndSuff
This information is being e-mailed to your agency on or before December 13, 2016,
please provide your comments no later than December 23rd 2016, the CAPS
sufficiency review deadline is on December 28, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Happy Holidays! Thank you in advance for your attention to the requested review.
Sincerely,
-Dale

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Cc:
Subject:
Date:

Steve Niday
Toby Dumont
Steve Inabnit; Dale McCormick
Re: Alpine Trails Subdivision
Monday, December 05, 2016 4:18:26 PM

Toby,
I agree with your plan to remove the note. I was just there a few months ago working on Ceder Lane. I plotted
the R/W deed you cited and it does not affect Tract A of Carnes' Seeley Creek Tracts, No. 3.
Steve

>>> On 12/5/2016 at 3:47 PM, in message
<CY1PR12MB077641939EDA6358AB49E6F3DD830@CY1PR12MB0776.namprd12.prod.outlook.com>, Toby
Dumont <tobyd@pcimontana.com> wrote:

Steve & Steve,
Good afternoon. I was in your office earlier today to further research a note that I places on the
Amended Plat of Carnes’ Seeley Creek Tracts No. 3 (Book 35 plats, Page 31) to wit: “Missoula County
road records indicate a possibility of an old roadway existing prior to the construction of the current
Montana Highway No. 83. The location of this roadway may affect the westerly portion of the
subject property. The legal status or existence of said roadway was not determined by this survey.”
After further review of the Road Book, this note is referring to Book 147 (deeds) Page 222. This
easement affects Tract 1-A of Carnes’ Seeley Creek Tracts No. 2 and COS 3181. Beginning at the
southwest corner of Section 35, thence North along the Section Line between Sections 34 and 35,
500.0 feet; thence S.11⁰33’E 509.9 feet; thence west 100.0 feet. This falls short Tract A of Carnes’
Seeley Creek Tracts No. 3.
The attached letter from CAPS asks that I address the note. My plan is to remove the note as it does
not affect the subject property being subdivided (Tract A).

Toby Dumont, P.L.S.
Principal Land Surveyor
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
tobyd@pcimontana.com
www.pcimontana.com

From:
To:
Subject:
Date:

Dale McCormick
"Rose, Sharon"
RE: Alpine Trails Subdivision
Thursday, July 07, 2016 11:55:00 AM

Hi Sharon,
When can we expect comments? Please let me know.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Monday, June 13, 2016 2:46 PM
To: Dale McCormick
Subject: RE: Alpine Trails Subdivision

Big thank you!
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Monday, June 13, 2016 2:44 PM
To: Rose, Sharon
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
Here you are. Good idea.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Monday, June 13, 2016 2:40 PM
To: Dale McCormick
Subject: RE: Alpine Trails Subdivision

Hi Dale,
Almost there. It might help if you could send me a Word version of the Covenants? That way we
could make suggested changes directly in track change into the covenants. Otherwise, you’ll have to
take our suggestions and re-word/incorporate them yourself, and then we’d have to double-review
your new version?
Thanks and sorry I didn’t think to ask for this sooner,
Sharon
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Monday, June 06, 2016 10:30 AM
To: Rose, Sharon
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
This week would be fine. Feel free to give me a call if you have questions.
Thanks
-Dale

From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Monday, June 06, 2016 8:18 AM
To: Dale McCormick
Subject: RE: Alpine Trails Subdivision

And belatedly, thank you for this, Dale
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, April 07, 2016 12:15 PM
To: Rose, Sharon
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
Please see attached. Let me know if you have questions.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Monday, March 28, 2016 9:16 PM
To: Dale McCormick
Subject: RE: Alpine Trails Subdivision

Hi Dale,
Trying to get to this, maybe end of week? I can say that our comments would involve strengthening
and tightening the LWW covenants due to extensive black & griz bear and lion activity on/near the
site.
Also, do you have an electronic copy of the prelim plat without all the elevation/topo lines? Maybe I
missed it, but I didn’t see one in the review materials.
Thank you,
Sharon
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 22, 2016 3:04 PM
To: Rose, Sharon
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
Do you have a sense for when FWP comments will be available for this project? Your feedback is
important to us and it would be good to include your comments into our next submittal. Please let
me know.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Thursday, February 25, 2016 5:56 PM
To: Dale McCormick
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision

Importance: High

Sorry, Dale, but don’t we get 10 working days--vs. 10 calendar days? Wouldn’t the deadline be
March 9th?
Thanks,
Sharon @ FWP
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, February 25, 2016 10:34 AM
To: envhealth@co.missoula.mt.us; bschmidt@co.missoula.mt.us; scoefield@co.missoula.mt.us;
stherriault@co.missoula.mt.us; jharvala@co.missoula.mt.us; tross@co.missoula.mt.us;
pneilson@co.missoula.mt.us; dfultz@co.missoula.mt.us; tjmcdermott@co.missoula.mt.us;
dseaton@co.missoula.mt.us; devison@co.missoula.mt.us; edickson@co.missoula.mt.us;
groberts@co.missoula.mt.us; boconno@co.missoula.mt.us; cgreenwalt@co.missoula.mt.us;
ssmith@co.missoula.mt.us; lmoisey@co.missoula.mt.us; cwulfeku@co.missoula.mt.us;
dprescott@cI.missoula.mt.us; bryce@missoulaeduplace.org; dalexander@ci.missoula.mt.us;
ldavidson@missoulahousing.org; jhart@co.missoula.mt.us; robertmc@cskt.org; preservation@cskt.org;
tonyi@cskt.org; bpaulson@blackfoot.com; missoulaNCD@northwestern.com;
shawn.weingartner@northwestern.com; slk2559@blackfoot.net; slr@blackfoot.net;
logan@mtnwater.com; tklietz@co.missoula.mt.us; Dunwell, Mary Ann; Cameron, Glen; Rose, Sharon;
jodi_bush@fws.gov; Rose, Sharon; DNRC Missoula CD; mslacd@montnan.com; Schock, Larry;
jhensiek@fs.fed.us; ephelps@fs.fed.us; BLM_MT_Missoula_FO@blm.gov; Calnan, Cory;
rfeigley@fs.fed.us; gmdanczyk@fs.fed.us; byelczyn@fs.fed.us; gregorywgustina@fs.fed.us;
abeck@co.missoula.mt.us; cnewman@mrfdfire.org; seeleyfire@blackfoot.net;
mthane@co.missoula.mt.us; cstoutsle@blackfoot.net; slchamber@blackfoot.net;
annie@missoulacfac.org; cfacinfo@missoulacfac.org; cathy@crcmt.org; info@fvaudubon.org;
office@blackfootchallenge.org; ryen@montanatu.org; mbia@buildmissoula.com;
lsolomon@missoularealestate.com; jlemons@oldcastlematerials.com;
cstout@seeleylakecommunitycouncil.com
Cc: Christine Dascenzo; Kevin Wetherell
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency

review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Cc:
Subject:
Date:
Attachments:

Garrick Swanson
Dale McCormick
Christine Dascenzo; Lisa Moisey; Tim Worley
Alpine Trails Subdivision
Monday, May 02, 2016 1:19:00 PM
20160426 CO_Parks Alpine Trails Subdivision Comment.pdf

Dale,
Parks, Trails and Open Land staff appreciated the follow up meeting you requested on March
29, 2016 to address our questions and request for more information outlined in our first
sufficiency agency review. The information you provided helped inform our comments. We
have revisited your Alpine Trails subdivision application focusing on the proposed Alpine
Trails approach off Hwy 83 and variance request #2. Our comments are limited to the
management of County Parks, Trails and Open Lands. Please see attached document.
Thank you,

Garrick
Garrick Swanson, LAIT & Planner II
County Parks, Trails and Open Lands
A Greater Backyard, Together
(406) 258-4719 / gswanson@missoulacounty.us

May 02, 2016
Dale McCormick, Planner
PCI, Inc.
P.O. Box 1750
Missoula, Montana 59806
Re: Alpine Trails Subdivision
Dear Mr. McCormick,
Parks, Trails and Open Lands received your Alpine Trails sufficiency review packet respectively in February
2016, requesting agency comment. During our initial review, Parks, Trails and Open Lands staff noted the
information packet was insufficient to provide an adequate review of the proposal. To further inform our
project understanding, staff scheduled a site visit to the VFW Memorial Park with the current park stewards on
March 25, 2016. The site visit focused on reviewing the proposed design for the VFW Memorial Park to
accommodate the proposed Alpine Trails approach off Hwy 83. The follow up meeting you requested on March
29, 2016 to address our questions and request for more information outlined in our first sufficiency agency
review helped inform our comments.
We have revisited your Alpine Trails subdivision application focusing on the proposed Alpine Trails approach
off Hwy 83 and variance request #2. Our comments are limited to the management of County Parks, Trails and
Open Lands.
The proposed Alpine Trails approach off Hwy 83 is not supported by the Parks, Trails and Open Lands
Program. The parcel known as the VFW Memorial Park as stated in the Deed “is to be used for highway or
highway beautification purposes only”. Bisecting the park parcel for subdivision ingress and egress does not
align with highway or beautification purposes.
In addition, the Seeley lake community supports the extension of the existing community trail to Morrel Creek
Road through the VFW Memorial Park on the eastern property boundary. One of the primary goals with the
development of non-motorized trails is to separate motorized and non-motorized traffic. It is of staff’s opinion
that the proposed Alpine Trails approach will increase the opportunity for pedestrian/vehicle conflicts. It is also
of staff’s opinion that pedestrian safety is further compromised with limited sight lines off of Hwy 83 onto the
proposed Alpine Trails approach.

