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MEMORANDUM
TO:

Board of County Commissioners

FROM:

Christine Dascenzo and Tim Worley, Community & Planning Services

DATE:

September 11, 2017

RE:

Background Information for Alpine Trails Subdivision

Based on Planning Board discussion and information acquired during the subdivision review
process, staff has additional background information regarding Variance Request #2,
Condition of Approval #17, and Condition of Approval #18. One alternative condition of
approval is offered for Board of County Commissioners’ consideration.
BACKGROUND INFORMATION
Variance Request #2 and Condition of Approval #17
Planning Board recommended conditional approval of Variance Request #2 and an
amendment to Condition #17 requiring installation of a trail on at least one side of all roads
internal to the subdivision. This trail is required to be built with a surface type compliant with
the regulations, including the standard in Section 3.4.9.5 which requires:
“9concrete or an asphalt surface or a comparable surface material that is durable,
maintainable, and usable in year round weather conditions.”
Based on public testimony at the Board meeting and an August 25, 2017 email from the
applicant’s representative, the expressed preference is to amend the Planning Board
Recommended Condition #17 to include the above language.
Planning Board Recommended Condition #17
17. Plans for and installation of a 5’ wide paved trail in accordance with the Subdivision
Regulations along the sections of road as approved in the variance one side of the
roads internal to the subdivision shall be reviewed and approved by County Public
Works and CAPS prior to final plat approval. (Subdivision Regulations Section
3.4.9.2.B.1)
Applicant’s Expressed Preference for Condition #17
17. Plans for and installation of a 5’ wide paved trail with a concrete or an asphalt surface or
a comparable surface material that is durable, maintainable, and usable in year round
weather conditions along one side of the roads internal to the subdivision as shown in
Exhibit A shall be reviewed and approved by County Public Works and CAPS prior to
final plat approval. (Subdivision Regulations Section 3.4.9.2.B.1)

Staff does not object to adding additional language to the condition (see Attachment A for
Exhibit A). However, the applicant’s preference for trail surface does not appear to be
consistent with the language change.
County Parks, Trails, and Open Lands (PTOL) staff put together Exhibit A during the second
round of agency comment. This exhibit demonstrates those lots that do not have contiguous
access to the proposed recreation trail and the concept to construct two segments of trail
contingent on the western portion being made public, as outlined in Condition of Approval #18
(Attachment B).
At a July 17, 2017 meeting with staff from Public Works, PTOL, Facilities Management, and
CAPS, Variance Request #2 and the recreation trail were discussed (Attachment C). The
group noted complaints that the Public Works office has received from residents in a nearby
subdivision about the lack of a pathway, that the trail surface should be firm, concerns about
pedestrian use on the roadways, and that gravel trails are hard to demarcate and maintain.
This discussion, combined with the characteristics of the subdivision, the fact that the
segments of trail recommended by the Planning Board will not connect to a trail that is usable
by pedestrians year round, and the differing intents for transportation trails versus recreation
trails informs the staff recommendation for denial of Variance Request #2.
In addition to the applicant’s amendments to Condition #17, the applicant’s representative
asked whether a native soil or crushed gravel surface type would be a compliant surface type.
After conferring with County Public Works, and evaluating the intent behind the language in
Section 3.4.9.5, it was determined that without a hard surface type, neither native soil nor
crushed gravel would satisfy this language, although a permeable pavement or similar system
could. (See Attachment D). If a bare earth, gravel, or similar trail surface is eventually
approved, staff recommends omission of the additional language from the regulation in
Condition #17.
At the Planning Board meeting, Condition of Approval #18 was recommended to be stricken.
Condition #18 requires that the portion of roadside trail from the intersection of Cedar Lane,
Seclusion Point, and Elm Drive, along Wilderness Ridge, to the intersection of Alpine Trail and
Highway 83 be placed within a public easement. This was recommended by PTOL and staff
maintains the recommendation in light of the recommendation to approve Variance Request
#1, which would waive the requirement to improve and widen Cedar Lane. The public
pedestrian easement would provide a safe, complete connection between two public parks that
does not currently exist.
MEMO ATTACHMENTS
A:
Planning Board - Conditional Approval Variance #2 (Exhibit A)
B:
PTOL Comment, December 22, 2016
C:
Public Works, PTOL, Facilities Management, CAPS Meeting Notes, July 17, 2017
D:
Trail Surface Type, Public Works Email, August 25, 2017

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

Christine Dascenzo
From:
Sent:
To:
Cc:
Subject:
Attachments:

Brent O'Connor
Thursday, August 31, 2017 1:30 PM
Christine Dascenzo; Erik Dickson; Nicole Whyte
Tim Worley
RE: Alpine Trails Condition 17
Mackintosh Manor Viewing East.JPG; Mackintosh Viewing West.JPG; Leadore Hills Oro
CT.JPG; Leadore Hills.JPG; Blue Heron Addition I.JPG

