IMEG CORP 1817 South Avenue W

(406) 721-0142 Missoula, MT 59801
PROJECT SUMMARY

Owner and Developer: Greenough Heights, LLC

Representative: IMEG CORP

Subdivision Name: Greenough Heights

Number of Lots Proposed: Twenty Proposed Lots

Number of Acres: 5.79 Acres

Legal Description: That property described in Book 1046, at Page 794, Micro

Records of Missoula County and further shown as area’s
15 and 16 on Deed Exhibit No. 3161, Records of Missoula
County, located in the Northeast One-Quarter of the
Northeast One-Quarter of Section 22, Township 13 North,
Range 19 West, Principal Meridian, Montana, Missoula
County Montana.

Project Summary:

The Greenough Heights Subdivision is a major subdivision which proposes 20 lots to be utilized
for residential purposes. All lots will be utilized for single family homes. The property is located
directly adjacent to the south of the intersection of Peggio Lane and W. Greenough Drive. The
site is currently utilized for one single family home. This existing home will be removed as part
of the development of the site. The proposed lots will be connected to the City of Missoula water
and sewer systems.

Summary of Roads:

The property is located adjacent to W. Greenough Drive. Half road improvements are proposed
along W. Greenough Drive for the property’s entire road frontage. A road with a preliminary
name of Road A has been proposed within the subdivision. This roadway proposes to access
W. Greenough Drive in two locations. An alley is also proposed within this subdivision. The alley
will provide access to Lots 1-6.

Summary of Non-Motorized Facilities:

There are no existing non-motorized facilities on the proposed subdivision property. There are
non-motorized facilities along W. Greenough Drive adjacent to the subject property. A sidewalk
for non-motorized use is proposed along W. Greenough Drive for the property’s entire road
frontage. Sidewalks are also proposed on both sides of Proposed Road A.

Variance Requests:
There are two variances requested for this project. Please see Section A for the official variance
requests.

The first variance is regarding the contiguous building site on the property. This variance is
regarding 2000 sqft of buildable area that is referenced in Article 3-140.3. We are requesting a
variance from this regulation because the slope is manmade from the driveway. And there has
been a geotechnical analysis and slope analysis that supports building on the lots affected by
the driveway slope.
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The second variance is regarding the construction of sidewalks adjacent to West Greenough
Drive. This variance requests the ability to build a 6 foot wide sidewalk adjacent to Greenough
Drive without a boulevard. This request is due to the steep slopes and protection of the riparian
area that would be affected by the typical sidewalk construction.

Zoning and Growth Policy:

A majority of the property is zoned R8 which is a residential zoning district. This zoning permits
a dwelling unit for each 8,000 sqft of land. 22,621sqft of the property is located within the OP1
zoning district which does not permit residential use. This portion of the property will be rezoned
to R8 to be in conformance with Title 20 zoning regulations

The ‘Our Missoula’ 2035 City Growth Policy is the applicable regional plan for the property. The
recommended land use designation for this property in the growth policy is Residential Medium
Density. According to the ‘Our Missoula’ 2035 City Growth Policy, this land use designation is
“...intended to fit with many already established residential neighborhoods and acknowledge the
single dwelling residential building type as the primary use with the potential for accessory
dwellings as well.” The ‘Our Missoula’ 2035 City Growth Policy also lists the R-8 zoning of the
property as a current relatable zoning for the Residential Medium land use area.
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MISSOULA DEVELOPMENT SERVICES
< 435 RYMAN * MISSOULA, MT 59802 - 4297 + (406) 552-6630 * FAX:

EXHIBIT 2B - CITY MAJOR SUBDIVISION APPLICATION

A. GENERAL INFORMATION

1.

2.

10.

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.

One submittal packet and full-sized preliminary plat is required for each Element Review
submittal. The subdivider is encouraged to schedule a meeting with the case planner to submit
the formal application packet for Element Review. If requested the meeting will be scheduled
within 10 working days of the case planner and the subdivider’s conversation regarding the
Element meeting request. The Element Review period starts the day the packet is submitted to
Development Services for review and the fee is paid.

Once the application packet is deemed complete for Element Review, one submittal packet and
full-sized preliminary plat is required for Development Services staff review for each Sufficiency
submittal, in addition to packets mailed to agencies identified in the subdivision agency review
list. Alternatively, if an electronic packet is submitted meeting the electronic packet submission
guidelines, the agency sufficiency packets can be provided electronically.