Parks, Trails and Open Lands supports variance request #2 contingent on the development of a public nonmotorized shared use path constructed to the standards established in Table 3.3.9.4 adjacent Wilderness Ridge
from S.O.S Road to Seclusion Point terminating at the intersection of Seclusion Point and Cedar Lane. With
public lands to the north that offer a diverse range of recreation opportunities and development to the south that
includes and is not limited to local services, Seeley Lake School District and residential development, a nonmotorized shared use path would provide the most direct and efficient connection to public lands from the core
of Seeley Lake for year round recreation opportunities off of Morrell Creek Rd.
Parks, Trails and Opens Lands staff appreciates the opportunity to review and comment on the Alpine Trails
subdivision proposal.
CC: Christine Dascenzo, Planner, Community & Planning Services
Time Worley, Senior Planner, Community & Planning Services

Sincerely,

Garrick Swanson
Parks and Trails Program Planner / LAIT

From:
To:
Subject:
Date:

Bob Vanden Heuvel
Dale McCormick
SLRFD Agency Comment
Wednesday, April 27, 2016 2:58:57 PM

Dale,
After review I feel good about the project.
Fire Hydrants not within 1000 feet of any structure would be my only concern.
I do like the residential sprinkler systems too, but realize that is not always practical.
I know Tom Anderson and I had worked on the hydrant placements. I may have missed something or
made a mistake in hydrant distances…
If so I apologize.
Any time we can bring water per hydrants to our fire scene it is a huge advantage.
Being a mostly volunteer Fire Dept. any advantage we can gain is a plus. Delays due to volunteer
availability sets us up for difficulties
From the get go. Our structure engines carry 1000 feet of 3 inch supply line but due to the
constriction of the 3 inch line, after traveling 1000 feet
from the hydrant our pressure is reduced considerably. The difference between having available
hydrants within reach of a scene as opposed to
A water shuttle with tanker trucks is usually the difference between getting a good fire stop or not.
Seeley lake Water does a great job of maintaining their hydrants so anytime we can tap into them,
we certainly do.
We will make the situation work if there are structures located more Than 1000 feet from a fire
hydrant.
The roads in and out look passable for our apparatus and that is very much appreciated.
We look forward to seeing your project move forward.
Let me know if there is anything I can do to help with any Fire Dept. issues in the future.

Bob Vanden Heuvel
Fire Chief, Paramedic
Seeley Lake Fire Department
406-677-2400 (Office)
406-210-6354 (Cell)
seeleyfirechief@blackfoot.net
CONFIDENTIALITY NOTICE: The contents of this communication may contain confidential or
privileged information belonging to the sender. The information is intended only for the use of the
individual or entity named as the recipient. If you are not the intended recipient, you are hereby

notified that any disclosure, copying, distribution or the taking of any action in reliance on the
contents of this information is strictly prohibited. If you have received this communication in error,
please destroy and/or delete it without copying or further distribution and notify us immediately at
(406) 677-2400. Thank you.

From:
To:
Subject:
Date:
Attachments:

Garrick Swanson
Dale McCormick
Re: Alpine Trails Subdivision
Thursday, April 07, 2016 3:38:29 PM
20160325 Site Vistie Alpine Trails Subdivision Summary.pdf

Dale,
Please find the attached summary of our site visit to the proposed Alpine Trails Subdivision site on March 25,
2016 to meet with the VFW Memorial representatives to discuss the proposed Alpine Trails approach and
possible alternatives.
I appreciated the opportunity to meet you and further discuss the Alpine Trails Subdivision first sufficiency
review from the Parks, Trails and Open Lands program.  
Thank you,
My email address is changing to
gswanson@missoulacounty.us

Garrick
Garrick Swanson, LAIT & Planner II
County Parks, Trails and Open Lands
A Greater Backyard, Together
(406) 258-4719 gswanson@missoulacounty.us

>>> Garrick Swanson 3/2/2016 10:27 AM >>>
Good Morning Dale,
I am Garrick Swanson with the Missoula County Parks, Trails and Open Lands Program. I am working through
the first sufficiency review for Alpine Trails Subdivision. In reviewing the neighborhood meeting summary notes
from August 17, 2013 that PCI provided as part of the submittal package., the VFW in Seeley Lake expressed
concern about the proposed road access through the County Parcel / Veteran's Memorial.   The
summary states "Sufficient width of the road for the memorial is important for ceremonies such as those that
take place on Veteran's Day and Memorial Day."
After the meeting, you took a site visit to the Veteran's Memorial with a group of Veterans and discussed how
the new road could be configured to provide the most benefit to the memorial and accommodate expansion
and improvement over time. Could you provide me with a brief outline of that meeting/conversation?
How will the proposed road be designed to provide the best benefit to the memorial, users and annual events
held by the VFW?
What were the primary concerns and questions from the Veteran's?
How will the road accommodate expansion and improvement over time without having a negative impact on
the memorial or social trail that currently exists?
Thank you in advance for the above information.
Cheers,
My email address is changing to
gswanson@missoulacounty.us

Garrick
Garrick Swanson, LAIT & Planner II
County Parks, Trails and Open Lands
A Greater Backyard, Together
(406) 258-4719 gswanson@missoulacounty.us

Alpine Trails Subdivision
Summary of on-site meeting at the VFW Memorial adjacent Hwy 83, Seeley Lake, Montana
March 25, 2016 11:00 AM
County Staff Present: Garrick Swanson, Lisa Moisey (Parks, Trails and Open Lands Program)
Christine Dascenzo (Planning Office)
VFW Memorial Representatives: Gary Pelletier, Glenn and Barbara
Site Visit Agenda
• Review proposed Alpine Trails Subdivision off-site impacts/changes at VFW Memorial as per
Preliminary Plat dated 1-15-16 (2nd Element Review Revisions) by PCI Engineering
o Discuss off-site improvement options at VFW Memorial
• Walk waterline easement from S.O.S Road to Cedar Lane
• Walk southern property boundary along Cedar Lane west to Willow Drive
Review & Discuss proposed Alpine Trails off-site changes at VFW Memorial
The meeting started by locating the property pin just north of the proposed Alpine Trails approach off
Hwy 83 where the proposed location and width of Alpine Trails was approximately located on site.
Garrick S. explained to the group where the proposed memorial access and private resident access
northeast of the VFW Memorial would land on the landscape. After reviewing the proposed changes at
the VFW Memorial the following options were discussed and identified by the VFW Memorial
Representatives and Parks, Trails and Open Land staff (PTOL)
• No approach through the VFW Memorial (park) is the preferred option.
• Relocate proposed Alpine Trails approach to the south to achieve a greater distance from the
memorial to help reduce subdivision traffic impact at the memorial.
• VFW and PTOL discussed possible use of Thelma Lane (Public ROW) to provide an approach to
Alpine Trails off Morrell Creek Rd. Representatives of the VFW Memorial are concerned with
increased traffic volumes on the east side of the Memorial with current Hwy. 83 traffic
immediately adjacent to the west. VFW Memorial representatives do not support this option.
Walk waterline easement from S.O.S Road to Cedar Lane
Staff walked the existing waterline easement from S.O.S Road to Cedar Lane to gain a better
understanding of scale, existing conditions and spatial relationship to the surrounding parcels. The team
found this to be a great benefit to their understanding of the proposed Alpine Trails Subdivision.
Walk southern property boundary along Cedar Lane west to Willow Drive
Staff walked the southern property boundary observing existing conditions of Clearwater Park / Pond,
current storm water sheet flow patterns into Clearwater Park / Pond, Cedar Lane road width and

location of existing fire hydrants and above ground utilities on the north side of Cedar Lane. At the
southeast property corner of the proposed Alpine Trails subdivision, staff measured the 30’ of additional
ROW to meet the 60’ ROW width along Cedar Lane to better understand scale, impact and feasibility.
Staff noticed a possible spring on the north side of Cedar Lane at the intersection of Willow drive due to
a significant change is surface water. The water sheet flows west on the north side of Cedar Lane
discharging into Clearwater Park / Pond. The team found this to be a great benefit to their
understanding of the proposed Alpine Trails Subdivision.