Christine,
For obvious reasons a hard surface such as concrete or an asphalt surface is a far better product for longevity and
maintenance concerns. It has been our experience that gravel non‐motorized facilities oftentimes deteriorate from the
weather elements, or vegetation growth. In the past, we’ve experimented with gravel non‐motorized with the use of
geotextiles, or by adding a bentonite blend to try and tighten up the surface. Each of these experiments had less than a
desirable result. It’s probably true like any infrastructure a properly maintained facility can yield a satisfactory result
such as the walkways at Fort Missoula prior to the park renovations. But by in large without a hard surface it’s of our
opinion a gravel, or native surface, is not a viable option. I’ve attached some photos of Missoula County approved
subdivisions that required gravel walkways to be constructed. As you can tell they have not been used or maintained to
an acceptable standard.
Thanks for seeking our opinion on no‐motorized facilities. As you know this is a subdivision regulation and therefore it’s
your departments requirements and decision on this matter.
Brent

From: Christine Dascenzo
Sent: Monday, August 28, 2017 8:20 AM
To: Deborah Bell; Brent O'Connor; Erik Dickson; Nicole Whyte
Cc: Tim Worley
Subject: FW: Alpine Trails Condition 17

Hi all,
Could you provide a response to Dale’s question below of whether the trails in Glacier Creek Meadows (“a native soil
pedestrian walkway”) or Emerald Lake Estates’ gravel pathway would satisfy the surface type required in 3.4.9.5? He’s
recommended pulling the language from that regulation, which seems supportable, but wants to know whether it allows
the type of trail he’s thinking of.

3.4.9.5 Trail Construction Standards
Required trails shall comply with the dimensional standards in Table 3.4.9.4, Non-Motorized Standards
and be constructed with a concrete or an asphalt surface or a comparable surface material that is
durable, maintainable, and usable in year round weather conditions.
Glacier Creek Meadows was approved in 2011 and Emerald Lake Estates in 2007 under Subdivision Regulations that
recommended native soil as a surface type for Class III Low Impact trails. In the current regulations, Class III trails are
now in the Parks section, rather than in the Non‐motorized Trails section. Crushed rock was a recommended surface for
Class I and Class II trails.
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This will go to the Commissioners on September 14 if you’d like to attend.
Thanks,
Christine
From: Dale McCormick [mailto:dalem@pcimontana.com]
Sent: Friday, August 25, 2017 2:44 PM
To: Christine Dascenzo
Cc: Deborah Bell; Tim Worley; 'Chris A. Johnson'; kevin@cmpmontana.com; Andy Mefford
Subject: Alpine Trails Condition 17

Hello Christine,
Staff’s recommended condition 17 for Alpine Trails is as follows:
17. Plans for and installation of a 5’ wide paved trail along one side of the roads internal
to the subdivision shall be reviewed and approved by County Public Works and
CAPS prior to final plat approval.
At the MCPB meeting I requested to add the language
“or a comparable surface material that is durable, maintainable, and usable in year round weather
conditions” which is consistent with Section 3.4.9.5 of the Subdivision Regulations.
The MCPB I believe made a motion that the condition say:
17. Plans for and installation of a 5’ wide paved trail in accordance with the subdivision regulations
along one side of the roads internal
to the subdivision as shown in Exhibit A shall be reviewed and approved by County Public Works and
CAPS prior to final plat approval.
At the BCC hearing I plan on asking that the condition be reworded to be more specific as follows:
17. Plans for and installation of a 5’ wide trail paved or constructed of a comparable surface material
that is durable, maintainable, and usable in year round weather conditions along one side of the
roads internal to the subdivision as shown in Exhibit A shall be reviewed and approved by County
Public Works and CAPS prior to final plat approval.
I have attached Exhibit A, which was part of the 12/22/16 comment letter from Garrick Swanson and
referenced by the MCPB. The question I have is would this amended condition allow trails similar to
what was approved with the Emerald Lake Estates and Glacier Creek Meadows subdivisions which
are also in the Swan Valley? I have attached documentation of those subdivision for your reference.
Our goal is to have a specific understanding of what type of trail construction would be permitted for
the two sections of roadside trails. The language ”in accordance with the subdivision regulations” is
too broad.
Please let me know what you think.
Thanks,
-Dale
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Applicant Attachment
EMERALD LAKE ESTATES

Applicant Attachment

GLACIER CREEK MEADOWS

Public Works Attachment
Mackintosh Manor

Public Works Attachment
Leadore Hills

Public Works Attachment
Blue Heron Addition