For each Sufficiency submittal via electronic packet, applicants will send agencies a hard copy
cover letter and an electronic cover letter notifying them that the project has commenced 1%, 2",
31, etc. Sufficiency review. This letter should include a link to the subdivision packet on the DS
website, review deadlines, contacts, and other information for the Sufficiency review as
indicated by DS.

Upon completion of Agency Sufficiency Review, the application packets submitted for Planning
Board and City Council 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, Planning Board and City Council review packets must include the letter declaring the
application packet Sufficient, and all Element and Agency Sufficiency Review letters from DS.
Except for the addition of these materials, the packets submitted for Planning Board and City
Council review must be exactly the same as the packet that was deemed Sufficient.

Packets for Planning Board review must be provided as hard copy packets, 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. Each packet shall contain full-sized
preliminary plats and supplementary data sheets.

Packets for City Council review must be provided in an electronic format per the electronic
packet submittal guidelines.

Name of proposed subdivision: Greenough Heights

Name(s) of Subdivider: Greenough Heights LLC

Mailing Address: 8702 NE 17th Street, Vancouver, WA 98664
Telephone Number: 360-892-7189

Email Address: korkalo@mcn.net

Name(s) of Owner of Record: Greenough Height LLC.
Mailing Address: 8702 NE 17th Street, Vancouver, WA 98664
Telephone Number: 360-892-7189

Email Address: korkalo@mcn.net

11. Name and Company of Representative: IMEG, Corp/Paul Forsting, AICP

CITY OF MISSOULA SUBDIVISION REGULATIONS 1
SUPPLEMENTAL ADMINISTRATIVE MATERIALS - EXHIBITS
JULY 11, 2014



DocuSign Envelope ID: 463A6D03-26F 1-45AB-A6CB-8E7719776D71

Mailing Address: 1817 South Ave. W, Suite A, Missoula MT 59801
Telephone Number: 406-721-0142
Email Address: paul.t.forsting@imegcorp.com

12. If the applicant is someone other than the property owner, the owner must also sign the application
in the space provided below. Certification: | hereby certify that the foregoing information contained
baserRmpanied in this application is true and correct to the best of my knowledge.

Koy kortale 6/23/2021
Applisanis.sjgnature Date

Koy korkals 6/23/2021
Owner's Signature Date
A 6/23/2021
Representative’'s Signature Date

B. SUBJECT PROPERTY INFORMATION
General location of subdivision and address (if address has been assigned):
1006 W Greenough Drive Missoula, MT 59802
Legal Description - complete and unabbreviated:
The property described in Book 1046, Page 794 micro records of Missoula County and
further shown as areas 15 and 16 on Deed Exhibit no. 3161, records of Missoula County
located in the northeast one-quarter of the northeast one-quarter (NE1/4NE1/4) of Section

22, Township 13 North, Range 19 West, Principle Meridian Montana, Missoula County,
Montana

Township, Range, Section(s): Township 13 North, Range 19 West, Section 22
Subdivision, Lot(s), Block(s):

Tract(s), COS#: COS Plat M, Acres 5.79 NE4 NE 4

Geocode: 04-2200-22-1-25-13-0000

Number and type of lots proposed: 20 residential lots

Average Lot Size: 7723 sqft

Median Lot Size: 7715 sqft

Total acreage of subdivision: 5.79 acres

Total net acreage of lots within the proposed subdivision: 3.55 acres
Total acreage in streets and roads: 1.61 acres

Total acreage in parks or common area: .63 acres

Gross Density: 1du/.289 acres

C. TYPE OF SUBDIVISION PROJECT (Check all that apply):
B<] Major (6 or more lots)
[X] Residential
[] Commercial/Industrial
[_] Mobile Home Park
[ ] RV Park
[ ] Condominium
[] Subdivision PUD

CITY OF MISSOULA SUBDIVISION REGULATIONS 2

SUPPLEMENTAL ADMINISTRATIVE MATERIALS - EXHIBITS
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ZONING AND GROWTH POLICY COMPLIANCE

1.