From:
To:
Cc:
Subject:
Date:
Attachments:

Ewart, Ronald - FS
Christine Dascenzo
Dale McCormick
Alpine Trails
Thursday, March 31, 2016 11:33:35 AM
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Christine,
Attached please find our comment letter from the Seeley Lake Ranger District. You will also receive a
hard copy in the mail. Dale only gets the electronic version. J
Thanks for the opportunity to comment- sorry it’s a little late. Please feel free to call with any
questions.
Ron Ewart
Realty Specialist
Forest Service
Lolo National Forest
p: 406-677-3938
c: 406-240-0002
rewart@fs.fed.us
3583 Hwy 83 N
Seeley Lake, MT 59868
www.fs.fed.us

Caring for the land and serving people

This electronic message contains information generated by the USDA solely for the intended
recipients. Any unauthorized interception of this message or the use or disclosure of the
information it contains may violate the law and subject the violator to civil or criminal
penalties. If you believe you have received this message in error, please notify the sender and
delete the email immediately.

From:
To:
Subject:
Date:

Rose, Sharon
Dale McCormick
RE: Alpine Trails Subdivision
Monday, March 28, 2016 9:16:03 PM

Hi Dale,
Trying to get to this, maybe end of week? I can say that our comments would involve strengthening
and tightening the LWW covenants due to extensive black & griz bear and lion activity on/near the
site.
Also, do you have an electronic copy of the prelim plat without all the elevation/topo lines? Maybe I
missed it, but I didn’t see one in the review materials.
Thank you,
Sharon
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 22, 2016 3:04 PM
To: Rose, Sharon
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
Do you have a sense for when FWP comments will be available for this project? Your feedback is
important to us and it would be good to include your comments into our next submittal. Please let
me know.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Thursday, February 25, 2016 5:56 PM
To: Dale McCormick
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision
Importance: High

Sorry, Dale, but don’t we get 10 working days--vs. 10 calendar days? Wouldn’t the deadline be
March 9th?
Thanks,
Sharon @ FWP
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, February 25, 2016 10:34 AM
To: envhealth@co.missoula.mt.us; bschmidt@co.missoula.mt.us; scoefield@co.missoula.mt.us;
stherriault@co.missoula.mt.us; jharvala@co.missoula.mt.us; tross@co.missoula.mt.us;
pneilson@co.missoula.mt.us; dfultz@co.missoula.mt.us; tjmcdermott@co.missoula.mt.us;
dseaton@co.missoula.mt.us; devison@co.missoula.mt.us; edickson@co.missoula.mt.us;
groberts@co.missoula.mt.us; boconno@co.missoula.mt.us; cgreenwalt@co.missoula.mt.us;
ssmith@co.missoula.mt.us; lmoisey@co.missoula.mt.us; cwulfeku@co.missoula.mt.us;
dprescott@cI.missoula.mt.us; bryce@missoulaeduplace.org; dalexander@ci.missoula.mt.us;
ldavidson@missoulahousing.org; jhart@co.missoula.mt.us; robertmc@cskt.org; preservation@cskt.org;
tonyi@cskt.org; bpaulson@blackfoot.com; missoulaNCD@northwestern.com;
shawn.weingartner@northwestern.com; slk2559@blackfoot.net; slr@blackfoot.net;
logan@mtnwater.com; tklietz@co.missoula.mt.us; Dunwell, Mary Ann; Cameron, Glen; Rose, Sharon;

jodi_bush@fws.gov; Rose, Sharon; DNRC Missoula CD; mslacd@montnan.com; Schock, Larry;
jhensiek@fs.fed.us; ephelps@fs.fed.us; BLM_MT_Missoula_FO@blm.gov; Calnan, Cory;
rfeigley@fs.fed.us; gmdanczyk@fs.fed.us; byelczyn@fs.fed.us; gregorywgustina@fs.fed.us;
abeck@co.missoula.mt.us; cnewman@mrfdfire.org; seeleyfire@blackfoot.net;
mthane@co.missoula.mt.us; cstoutsle@blackfoot.net; slchamber@blackfoot.net;
annie@missoulacfac.org; cfacinfo@missoulacfac.org; cathy@crcmt.org; info@fvaudubon.org;
office@blackfootchallenge.org; ryen@montanatu.org; mbia@buildmissoula.com;
lsolomon@missoularealestate.com; jlemons@oldcastlematerials.com;
cstout@seeleylakecommunitycouncil.com
Cc: Christine Dascenzo; Kevin Wetherell
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Cc:
Subject:
Date:

Cameron, Glen
Dale McCormick
Stack, Shane
RE: Alpine Trails Subdivision
Tuesday, March 22, 2016 4:08:11 PM

Dale –
I apologize for missing the first email…
There have been previous discussions with MDT regarding the proposed subdivision and access to
Highway 83. MDT’s position supporting the removal of the existing access and constructing a new
access for the subdivision has not changed.
An MDT approach permit with supplemental environmental checklist will be required to be
submitted to MDT for full review and approval before any work can begin within the highway right of
way.   A Traffic Impact Study may be required after initial review by MDT. Any highway mitigation
deemed necessary as a result of the subdivision is the sole responsibility of the owners/developers
of the subdivision.
MDT has no further comments at this time.

Thanks for the opportunity to review.
Glen Cameron

From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 22, 2016 3:25 PM
To: Cameron, Glen
Subject: FW: Alpine Trails Subdivision

Hi Glen,
I haven’t heard from MDT as a reviewing agency yet. You’re comments are important to us;
especially since we have had prior discussions with MDT about relocating the approach on Hwy. 83.
Your comments are important to us and it would be good to have them so they can be incorporated
into our next submittal. I have spoken to you and Shane Stack about this in the past and wanted to
make sure you understand the density of the subdivision has been reduced to 30 units.
Thanks,
-Dale
From: Dale McCormick
Sent: Thursday, February 25, 2016 10:34 AM
To: 'envhealth@co.missoula.mt.us'; 'bschmidt@co.missoula.mt.us'; 'scoefield@co.missoula.mt.us';
'stherriault@co.missoula.mt.us'; 'jharvala@co.missoula.mt.us'; 'tross@co.missoula.mt.us';
'pneilson@co.missoula.mt.us'; 'dfultz@co.missoula.mt.us'; 'tjmcdermott@co.missoula.mt.us';

'dseaton@co.missoula.mt.us'; 'devison@co.missoula.mt.us'; 'edickson@co.missoula.mt.us';
'groberts@co.missoula.mt.us'; 'boconno@co.missoula.mt.us'; 'cgreenwalt@co.missoula.mt.us';
'ssmith@co.missoula.mt.us'; 'lmoisey@co.missoula.mt.us'; 'cwulfeku@co.missoula.mt.us';
'dprescott@cI.missoula.mt.us'; 'bryce@missoulaeduplace.org'; 'dalexander@ci.missoula.mt.us';
'ldavidson@missoulahousing.org'; 'jhart@co.missoula.mt.us'; 'robertmc@cskt.org';
'preservation@cskt.org'; 'tonyi@cskt.org'; 'bpaulson@blackfoot.com'; 'missoulaNCD@northwestern.com';
'shawn.weingartner@northwestern.com'; 'slk2559@blackfoot.net'; 'slr@blackfoot.net';
'logan@mtnwater.com'; 'tklietz@co.missoula.mt.us'; 'mdunwell@mt.gov'; 'gcameron@mt.gov';
'shrose@mt.gov'; 'jodi_bush@fws.gov'; 'shrose@mt.gov'; 'missoulacd@macdnet.org';
'mslacd@montnan.com'; 'lschock@mt.gov'; 'jhensiek@fs.fed.us'; 'ephelps@fs.fed.us';
'BLM_MT_Missoula_FO@blm.gov'; 'ccalnan@mt.gov'; 'rfeigley@fs.fed.us'; 'gmdanczyk@fs.fed.us';
'byelczyn@fs.fed.us'; 'gregorywgustina@fs.fed.us'; 'abeck@co.missoula.mt.us'; 'cnewman@mrfdfire.org';
'seeleyfire@blackfoot.net'; 'mthane@co.missoula.mt.us'; 'cstoutsle@blackfoot.net';
'slchamber@blackfoot.net'; 'annie@missoulacfac.org'; 'cfacinfo@missoulacfac.org'; 'cathy@crcmt.org';
'info@fvaudubon.org'; 'office@blackfootchallenge.org'; 'ryen@montanatu.org';
'mbia@buildmissoula.com'; 'lsolomon@missoularealestate.com'; 'jlemons@oldcastlematerials.com';
'cstout@seeleylakecommunitycouncil.com'
Cc: 'Christine Dascenzo'; 'Kevin Wetherell'
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner

Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Subject:
Date:
Attachments:

Jim Erven
Christine Dascenzo; Tim Worley; Dale McCormick
Re: Alpine Trails
Wednesday, March 16, 2016 10:57:27 AM
Alpine Trails #2.PDF

Thanks for the opportunity to comment on this one, despite my missing the deadline. This is a relatively large
subdivision for Seeley and has been progressing through the sanitation review process since 2014. In terms of
sanitation, two key issues have arisen throughout the review process, detailed as follows:
1) This subdivision is located in the Seeley Lake Special Management Area, which presents added requirements
to the applicant to show that water quality laws will not be violated. We are required by law to ensure that these
standards are not violated. The issue is that nitrate levels in groundwater in this specific area are already high.
Several wells in the town of Seeley have neared or exceeded the nitrate standards. Septic systems will contribute
nitrate to groundwater. In my most recent request for more information to the applicant, I detailed the
requirements for showing that the proposed subdivision will not contribute to or cause the exceedance of water
quality standards in terms of nitrate levels (see attached for more information). This will likely be a challenging
hurdle for the applicant to overcome, but it may be possible.
2) High groundwater levels are present within the boundaries of this proposed subdivision. The Health
Department conducted groundwater monitoring in 2014 and 2015, and will be starting a third round of
monitoring in 2016. The levels and locations of groundwater in this subdivision have proven to be difficult to
predict and the plans have been revised a couple of times now to deal with this specific issue. I would caution
the other departments to consider the available groundwater data, which is available upon request, when
making their determinations.
If possible, please upload a copy of these comments and the attached document onto the web for availability to
all parties. If there are any questions, feel free to contact me directly at 406-258-4755.