Complete the following table (where applicable, indicate Unzoned):

Zoning Current Land Use
Adjacent (North) RM 1-45 and R8 Residential
Adjacent (South) OP1 Open space/ City Park
Adjacent (East) OP1 Open space/ City Park
Adjacent (West) R8 Residential
2. s the property zoned? Yes

a. If yes, what is the current zoning of the property? The property is split zoned currently. There is 229,795
sqft zoned R8 and 22,621sqft zoned OP1. OP1 is on the southwest portions of proposed
Lots 10-18 and the open space. Please see the zoning map in Section B for clarification on the
current zoning.

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. Please see the
map in Section B.

c. Ifyes, provide a copy of the zoning district standards which apply to the proposed
subdivision. Please see zoning district standards in Section B.

d. If yes, describe how the project complies with the existing zoning district.

e. The project is currently split zoned, which is not allowed in Title 20. The prevailing zoning districts
are R8 and OP1. There is 229,795 sqft zoned R8, which allows for residential development at
1du/8000sqft. There is also 22,621sqft zoned OP1, which only allows to preserve natural resources
and sensitive spaces. This would mean no residential development within this zoning. Currently OP1
is on the southwest portions of proposed Lots 10-18 and the open space. Please see the zoning map
in Section B for clarification on the current zoning.

3. Do you intend to zone the property, or will the property have to be re-zoned to allow for this development? Yes,

the property will have to be rezoned to allow for this development and comply with Title 20.

a. If yes, what is the proposed zoning for the subject property? The proposed zoning will be a combination
of R8 and OP1. The proposed open space (27,557sqft) of the subdivision will be rezoned to OP1.
Missoula City Park's has expressed their desire for this area (Neil Miner email in Section E) and OP1
zoning is fitting for this area. The remaining parcels including lots and roads to be developed
(224,665.4sqft) are proposed to be R8. R8 allows for 1du/8000sqft. Greenough Heights density
without the open space is approximately 1 du/11,232.77sqft which complies with R8. Please see the
rezoning application included in Section A of this submittal.

b. 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. Please see the rezoning
application in Section A and zoning district regulations in Section B.

4 . Will this property be required to be annexed into the City? No
a. If yes, what zoning district does the City Council intend to apply upon annexation? N/A
b. If yes, provide a copy of the Resolution of Intent to Annex approved by City Council. N/A
5. Is the property within the Urban Growth Area? Yes
6. Which comprehensive plan(s) of the Missoula City Growth Policy apply to this property? The ‘Our

Missoula’ 2035 City Growth Policy, 2019 Missoula Land Use Element, and 1995 Rattlesnake

Valley Plan apply to the property.

7. Whatis the current land use designation for this property, as indicated in the applicable comprehensive

plan? Residential Medium Density Provide a map of the land use designation and

legend from the applicable comprehensive plan / growth policy. Please see map in Section B.

8. Describe how the project complies with the land use designation and the goals and policies of the Growth

Policy. The project complies with the land use designation of Residential Medium Density (RMD).

RMD allows for three to 11 dwelling units per acre. Greenough Heights is roughly 3.46 dwelling

units peracre based on the 5.79 parcel size or 3.88 dwelling units per acres once parkland

dedication is completed.

9. Is a Planned Unit Development proposed? No If a Planned Unit Development is proposed, provide

additional submittal requirements per Section 3-120.2. N/A

E. CLUSTER AND CONSERVATION DEVELOPMENT
1.

Is Cluster and Conservation Development per Section 3-180 proposed? No
a. If yes, provide additional submittal requirements described in Section 3-180. N/A

CITY OF MISSOULA SUBDIVISION REGULATIONS
SUPPLEMENTAL ADMINISTRATIVE MATERIALS - EXHIBITS
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F. PHASING
1. Is this subdivision proposed to be developed in phases? No
If yes, provide a phasing plan per Section 4-070.2 & 4-070.3 (and optional Phasing Plan
Narrative) 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. alegend 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.
e. Ifthe Phasing Plan is in color, also number each phase directly on the platted areas.
N/A
G. COVENANTS AND/OR HOMEOWNER’S ASSOCIATION
1. As a separate attachment, provide proposed draft covenants and restrictions to be included in
deeds and contracts for sale. Please see Section C for the Draft Covenants.
2. Is common property to be deeded to a property owner’s association? No
If common property is to be deeded, provide draft covenants and restrictions per Section 5-
020.14K. Please see Section C for the Draft Covenants.
2. Are there existing or proposed covenants and/or a homeowner’s association? Yes
If yes, provide existing covenants, restrictions, and/or property owner’s or homeowner’s
association documents or other documents that outline deed restrictions that apply to the
subdivision. Proposed covenants and homeowners association documents have been
included in this submittal.
If yes, the proposed draft covenants shall specify they apply to the proposed subdivision and
are supplemental to the existing covenants and restrictions.
Please see Section C for the Draft Covenants.
H. 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:
Owner;
Developer;
Representative name and company;
Subdivision name;
# of lots proposed,;
=  # of acres;
Please see Section A for the Project Summary.

Legal description;

Summary of roads;

Summary of non-motorized facilities;
Variances requested, if any; and
Zoning & growth policy compliance

I. MAPS, DATA SHEETS, AND MATERIALS
As separate attachments, provide the following Maps and Data Sheets with the site clearly
identified. All full-size (24" x 36") Supplemental Maps and Data Sheets shall be folded to a
maximum of 9" x 12". Where appropriate, required information may be combined as long as the
information is clearly presented. Use the preliminary plat as a base map where practical and
feasible. 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".

X A vicinity map showing the subject property and the area within 1,000 feet of the subject
property. A Vicinity map has been included in Section B.

CITY OF MISSOULA SUBDIVISION REGULATIONS 4
SUPPLEMENTAL ADMINISTRATIVE MATERIALS - EXHIBITS
JULY 11, 2014


Anna.M.Vickers
Typewritten Text
Please see Section C for the Draft Covenants.

Anna.M.Vickers
Text Box
Please see Section C for the Draft Covenants.


XI A Zoning map of the subject property and vicinity (showing the existing zoning district),
extending at least 300 feet from the property boundaries. A Zoning map and a copy of the
zoning district standards have been included in Section B.

X A Growth Policy/Comprehensive Plan map of the subject property and vicinity extending at
least 300 feet from the property boundaries for the applicable comprehensive plan, clearly
showing the land use designation of the subject property and surrounding properties. A
Comprehensive Plan map and a Land Use map have been included in Section B.

X 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.
Include the zoning of adjacent properties and the location of any buildings, railroads, power
lines, towers, roads, and other land uses on adjacent lands. Show the names of platted
subdivisions and numbers of certificates of surveys on the map. An Adjacent Properties and
Ownership map has been included in Section B.

X Adjacent ownership. A map showing the ownership of adjacent lands, including lands across
public and private rights of way. An Adjacent Properties and Ownership map has been
included in Section B.

X Certificate of survey and/or prior subdivision history of subject property and adjacent
properties. A Certificate of Survey has been included in Section C.

X An aerial photo of the subject property and vicinity extending at least 200 feet from the
property boundaries. An Aerial photo has been included in Section B.

X An existing conditions map per Section 4-010.1B(1) 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. An existing conditions map has been included with the supplemental data

sheets included in Section A.

Landscaping and maintenance plans for common areas, and boulevard plantings, as may be

required. Please see Section C for the draft covenants.

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 6-010 of the City of Missoula Subdivision Regulations)
for each variance request. There are two variance requests for this project. Please see

Section A for variance requests.

X] An attachment labeled "Neighborhood Comment and Response," with minutes from
neighborhood meetings and any comments received during the meeting(s). Please see Section
E for Neighborhood Meeting notes

X X

J. WATER AND SANITATION REPORT
The State of Montana [MCA 76-3-622] requires 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:
X1 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 fewer 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.
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Xl 2. Description. A description of the proposed subdivision's water supply systems, storm water
systems, solid waste disposal systems, and wastewater treatment systems, including the
following:

a. 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).

b. 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 subiject to the jurisdiction of the public service commission or exempt from
public service commission jurisdiction and, if exempt, an explanation for the exemption.

c. Ifthe water supply is provided by a multiple user water supply system, per Section 3-
070, submit the system design prepared by a professional engineer to comply with
design and construction requirements for public water supply systems specified by rules
adopted pursuant to MCA Title 75, Chapter 6.

X1 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.

X1 4. Suitability. Evidence of suitability for new on-site wastewater treatment systems that, at a
minimum, include:

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.