James Erven, R.S.

Environmental Health Specialist
Missoula City/County Health Department
301 West Alder
Missoula, MT 59802
Office - 406-258-4755
Fax - 406-258-4781
>>> Christine Dascenzo 3/16/2016 8:11 AM >>>
You could still email your comment to me, Tim Worley, and Dale McCormick of PCI. Especially if there are issues
you would like them to address prior to their 2nd submission. That way they would have a better opportunity to
turn in a sufficient application.
Thanks,
Christine

I missed the deadline to comment on this. Is there a way I can still submit comment?

James Erven, R.S.

Environmental Health Specialist
Missoula City/County Health Department
301 West Alder
Missoula, MT 59802

Office - 406-258-4755
Fax - 406-258-4781

Missoula City-County Health Department

Missoula Public Health
City County Health Department
-

ENVIRONMENTAL HEALTH

301 West Alder Street I Missoula MT 59802-4123
www.co.missoula.mt.us/envhealth/
Phone I 406.258.4755
Fax I 406.258.4781

March 3, 2016
Tom Anderson
3115 S Russell St.
Missoula, MT 59801
Re: Alpine Trails Subdivision, EQ#14-1812
Dear Torn:
The application for the above referenced subdivision was reviewed by this office in accordance with
ARM Title 17 Chapter 36, 76-4 MCA, and applicable local regulations. This letter is to inform you that
the material submitted for the proposal is incomplete for our review purposes. This subdivision cannot be
approved by the Health Officer pursuant to MCA 76-4 and ARM 17.36, due to the following deficiencies:
Denial Points requiring action:
1. This proposal has changed, including many of the lot lines, and some of the system designs. Since
we have already reviewed the first proposal, fees are required for the components of this review
that have significantly changed. I have drafted a fee sheet which indicates the fees that are due.
Please submit payment of those fees. (Please note that #9 and #10 detail fees that will likely be
due in addition to those detailed in the attached fee sheet.)
2. Because this proposal has changed, please submit a new application with owners' signatures
which accurately reflects the details of the proposal.
3. You have requested a waiver to allow drainfields on slopes greater than 15%, however. ARM
17.36.322 requires that drainfields on slopes greater than 15% utilize pressure distribution, but
does not specify that a waiver must be granted for this. Please formally withdraw this waiver
request.
4. Each of the common area lots will need to cite an appropriate exemption, or they are subject to
review. Please update accordingly.
5. The narrative summary in the application states that the common area is 14.12 acres in size, but
the site plans depict it as 12.74 acres. Please clarify which is the correct total acreage of the
common areas.
6. The preliminary plat must cite exemptions for all lots less than 20 acres not being reviewed, and
the exemption language must appear in its entirety. Please submit a revised preliminary plat that
represents that which will be intended for filing.
7. The site plan and preliminary plat show parcels in Phase IV that are smaller than 20 acres. These
lots either have to be reviewed or have an appropriate exemption shown on the plat.
Alternatively, you can depict Phase IV as a single tract over 20 acres. Regardless, the site plan
and the preliminary plat must match.
8. Please provide comments from the Planning Board or County Commissioners, as well as any
public comment.
9. There are two cabins on proposed Lot 1. The COSA that these were developed under stipulated
that the lot have individual water and septic. This means that the property was not developed
according to the COSA, and thus, the exemption you have cited (you proposed two different

ones) in the application (ARM 17.36.605(2)(b)) is not applicable because the property is not in
compliance with its approval. The exemption you cited on the plat (ARM 17.36.605(2)(c)) will
also not apply because the existing facilities were subject to review, and had been reviewed, when
they were built. I have attached a brief history of this lot to illustrate. Lot 1 is subject to review. In
addition to the fees detailed in the attached fee sheet, please include all applicable fees for the
review of Lot 1. Also, please label the plat and lot layout with the parcel size for Lot 1.
10. The proposed western boundary of proposed Lot 1 changes the perimeter boundary of existing
Tract B. Because this proposed boundary relocation affects Tract B, please cite an exemption for
Tract B or submit materials and fees for this tract to be reviewed. Also, please ensure that Tract B
is shown on the site plan and preliminary plat.
Once
site conditions allow, please clearly mark all drainfield sites as you have agreed to do.
11.
12. Please show the proposed building sites and driveways on the lot layout.
13. The lot layout is difficult to read due to its scale. Please provide additional layouts that show the
parcels in a larger scale. Perhaps this can be done by representing each phase on a separate sheet.
14. Please depict the replacement area for Lot 1 on the septic layout, and also submit evidence that
the tank on Lot 1 has been pumped of its contents within the last three years.
15. The proposed drainfield on Lot 25 is within 100' of a flood prone drainage way. An absorption
system cannot be approved in this location. Please revise the proposal to remedy this.
16. The local Health Code requires that if the soils data shows sand or loamy sand that percolation
tests be submitted showing rates >3 min/inch at proposed absorption sites or that the absorption
systems be sand-lined. Please submit percolation testing results or system designs calling for a
sand liner in the primary/replacement drainfields for the following lots: 7, 9, 16, 17, 23, and 24.
Please note that DEQ Circular 4 requires pressure distribution for sand lined trenches, and that a
Presby system cannot utilize or take the place of a system that requires pressure. This means that
any drainfields that are required to be sand lined must be conventional systems that utilize
pressure distribution.
17. Some drainfields have been sized using an app rate of .6 gpd/square foot, but soil types would
appear to allow an app rate of .8, which could result in unnecessary cost to development. Please
review the proposed application rates and update accordingly.
18. The site plan does not depict the location of the groundwater monitoring locations. Please add this
to the site plan.
19. The proposed subdivision is located in the Seeley Lake special management area. Because data
exists that shows wells within this SMA have neared and/or exceeded maximum allowable
concentrations of nitrate in groundwater, the granting of approval of new or increased use in this
area hinges on the applicant showing that the source will not cause or contribute to the
exceedance of those standards. The bottom line with this issue is that we cannot legally approve
the proposed sources without concrete evidence showing the proposed discharge will not violate
water quality standards. This is a requirement that has been imposed consistently within this
SMA and is applicable to this project as well. The groundwater flow directions established by the
Montana Bureau of Mines and Geology were based on a combination of water altitudes observed
from wells, and local surface waters. They also considered the influence of areas of
recharge/discharge when calculating these gradients. Looking at "Plate 1" in the study, it is
evident that the predicted gradients for this specific portion of the study area were not based on
water levels observed in on-site wells, but were extrapolated based on the other methods. Because
of this, site-specific information is needed in order to substantiate the exact direction of
groundwater flow leaving the subject property to ensure that the proposed sources will not impact
water quality beyond the maximum allowable concentrations. If that site-specific information
shows that groundwater flow direction is travelling towards the well located at Lindey's, you
must show that the nitrate contribution of the proposed development will not cause that well to
exceed to 10 mg/L total nitrates, using the highest of past three years of nitrate values from the
well located at Lindey's (which is currently 9.46 mg/L) as the background nitrate value. We

would accept demonstration that calculations could pass this "worst-case scenario" in lieu of onsite data. Alternatively, if the site-specific information shows that groundwater flow direction
agrees with the flow direction you have proposed, you must use the highest of past three years of
nitrate values from the well located at Kurt's Polaris (which is currently 4.52 mg/L) As the
background nitrate value to show that the proposed discharge will not cause that well to exceed
10 mg/L total nitrates. Please contact me if you would like to discuss this in greater detail.
20. The DEQ has recently clarified the application of the adjacent to surface water analyses. Please
see the 2015 edition of "How to perform a nondegradation analysis for subsurface wastewater
systems (SWTS) under the subdivision review process" for details. For proposed drainfields that
are up gradient of Cedar Pond (as measured by extrapolation of the mixing zone), Cedar Pond
must be used as the receiving water. For proposed drainfields that are not up gradient of Cedar
pond, Seeley Lake may be used as the receiving water for this analysis. Please submit these
calculations showing that the discharge from each proposed drainfield will not exceed the trigger
value.
21. Cedar Pond must be used as the nearest surface water for the phosphorous breakthrough
calculations, unless site specific information is presented that affirms that the proposed systems
are not up gradient of Cedar Pond. Please adjust these calculations accordingly.
22. Because of groundwater levels observed at this location in 2015, proposed Lot 16's phosphorous
breakthrough calculations should use a maximum of 6.5' from trench bottom to limiting layer.
Please update those calculations.
Notes:
1. You have applied for the review of Phases I-III, and have requested that Phase IV be reviewed at
a later date under the same EQ#. If Phases I-III gain sanitation approval this EQ# will only be
applicable to that which was reviewed. The future review of Phase IV will require a new
application for review, at which time a new EQ# will be assigned by the DEQ.
2. I have forwarded the submitted materials to DEQ for review of the public water
extension/connections and the stormwater plans.
3. I noticed that the August 2014 letter from Vince Chappell at the Seeley Lake Water District does
not grant approval for connection to the water system, it only states that 24 connections may be
available. Please secure written approval for the proposed connections and submit that approval
to DEQ, as they are reviewing that portion of this application.