X1 5. 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.

X1 6. 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.

X1 7. 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 non-
degradation analysis in the same manner as is required for an application that is reviewed
under Title 76, Chapter 4.

K. ENVIRONMENTAL ASSESSMENT, PRIMARY REVIEW CRITERIA REPORT, SUMMARY OF
PROBABLE IMPACTS, AND SUBDIVISION REGULATION COMPLIANCE
Montana Code Annotated (M.C.A. 76-3-603) 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 M.C.A. 76-3-603, and clearly
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demonstrate that the proposed subdivision will have no adverse impacts on agriculture, agricultural
water user facilities, local services, 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. Where
requested, provide maps and data sheets. All maps and data sheets shall be folded to 872" x 11".
Where appropriate, required information may be combined as long as the information is clearly
presented. Where a plan is required, use the preliminary plat as a base map if practical and
feasible.

Per M.C.A. 76-3-603, 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 fully satisfied by 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,
= 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 M.C.A. 76-3-608;

» 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 MCA 76-3-603(c)); 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

MCA 76-3-603(d) and MCA 76-3-501);

Land dedication. A description of the dedication of land for roadways and for public utility

easements (MCA 76-3-501(3));

Road improvements. A description of the proposed improvements of roads (MCA 76-3-

501(4));

Open space. A description of how the subdivision provides adequate open space for travel,

light, air, and recreation (MCA 76-3-501(5));

Sanitation. A description of sanitary facilities (MCA 76-3-501(7)). The applicant may cross-

reference Section J, 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 (MCA 76-3-501(8)); 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 (MCA 76-3-501(9)).

vV V V V

Y

1. IMPACT ON AGRICULTURE: Answer the questions below. In addition, 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.
Agricultural land includes land used for agriculture or having a soil type defined by the Natural
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Resources Conservation Service as having agricultural importance, including prime farmland,
prime farmland if irrigated, farmland of statewide importance, and farmland of local importance.
This property does not have a history of agricultural use and is not currently used for
agricultural purposes. The property is also not timber land. No potentially significant
adverse impacts have been identified based on the criteria outlined within this section

of the application.

a. Agriculture production. Is the proposed subdivision located on land currently or previously
used for agricultural production? No
If yes, identify the number of acres in production on a map. N/A

b. Descrlptlon

Vi.

Describe the productivity of the land and whether the subdivision would remove from
production any agricultural or timber land. The subdivision would not remove any
agricultural or timber land from production.

Describe agricultural operations and other uses of land on the adjacent property. There
are not agricultural operations on adjacent properties

Describe what measures will be taken, if any, to control family pets. Please see the
covenants for measures in regards to control of family pets. Covenants are
located in Section C.

Describe any existing fence lines around the subdivision boundary, which protect
agricultural lands under an ownership other than that of the subdivider, and describe any
measures which will be taken to ensure that the owners of the subdivision will share with
the owner of the agricultural lands in the continued maintenance of the fence. There are
no existing fence lines around the boundary subdivision which protect
agricultural lands.

c. 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)? Yes
If yes, which type(s)? The subdivision does have some soil that is Totelake gravelly
Ioam 2 to 8 percent slopes. This soil is dedicated farmland of local importance.

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. Please see included
soils report from the Natural Resources Conseravation Service (NRCS) in Section D.
Soils assessment. Provide a soils assessment per Section 5-020.14M. Not applicable
as the property does not contain land currently used for agricultural production.

iii. Sewer and zoning. If the soil type is defined as Prime or Prime if Irrigated, is the

subdivision proposing or required to connect to sewer, or is the property unzoned?
N/A

. 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. In
addition, 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.
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No potentially significant adverse impacts have been identified that would negatively
impact agricultural water users. There are no agricultural water user facilities located on
this property nor on property located immediately adjacent to the proposed subdivision.
There are also no irrigation ditches located on the subject property or on property that is
located immediately adjacent to the proposed subdivision.

No mitigation is proposed to offset the project’s impacts to agricultural water users as no
potentially adverse impacts to agriculture water users have been identified.

a. Location. Is the subdivision located on land with agricultural water user facilities or adjoining
an agricultural water user facility? No
i. If yes, describe the facilities (irrigation ditch, well, etc.). N/A

b. Ditches. Are any irrigation ditches located on or adjacent to the property? No
i. Ifyes, provide the name and contact information for the responsible ditch company.
ii. Ifyes, doyou intend to provide access to the irrigation ditch for all lots?  N/A
1. If no, if the average lot size in the proposed subdivision 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. 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. Ifyes, 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. Ifyes, 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

ii. 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

3. IMPACT ON NATURAL ENVIRONMENT: Answer the questions below. In addition, 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.
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There are several structures over 50 years in age. A historical consultant was hired to assess these structures and
determine their potential for listing on the National Register of Historic Places. The consultant determined they were
likely not eligible for the register. The consultant also determined that there was no connection to Senator Mansfield as
was referenced by a neighbor at the neighborhood meeting. These findings were submitted to the City of Missoula
Historic Preservation Officer and SHPO who agreed. This information is located in Section E of this submittal.

SHPO also suggested that a cultural resource study may need to be completed on the property. It was the
determination of City Planning and Historic Preservation that this cultural resource study be completed based on
Confederated Salish and Kootenai Tribes (CSKT) recommendation. CSKT was reached out to multiple times and given
information requested on September 21, 2021. CSKT was given 49 business days to comment which exceeds the
Department of Interior historical standard of 30 business days

A geotech and water report have been prepared and included. During construction, noxious weeds will be controlled by
adherence to the Weed Management and Revegetation Plan approved by Missoula County Weed District. This plan will
be recorded as part of the covenants for the subdivision. After construction of infrastructure, noxious weed growth will
be controlled via requirements, covenants and oversight by lot owners.
a. Public lands

i. Is the subdivision proposal adjacent to public lands? Yes

1. If yes, describe any applicable land management policies of any public lands adjacent to or near the proposed
subdivision. The applicable land management policy is Missoula Urban Area Open Space Plan 2019. This
policy calls for protection of the Riparian Area.

2. If yes, describe how access to public lands will be affected by this subdivision. The subdivision will donate open
space to Missoula City Parks and Recreation Department. This subdivision will not affect public lands or
existing access to public lands.

b. Historical features
i. Are there any known historic, paleontological, archaeological or cultural sites, structures or objects on or within a half-
mile of the proposed subdivision? Yes, there are known sites within the vicinity.

1. If yes, identify any known historical, paleontological, archaeological, or cultural 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 known historical
features within a half mile of the property are included in a list from SHPO in Section E. No historical,
paleontological, archaeological or cultural sites will be affected by this subdivision. There are several
structures over 50 years old on the property. A historical consultant was hired to assess these structures
and determine their potential for listing on the National Register of Historic Places. The consultant
determined they were likely not eligible for the register. The consultant also determined that there was no
connection to Senator Mansfield as was referenced by a neighbor at the neighborhood meeting. These
findings were submitted to the City of Missoula Historic Preservation Officer and SHPO who agreed. This
information is located in Section E of this submittal.

SHPO also suggested that a cultural resource study may need to be completed on the property. It was the
determination of City Planning and Historic Preservation that this cultural resource study be completed
based on Confederated Salish and Kootenai Tribes (CSKT) recommendation. CSKT was reached out to
multiple times and given information requested on September 21, 2021. CSKT was given 49 business days
to comment which exceeds the Department of Interior historical standard of 30 business days

2. If yes, discuss the impact of the proposed development on any historic features, and 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. Correspondence between Consultant, City of Missoula Planning Staff, City of
Missoula Historian, SHPO, CSKT, and an independent historian have all been included in Section E. of this
submittal. There is no mitigation planned as there will be no adverse impacts per research provided.

c. Water rights
i. 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? No

1. When evidence of high groundwater or unstable soil is present, provide a groundwater drainage mitigation plan
prepared by a licensed professional engineer to mitigate the problem. The plan shall include, but not be limited to,
measures to prevent the migration of groundwater through water, sewer and drainage trenches. N/A

ii. What are the maximum and minimum depths to the water table, and on what dates were those depths determined?
There is one existing well located nearby the property.
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This well is known as GWIC ID:68549. This well shows a static water level of 35
feet in January of 1951. Water was found between 52 and 56 feet. The Missoula
Water Quality District has a monitoring well located in Greenough Park. This well
is known as WQD WELL W131914C. This well is located approximately at 3273 feet
above sea level. This well shows a high water level of 6.5 feet below ground
surface in late May to early June of each year. The lowest water level is recorded
typically in September of each year around 9 feet below ground surface. This
subdivision site is approximately at 3300 feet above sea level. Based on this
information, groundwater is expected at 33.5 feet below ground surface in late
May to early June as the minimum depth and 36 feet below ground surface in
September as a maximum depth.