Because of inadequate information and failure to meet the requirements for approval pursuant to MCA
76-4-104, and ARM 17.36, we are unable to approve the proposed subdivision as submitted. If you wish
to challenge this denial of certification, you may request a hearing before the Board of Environmental
Review, pursuant to Section 76-126, MCA and the Montana Administrative Procedures Act.
We can continue our review of this subdivision once you have submitted the necessary information
addressing the deficiencies. The time period for review will begin again upon your re-submittal.

Sinc rely,
ONtia---, 2.

/s

James Erven, R.S.
Health Specialist
cc: Janet Skaarland, Montana Department of Environmental Quality

From: Dale McCormick <dalem@pcimontana.com>
To: "Schock, Larry" <lschock@mt.gov>
CC: Christine Dascenzo <cdascenzo@missoulacounty.us>, "slk2559@blackfoot.net" <slk2559@blackfoot.net>, Tom
Anderson <toma@pcimontana.com>
Date: 3/1/2016 12:07 PM
Subject: RE: Alpine Trails Subdivision
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Hi Larry,
Yes, that is correct it will go through a subsequent DEQ review independent of Phases IIII.
Dale
From: Schock, Larry [lschock@mt.gov]
Sent: Tuesday, March 01, 2016 12:01 PM
To: Dale McCormick
Cc: Christine Dascenzo; slk2559@blackfoot.net; Tom Anderson
Subject: RE: Alpine Trails Subdivision

Dale,
When Phase IV is filed will that have to go through the DEQ review/approval process?
Larry A. Schock, CFM
DNRC WRD MRO
(406) 542-5885
lschock@mt.gov
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 01, 2016 10:36 AM
To: Schock, Larry
Cc: Christine Dascenzo; slk2559@blackfoot.net; Tom Anderson
Subject: RE: Alpine Trails Subdivision

Hi Larry,
Lot 1 is currently on municipal water, Lots 225 will be added to municipal water (24 new connections) and
lots 2630 (Phase IV) will be on wells or municipal water depending on availability of water connections at
the time that phase is filed.
Please let me know if you have other questions.
Thanks,
Dale
From: Schock, Larry [mailto:lschock@mt.gov]
Sent: Monday, February 29, 2016 3:41 PM
To: Dale McCormick
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision

Hello Dale,
After reviewing the proposed subdivision the DNRC Missoula Regional Water Resources
Office has the following comment:
1. The letter from the Seeley Lake Missoula County Water District limits the size of the
subdivision to 24 lots. The Alpine Trails Subdivision maps depict at least 30 lots.
How will water be supplied to the additional lots?
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Please contact me if you have any comments or questions.
Larry A. Schock, CFM
DNRC WRD MRO
(406) 542-5885
lschock@mt.gov
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Ok - just got this yesterday from the State. Essentially, the drainage area needs to be calculated/stamped by
a PE. The sub regs don't specifically call it out so requested verification from the State floodplain
engineer. Can you please put this in for the next round of reviews?
>>> "Story, Steve" <sestory@mt.gov> 3/8/2016 12:53 PM >>>

Todd,
Determining the drainage area would be one of the many workflow elements for a hydrologic analysis –
typically summarized in a Hydrology Report. DNRC would recommend that any hydrologic analysis being
performed for a floodplain study, be sealed by a Montana licensed professional engineer. And we require
that for all of our contracted services. Thanks
Steve
Steve Story
MT DNRC, Water Resources Division
406.444.6816
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March 8, 2016
Dale McCormick (PCI), Christine Dacenzo (CAPS), Tim Worley (CAPS)
Attention: Planning Team
Community and Planning Services
200 West Broadway
Missoula, Montana 59802
Re: Alpine Trails Subdivision First Sufficiency Review
Greetings:
Thank you for the opportunity to review and comment on the First Sufficiency Review for Alpine Trails
Subdivision, located east of Highway 83 and just north of Seeley Lake. After completing the first
sufficiency review, Parks, Trails and Open Lands feels there is a lack of information to provide an
adequate review that either supports or recommends denial of the proposed parks and trails aspect of
the project.

1) Parks, Trails and Open Lands staff requests additional information regarding Alpine Trails
Subdivision access and circulation:
a. The draft covenants clearly outlines that all roads, recreation trails, shared driveways
and through fares are for the private use of owners, their guests and invitees. The
neighborhood meeting summary notes from August 17, 2013 mentions, “Homeowners’
Association would include a recreation committee to handle issues related to the trail
such as maintenance and use by others outside of the Homeowners’ Association.” Is
Alpine Trails Subdivision a gated community?
b. Please provide additional information on efforts to enhance north/south circulation
through the proposed subdivision. With public lands to the north that offer a diverse
range of recreation opportunities and development to the south, a north/south nonmotorized public connection through Alpine Trails Subdivision would provide the most
direct and efficient route to Morrell Creek public lands from the heart of Seeley Lake.
2) Staff requests additional information on the proposed approach at Highway 83 and Alpine Trail:
a. Will a pedestrian crossing at the proposed approach of Highway 83 and Alpine Trail be
provided to accommodate the existing non-motorized trail?

b. How will the existing trail along Highway 83 at the proposed Alpine approach and
proposed Memorial Park access connect?
c. Please identify the impacts to existing trees at Memorial Park due to the proposed
Alpine Trail approach. The public meeting summary and comments identify the
importance to save large and healthy trees near the memorial.
d. What is the feasibility of utilizing and extending Thelma Lane (Public ROW) to Alpine
Trail?
3) Sub basin #4 Grading and Drainage
a. Will the banks of the natural swale be stabilized to prevent vegetation loss and
increased erosion due to increased volume and runoff rates?
4) Offsite Impacts and Improvements
a. Sub basin #2 and sub basin #3 will both outflow into Cedar Pond through discharge of
the detention pond or overland sheet flow. What are the anticipated impacts to a
community asset, such as Cedars Pond in the County-owned Lions’ Clearwater Park,
when natural drainage patterns are interrupted?
5) Veteran’s Memorial Park Impacts and Improvements
a. What is the anticipated time, design development, funding and construction of the
Veteran’s Memorial Park improvements as it relates to the design and development of
Alpine Trails Subdivision?
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Christine Dascenzo - Missoula County, MT Agency Comment - Alpine Trails Subdivision
From:
To:

<webmaster@missoulacounty.us>
<cdascenzo@missoulacounty.us>, <tworley@missoulacounty.us>,
<dalem@pcimontana.com>
Date:
3/7/2016 8:45 PM
Subject: Missoula County, MT Agency Comment - Alpine Trails Subdivision

A new entry to a form/survey has been submitted.
Form Name:

Alpine Trails Subdivision Comment

Date & Time:

03/07/2016 8:45 PM

Response #:

4

Submitter ID:

3346

IP address:

216.14.245.30

Time to complete:

49 min. , 57 sec.

Survey Details

Page 1

Project Summary
Kakwa River Partners, LLC, represented by Professional Consultants, Inc. is proposing a 30 lot major
subdivision on 52.65 acres in Seeley Lake.
•
•
•
•

1.

Application Packet
Proposal Status: 1st Sufficiency concurrent with Agency Review
Deadline for Agency Comment: Monday, March 7, 2016
This comment form will be emailed to the developer, Dale McCormick with Professional Consultants,
Inc., Christine Dascenzo, Planner with CAPS, and Tim Worley, Senior Planner with CAPS. They can be
reached by email.

Agency
Seeley Lake Community Council, Trail Committee

2.

Name of Contact
Ron Cox

3.
Email Address
trails@seeleylakecommunitycouncil.com
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4.

Phone Number
(495) 6773398

5.

Agency Comment | Please provide your comment in the space below, otherwise type "See uploaded file" or
"No Comment"
Project Summary
Pg 1 Development proposal – Nordic ski/Mountain Bike trail. 1.5 mi
Pg 2 Not connected to State land.
Pg 3 Improve upper portion of Cedar Lane to prevent runoff and erosion spill off to lower portion. Muddy water
is now running into Clearwater Pond.
Pg 4 Insure that at least a portion of the parkland is developable. I couldn’t tell for sure whether the Common
area is connected on trail.
Pg 4 Seeley Swan High School is part of Missoula County Public School System.
Pg 4 Electrical service by Missoula Electric Cooperative.
Variance Request
#1 Egress east on Cedar Lane is via a poorly maintained, excessive grade native surface road. 4WD required
during winter months.
#2 A public easement for the existing Recreation Trail should be confirmed. A pathway should be provided along
Cedar Lane on the south side of the property to assure future access to Tamarack from Hiway 83 for
pedestrians, bicycles, snowmobiles etc for connection to the public lands.
Neighborhood Comment
It would be good to have a meeting to review previous concerns and how they’ve been addressed.
Subdivision Application
Pg 9 Historical Features – Mahoney’s, Coyle outfitter, Dunham Corral.
Pg 18. Missoula Electric ilo Northwestern Energy.
Pg 20. Seeley Lake Elementary is not a part of MCPS.
Pg 21. Require gravel surface of existing trail.
Property Ownership Information – Verify status of GLO road ownership; doubtful that it has ever been
abandoned. Retain for public trail access.
Plat of Carnes Seeley Creek Tracts No 3 – Thelma Lane is located on a segment of the original GLO road.
Sheet 2 of 16. The “Recreational Trail” is located on a segment of the original GLO road.
Need clarification of public access trails.

6.

Upload File

7.

Upload File

Thank you,
Missoula County, MT

This is an automated message generated by the Vision Content Management System™. Please do not reply directly
to this email.
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Christine Dascenzo - Missoula County, MT Agency Comment - Alpine Trails Subdivision
From:
To:

<webmaster@missoulacounty.us>
<cdascenzo@missoulacounty.us>, <tworley@missoulacounty.us>,
<dalem@pcimontana.com>
Date:
3/5/2016 12:25 PM
Subject: Missoula County, MT Agency Comment - Alpine Trails Subdivision

A new entry to a form/survey has been submitted.
Form Name:

Alpine Trails Subdivision Comment

Date & Time:

03/05/2016 12:24 PM

Response #:

3

Submitter ID:

3316

IP address:

187.204.168.103

Time to complete:

3 min. , 55 sec.

Survey Details

Page 1

Project Summary
Kakwa River Partners, LLC, represented by Professional Consultants, Inc. is proposing a 30 lot major
subdivision on 52.65 acres in Seeley Lake.
•
•
•
•

1.

Application Packet
Proposal Status: 1st Sufficiency concurrent with Agency Review
Deadline for Agency Comment: Monday, March 7, 2016
This comment form will be emailed to the developer, Dale McCormick with Professional Consultants,
Inc., Christine Dascenzo, Planner with CAPS, and Tim Worley, Senior Planner with CAPS. They can be
reached by email.

Agency
Five Valleys Audubon Society

2.

Name of Contact
Gerhard Knudsen

3.
Email Address
gmk@bresnan.net
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4.

Phone Number
(406) 2512765

5.

Agency Comment | Please provide your comment in the space below, otherwise type "See uploaded file" or
"No Comment"
See uploaded file.

6.

Upload File
FVAS Alpine Trails Comment.docx

7.

Upload File

Thank you,
Missoula County, MT

This is an automated message generated by the Vision Content Management System™. Please do not reply directly
to this email.
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ALPINE TRAILS MAJOR SUBDIVISION - FIRST SUFFICIENCY REVIEW
COMMENTS OF THE FIVE VALLEYS AUDUBON SOCIETY

Thank you for the opportunity to offer comment on the proposed thirty-lot Alpine Trails
Subdivision. Mindful that native plants and animals are a vital part of the living
landscape, Five Valleys Audubon has had a long-standing interest in protecting valued
bird habitat. An important focus of those efforts is the physical change associated with
land development activity such as that intended for the Alpine Trails Subdivision.
Our conservation efforts largely focus on lands containing critical and limited habitat,
particularly where species of conservation concern are involved. The forest ecosystem
found within Alpine Trails does not comprise that sort of habitat, yet the prospective
development will no doubt affect present avian use. As an example, disturbance
attendant to a greater human presence will displace some species such as groundnesting Dark-eyed Juncos. However, such impacts will probably not be of great
consequence, particularly within dedicated open spaces or larger lots where less
resource disturbance might occur. In view of these circumstances and the larger forest
setting of the development, it is likely the same diversity of birds will continue using the
area. That being the case, we do not see where the proposed subdivision would be in
conflict with our resource protection objectives.
We are pleased the covenants provide for the development of a Natural Resources
Stewardship and Recreation Plan aimed at assuring “… the unique and important
natural, ecological, open space, and scenic resources of the Property are maintained
and enhanced.” To the extent the plan will address avian use of the area, we would be
available to assist with its preparation. Along with conducting a bird survey of the site,
we could offer suggestions regarding impacts of habitat disturbance and possible
remedial actions.
We again wish to thank you for providing us an opportunity to comment at this early
stage of plan review. If you should wish any further information or clarification regarding
our comments, please feel free to contact either Gerhard Knudsen (gmk@bresnan.net)
or Jim Brown (brownjs2@bresnan.net).

From:
To:
Cc:
Subject:
Date:

Garrick Swanson
Dale McCormick
Lisa Moisey
Alpine Trails Subdivision
Wednesday, March 02, 2016 10:27:59 AM

Good Morning Dale,
I am Garrick Swanson with the Missoula County Parks, Trails and Open Lands Program. I am working through
the first sufficiency review for Alpine Trails Subdivision. In reviewing the neighborhood meeting summary notes
from August 17, 2013 that PCI provided as part of the submittal package., the VFW in Seeley Lake expressed
concern about the proposed road access through the County Parcel / Veteran's Memorial.   The
summary states "Sufficient width of the road for the memorial is important for ceremonies such as those that
take place on Veteran's Day and Memorial Day."
After the meeting, you took a site visit to the Veteran's Memorial with a group of Veterans and discussed how
the new road could be configured to provide the most benefit to the memorial and accommodate expansion
and improvement over time. Could you provide me with a brief outline of that meeting/conversation?
How will the proposed road be designed to provide the best benefit to the memorial, users and annual events
held by the VFW?
What were the primary concerns and questions from the Veteran's?
How will the road accommodate expansion and improvement over time without having a negative impact on
the memorial or social trail that currently exists?
Thank you in advance for the above information.
Cheers,
My email address is changing to
gswanson@missoulacounty.us

Garrick
Garrick Swanson, LAIT & Planner II
County Parks, Trails and Open Lands
A Greater Backyard, Together
(406) 258-4719 gswanson@missoulacounty.us

From:
To:
Subject:
Date:

Schock, Larry
Dale McCormick
RE: Alpine Trails Subdivision
Tuesday, March 01, 2016 12:10:08 PM

Thank you for the information.
Larry A. Schock, CFM
DNRC WRD MRO
(406) 542-5885
lschock@mt.gov
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 01, 2016 12:07 PM
To: Schock, Larry
Cc: Christine Dascenzo; slk2559@blackfoot.net; Tom Anderson
Subject: RE: Alpine Trails Subdivision

Hi Larry,
Yes, that is correct it will go through a subsequent DEQ review independent of Phases I-III.
-Dale
From: Schock, Larry [mailto:lschock@mt.gov]
Sent: Tuesday, March 01, 2016 12:01 PM
To: Dale McCormick
Cc: Christine Dascenzo; slk2559@blackfoot.net; Tom Anderson
Subject: RE: Alpine Trails Subdivision

Dale,
When Phase IV is filed will that have to go through the DEQ review/approval
process?
Larry A. Schock, CFM
DNRC WRD MRO
(406) 542-5885
lschock@mt.gov
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Tuesday, March 01, 2016 10:36 AM
To: Schock, Larry
Cc: Christine Dascenzo; slk2559@blackfoot.net; Tom Anderson
Subject: RE: Alpine Trails Subdivision

Hi Larry,
Lot 1 is currently on municipal water, Lots 2-25 will be added to municipal water (24 new
connections) and lots 26-30 (Phase IV) will be on wells or municipal water depending on availability
of water connections at the time that phase is filed.
Please let me know if you have other questions.
Thanks,

-Dale
From: Schock, Larry [mailto:lschock@mt.gov]
Sent: Monday, February 29, 2016 3:41 PM
To: Dale McCormick
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision

Hello Dale,
After reviewing the proposed subdivision the DNRC Missoula Regional Water
Resources Office has the following comment:
1. The letter from the Seeley Lake Missoula County Water District limits the size
of the subdivision to 24 lots. The Alpine Trails Subdivision maps depict at least
30 lots. How will water be supplied to the additional lots?
Please contact me if you have any comments or questions.
Larry A. Schock, CFM
DNRC WRD MRO
(406) 542-5885
lschock@mt.gov
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, February 25, 2016 10:34 AM
To: envhealth@co.missoula.mt.us; bschmidt@co.missoula.mt.us; scoefield@co.missoula.mt.us;
stherriault@co.missoula.mt.us; jharvala@co.missoula.mt.us; tross@co.missoula.mt.us;
pneilson@co.missoula.mt.us; dfultz@co.missoula.mt.us; tjmcdermott@co.missoula.mt.us;
dseaton@co.missoula.mt.us; devison@co.missoula.mt.us; edickson@co.missoula.mt.us;
groberts@co.missoula.mt.us; boconno@co.missoula.mt.us; cgreenwalt@co.missoula.mt.us;
ssmith@co.missoula.mt.us; lmoisey@co.missoula.mt.us; cwulfeku@co.missoula.mt.us;
dprescott@cI.missoula.mt.us; bryce@missoulaeduplace.org; dalexander@ci.missoula.mt.us;
ldavidson@missoulahousing.org; jhart@co.missoula.mt.us; robertmc@cskt.org; preservation@cskt.org;
tonyi@cskt.org; bpaulson@blackfoot.com; missoulaNCD@northwestern.com;
shawn.weingartner@northwestern.com; slk2559@blackfoot.net; slr@blackfoot.net;
logan@mtnwater.com; tklietz@co.missoula.mt.us; Dunwell, Mary Ann; Cameron, Glen; Rose, Sharon;
jodi_bush@fws.gov; Rose, Sharon; DNRC Missoula CD; mslacd@montnan.com; Schock, Larry;
jhensiek@fs.fed.us; ephelps@fs.fed.us; BLM_MT_Missoula_FO@blm.gov; Calnan, Cory;
rfeigley@fs.fed.us; gmdanczyk@fs.fed.us; byelczyn@fs.fed.us; gregorywgustina@fs.fed.us;
abeck@co.missoula.mt.us; cnewman@mrfdfire.org; seeleyfire@blackfoot.net;
mthane@co.missoula.mt.us; cstoutsle@blackfoot.net; slchamber@blackfoot.net;
annie@missoulacfac.org; cfacinfo@missoulacfac.org; cathy@crcmt.org; info@fvaudubon.org;
office@blackfootchallenge.org; ryen@montanatu.org; mbia@buildmissoula.com;
lsolomon@missoularealestate.com; jlemons@oldcastlematerials.com;
cstout@seeleylakecommunitycouncil.com
Cc: Christine Dascenzo; Kevin Wetherell
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review

            February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Cc:
Subject:
Date:

Rose, Sharon
Pat O"Herren
Christine Dascenzo; Dale McCormick
RE: Alpine Trails Subdivision
Friday, February 26, 2016 5:07:10 PM

Thanks, Pat for this clarification,
Does “Consequently, there is now a shorter time frame for agency review during this early stage of the
process” only apply to this packet or is this generally in our future?
Sharon
From: Pat O'Herren [mailto:poherren@missoulacounty.us]
Sent: Friday, February 26, 2016 2:22 PM
To: Rose, Sharon
Cc: Christine Dascenzo; DaleM@pcimontana.com
Subject: RE: Alpine Trails Subdivision
Good afternoon, Sharon Thanks for the question. Our office only oversees the agency review request for comments by the applicant.
Regardless of when the request is made by the applicant or consultant, we must meet our statutory time
frame for review but this same mandate is not required of the developer for the solicitation of comments.
We can only suggest a time frame for sending packets and requesting comments, and unfortunately, this time
the consultant opted not to follow our recommendation. Consequently, there is now a shorter time frame for
agency review during this early stage of the process. However, please be assured that whenever the
County receives comments from FWP, staff and elected officials will include those comments and
recommendations in the analysis of the proposal.
Sorry for the long answer. Hope it helps.
Pat
>>> "Rose, Sharon" <shrose@mt.gov> 2/26/2016 12:14 PM >>>

Hi Pat,
Could you give us your thoughts on this issue? I.e., wouldn’t the date the consultant actually starts
the review start their and your working day deadline--rather than “backdating” it? Thus his/your
period started Feb. 25, not Feb. 23?
We don’t want to be in a position of submitting comments, for which CAPS may not have your full
time to consider.
Thank you,
Sharon
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Friday, February 26, 2016 10:10 AM
To: Rose, Sharon
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision

Hi Sharon,
The letter from CAPS states that “ You are encouraged to distribute agency materials by February
rd

23 , 2016 in order to allow 10 working days for their review.” I was out of office this week until
yesterday which was the soonest I could send it out. It still gives you 10 working days before the
March 10 Sufficiency deadline. Do the best you can; we appreciate your feedback.
Thanks,
-Dale
From: Rose, Sharon [mailto:shrose@mt.gov]
Sent: Thursday, February 25, 2016 5:56 PM
To: Dale McCormick
Cc: Christine Dascenzo
Subject: RE: Alpine Trails Subdivision
Importance: High

Sorry, Dale, but don’t we get 10 working days--vs. 10 calendar days? Wouldn’t the deadline be
March 9th?
Thanks,
Sharon @ FWP
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Thursday, February 25, 2016 10:34 AM
To: envhealth@co.missoula.mt.us; bschmidt@co.missoula.mt.us; scoefield@co.missoula.mt.us;
stherriault@co.missoula.mt.us; jharvala@co.missoula.mt.us; tross@co.missoula.mt.us;
pneilson@co.missoula.mt.us; dfultz@co.missoula.mt.us; tjmcdermott@co.missoula.mt.us;
dseaton@co.missoula.mt.us; devison@co.missoula.mt.us; edickson@co.missoula.mt.us;
groberts@co.missoula.mt.us; boconno@co.missoula.mt.us; cgreenwalt@co.missoula.mt.us;
ssmith@co.missoula.mt.us; lmoisey@co.missoula.mt.us; cwulfeku@co.missoula.mt.us;
dprescott@cI.missoula.mt.us; bryce@missoulaeduplace.org; dalexander@ci.missoula.mt.us;
ldavidson@missoulahousing.org; jhart@co.missoula.mt.us; robertmc@cskt.org; preservation@cskt.org;
tonyi@cskt.org; bpaulson@blackfoot.com; missoulaNCD@northwestern.com;
shawn.weingartner@northwestern.com; slk2559@blackfoot.net; slr@blackfoot.net;
logan@mtnwater.com; tklietz@co.missoula.mt.us; Dunwell, Mary Ann; Cameron, Glen; Rose, Sharon;
jodi_bush@fws.gov; Rose, Sharon; DNRC Missoula CD; mslacd@montnan.com; Schock, Larry;
jhensiek@fs.fed.us; ephelps@fs.fed.us; BLM_MT_Missoula_FO@blm.gov; Calnan, Cory;
rfeigley@fs.fed.us; gmdanczyk@fs.fed.us; byelczyn@fs.fed.us; gregorywgustina@fs.fed.us;
abeck@co.missoula.mt.us; cnewman@mrfdfire.org; seeleyfire@blackfoot.net;
mthane@co.missoula.mt.us; cstoutsle@blackfoot.net; slchamber@blackfoot.net;
annie@missoulacfac.org; cfacinfo@missoulacfac.org; cathy@crcmt.org; info@fvaudubon.org;
office@blackfootchallenge.org; ryen@montanatu.org; mbia@buildmissoula.com;
lsolomon@missoularealestate.com; jlemons@oldcastlematerials.com;
cstout@seeleylakecommunitycouncil.com
Cc: Christine Dascenzo; Kevin Wetherell
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
st

provide a link to the full 1 Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Subject:
Date:

Travis Ross
Dale McCormick
Re: Alpine Trails Subdivision
Thursday, February 25, 2016 10:45:52 AM

Dale - This project is outside the Missoula Valley Water Quality District. Impacts to groundwater and surface
water will be addressed through Sanitation in Subdivision Review. Thanks. Travis
Travis Ross
Missoula Valley Water Quality District
(406)258-4890
>>> Dale McCormick <dalem@pcimontana.com> 2/25/2016 10:34 AM >>>

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Cc:
Subject:
Date:

Dale McCormick
"Kadas, Mike"; Tim Worley
Dunwell, Mary Ann
RE: Missoula community planning FW: Alpine Trails Subdivision
Thursday, February 25, 2016 1:08:00 PM

Hello Mike,
I’m not sure why CAPS included DOR on the list. I was kind of surprised myself. Usually comments
are requested from agencies that would be able to provide comments that may affect the design of
the subdivision such as MDT, FWP, etc. I have copied Tim Worley, senior planner at CAPS to see if he
can provide a better response to your question than I.
Kind regards,
-Dale
From: Kadas, Mike [mailto:MKadas@mt.gov]
Sent: Thursday, February 25, 2016 1:04 PM
To: Dale McCormick
Cc: Dunwell, Mary Ann
Subject: FW: Missoula community planning FW: Alpine Trails Subdivision

Dale,
Do you know how DOR got onto this list and what we are being asked to do? Thanks.
Mike
Mike Kadas
Director
Montana Department of Revenue
406.444.1900

From: Dunwell, Mary Ann
Sent: Thursday, February 25, 2016 10:38 AM
To: Kadas, Mike <MKadas@mt.gov>; Walborn, Gene <gwalborn@mt.gov>
Subject: Missoula community planning FW: Alpine Trails Subdivision
Hi Mike,
I can’t tell is the department has an action item, an optional weigh in or if this is just an FYI. The
attached spreadsheet includes the department.
Please let me know if you need something on this.
Thanks,
Mary Ann
From: Dale McCormick [mailto:dalem@pcimontana.com]

Sent: Thursday, February 25, 2016 10:34 AM
To: envhealth@co.missoula.mt.us; bschmidt@co.missoula.mt.us; scoefield@co.missoula.mt.us;
stherriault@co.missoula.mt.us; jharvala@co.missoula.mt.us; tross@co.missoula.mt.us;
pneilson@co.missoula.mt.us; dfultz@co.missoula.mt.us; tjmcdermott@co.missoula.mt.us;
dseaton@co.missoula.mt.us; devison@co.missoula.mt.us; edickson@co.missoula.mt.us;
groberts@co.missoula.mt.us; boconno@co.missoula.mt.us; cgreenwalt@co.missoula.mt.us;
ssmith@co.missoula.mt.us; lmoisey@co.missoula.mt.us; cwulfeku@co.missoula.mt.us;
dprescott@cI.missoula.mt.us; bryce@missoulaeduplace.org; dalexander@ci.missoula.mt.us;
ldavidson@missoulahousing.org; jhart@co.missoula.mt.us; robertmc@cskt.org;
preservation@cskt.org; tonyi@cskt.org; bpaulson@blackfoot.com;
missoulaNCD@northwestern.com; shawn.weingartner@northwestern.com; slk2559@blackfoot.net;
slr@blackfoot.net; logan@mtnwater.com; tklietz@co.missoula.mt.us; Dunwell, Mary Ann
<MDunwell@mt.gov>; Cameron, Glen <gcameron@mt.gov>; Rose, Sharon <shrose@mt.gov>;
jodi_bush@fws.gov; Rose, Sharon <shrose@mt.gov>; DNRC Missoula CD
<missoulacd@macdnet.org>; mslacd@montnan.com; Schock, Larry <lschock@mt.gov>;
jhensiek@fs.fed.us; ephelps@fs.fed.us; BLM_MT_Missoula_FO@blm.gov; Calnan, Cory
<CCalnan@mt.gov>; rfeigley@fs.fed.us; gmdanczyk@fs.fed.us; byelczyn@fs.fed.us;
gregorywgustina@fs.fed.us; abeck@co.missoula.mt.us; cnewman@mrfdfire.org;
seeleyfire@blackfoot.net; mthane@co.missoula.mt.us; cstoutsle@blackfoot.net;
slchamber@blackfoot.net; annie@missoulacfac.org; cfacinfo@missoulacfac.org; cathy@crcmt.org;
info@fvaudubon.org; office@blackfootchallenge.org; ryen@montanatu.org;
mbia@buildmissoula.com; lsolomon@missoularealestate.com; jlemons@oldcastlematerials.com;
cstout@seeleylakecommunitycouncil.com
Cc: Christine Dascenzo <cdascenzo@missoulacounty.us>; Kevin Wetherell
<kevin@cmpmontana.com>
Subject: Alpine Trails Subdivision

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review

            February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,

please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

From:
To:
Subject:
Date:

Postmaster@mail.co.missoula.mt.us on behalf of Adriane Beck
Dale McCormick
Re: Alpine Trails Subdivision (Out of Office)
Thursday, February 25, 2016 10:34:43 AM

I am currently out of the office on maternity leave. Please contact the following individuals for assistance.
For Disaster and Emergency Services Realated Items
Deputy DES Coordinator Rob Taylor
Desk: 258-4469
CELL: 439-6191
rtaylor@missoulacounty.us
OEM Projects Coordinator: Nick Holloway
Desk: 258-3631
nholloway@co.missoula.mt.us
For 911 Center related items:
911 Center Manager: Sherri Odlin
Desk: 258-4467
sodlin@co.missoula.mt.us

>>> Dale McCormick <dalem@pcimontana.com> 02/25/16 10:34 >>>
To:      Project Review Agencies
RE:     Alpine Trails Subdivision
            Request for Sufficiency Review
            February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we provide a link to the full 1st
Agency Sufficiency Review packet pursuant to the attached list, for your review and comments in regards to the
Alpine Trails 30-lot Major Subdivision.
The link to the packet is:
http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016, please provide your comments
no later than March 7, 2016, the CAPS sufficiency review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency Comment Form on the website.
If you have any questions or need additional information regarding the project, please do not hesitate to contact
Christine Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,
Dale McCormick, Planner

Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner   [cid:image001.jpg@01CC6255.650E7410]
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com<mailto:dalem@pcimontana.com>
www.pcimontana.com

From:
To:

Cc:
Subject:
Date:
Attachments:

Dale McCormick
"envhealth@co.missoula.mt.us"; "bschmidt@co.missoula.mt.us"; "scoefield@co.missoula.mt.us";
"stherriault@co.missoula.mt.us"; "jharvala@co.missoula.mt.us"; "tross@co.missoula.mt.us";
"pneilson@co.missoula.mt.us"; "dfultz@co.missoula.mt.us"; "tjmcdermott@co.missoula.mt.us";
"dseaton@co.missoula.mt.us"; "devison@co.missoula.mt.us"; "edickson@co.missoula.mt.us";
"groberts@co.missoula.mt.us"; "boconno@co.missoula.mt.us"; "cgreenwalt@co.missoula.mt.us";
"ssmith@co.missoula.mt.us"; "lmoisey@co.missoula.mt.us"; "cwulfeku@co.missoula.mt.us";
"dprescott@cI.missoula.mt.us"; "bryce@missoulaeduplace.org"; "dalexander@ci.missoula.mt.us";
"ldavidson@missoulahousing.org"; "jhart@co.missoula.mt.us"; "robertmc@cskt.org"; "preservation@cskt.org";
"tonyi@cskt.org"; "bpaulson@blackfoot.com"; "missoulaNCD@northwestern.com";
"shawn.weingartner@northwestern.com"; "slk2559@blackfoot.net"; "slr@blackfoot.net";
"logan@mtnwater.com"; "tklietz@co.missoula.mt.us"; "mdunwell@mt.gov"; "gcameron@mt.gov";
"shrose@mt.gov"; "jodi_bush@fws.gov"; "shrose@mt.gov"; "missoulacd@macdnet.org";
"mslacd@montnan.com"; "lschock@mt.gov"; "jhensiek@fs.fed.us"; "ephelps@fs.fed.us";
"BLM_MT_Missoula_FO@blm.gov"; "ccalnan@mt.gov"; "rfeigley@fs.fed.us"; "gmdanczyk@fs.fed.us";
"byelczyn@fs.fed.us"; "gregorywgustina@fs.fed.us"; "abeck@co.missoula.mt.us"; "cnewman@mrfdfire.org";
"seeleyfire@blackfoot.net"; "mthane@co.missoula.mt.us"; "cstoutsle@blackfoot.net"; "slchamber@blackfoot.net";
"annie@missoulacfac.org"; "cfacinfo@missoulacfac.org"; "cathy@crcmt.org"; "info@fvaudubon.org";
"office@blackfootchallenge.org"; "ryen@montanatu.org"; "mbia@buildmissoula.com";
"lsolomon@missoularealestate.com"; "jlemons@oldcastlematerials.com";
"cstout@seeleylakecommunitycouncil.com"
"Christine Dascenzo"; "Kevin Wetherell"
Alpine Trails Subdivision
Thursday, February 25, 2016 10:33:00 AM
AgencyReviewList-Alpine.xlsx

To:

Project Review Agencies

RE:

Alpine Trails Subdivision
Request for Sufficiency Review
February 25, 2016

Missoula County Community and Planning Services (CAPS) has requested that we
provide a link to the full 1st Agency Sufficiency Review packet pursuant to the
attached list, for your review and comments in regards to the Alpine Trails 30-lot
Major Subdivision.
The link to the packet is:

http://tinyurl.com/AlpineTrails
This information is being e-mailed to your agency on or before February 25, 2016,
please provide your comments no later than March 7, 2016, the CAPS sufficiency
review deadline is on March 10, 2016.
Please review the information on the CAPS website and comment using the Agency
Comment Form on the website. If you have any questions or need additional
information regarding the project, please do not hesitate to contact Christine
Dascenzo (258-3869) or me at 728-1880.
Thank you in advance for your attention to the requested review.
Sincerely,

Dale McCormick, Planner
Professional Consultants Inc.
Cc: Christine Dascenzo

Dale McCormick, Planner
3115 Russell St / PO Box 1750
Missoula, MT 59806
(406) 728.1880 / (406) 728.0276 fax
dalem@pcimontana.com
www.pcimontana.com