iii. What is the depth of aquifers and aquifer recharge areas from the surface of the
property? The aquifer in the lower rattlesnake area is known to be recharged in the
rattlesnake wilderness area and surrounding valley. It is not anticipated that this
subdivision site contributes to this recharge.

iv. Describe the steps necessary to avoid depletion or degradation of groundwater recharge
areas. Continued protection of the rattlesnake wilderness area and management
of the natural and man made reservoirs should protect the aquifer from depletion.
This subdivision is proposed to be connected to City of Missoula Water and
should not affect the aquifer depletion.

e. Surface water
i. Delineated floodplain. Is any portion of the property within a FEMA-designated 100-
year or Shaded Zone X floodplain? No
1. If any portion of the property is within a FEMA-designated 100-year or Shaded Zone
X floodplain, provide a map with a legend showing the designated areas, and/or
areas removed by FEMA through a Letter of Map Amendment. N/A

ii. Non-delineated floodplain. Are any proposed building sites within 20 vertical feet and
1,000 horizontal feet of a stream draining an area of 15 square miles or more 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 3-010.2A)7? No
1. If any proposed building sites are within 20 vertical feet and 1,000 horizontal feet of a

stream draining an area of 15 square miles or more 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 Section 3-010.2A), submit a Flood Hazard
Evaluation Report. N/A

iii. Mapping. Locate on a plat 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. An intermittent drainage is located at the bottom of the open space area. This
drainage has been shown on the Supplemental Data sheet. Please see Section A.

iv. Description. 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. Describe the proximity of proposed construction (such as buildings, sewer
systems, and roads) to surface waters. There is an intermittent drainage located at
the bottom of the proposed open space. This drainage flows during the spring
months of the year. This is a small drainage that is approximately 1' wide during the
time of the year it runs. This drainage is located in the proposed open space. The
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home-sites adjacent to the open space have a 20' rear yard setback from the limits
of the open space.The only other applicable surface water is the Rattlesnake
Creek which runs through Greenough Park approximately 100’ to the east of the
subject property. The Rattlesnake Creek is approximately 60' wide, it is used for
recreational purposes, and has water present within its banks all year long. All
construction will occur on the subject property which is physically and
topographically separated from the creek. Please see the Surface Water Memo in
Section D.

v. Wetlands. If wetlands are present, the subdivider shall provide 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). If the investigation
indicates the presence of wetlands, a wetlands delineation shall be shown on the final
plat. If any construction or changes are proposed which require a 404 Permit, the
subdivider shall provide evidence of such permit to the planning department. N/A

vi. 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)

SPA 124 Permit (Department of Fish, Wildlife, and Parks)

Floodplain Permit (City Floodplain Administrator)

Section 404 Permit, Section 10 Permit (U.S. Army Corps of Engineers)

318 Authorization (Department of Environmental Quality)

Navigable Rivers Land Use License or Easement (Department of Natural Resources

and Conservation)

ouhwbN-~

f. Vegetation and Riparian Resource Areas

i. Plant types. Describe the vegetative types by plant community, relative age, and
condition. The project site consists of a mix of grasses, shrubs, trees, and weeds.
The age of this vegetation varies from a year or less to trees that are likely older
than 20-30 years. Although this area is not irrigated, the vegetation appears to be
in a healthy condition.

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 open space area contains the densest population of existing tree cover and
shrubs. This area is proposed to be protected as community open space.

ii. Critical plant communities. Describe measures that will be taken to protect critical
plant communities (such as keeping structural development away from these areas, and
setting aside areas for open space). This project contains no known critical plant
communities.

iv. Weeds. Identify areas containing noxious weed growth. Describe proposed means of
weed control, especially means to prevent weed growth on areas disturbed by
construction. There are weeds intermixed with the other vegetation throughout the
property. The presence of weeds has been noted on the Vegetation Exhibit.

The Greenough Heights Subdivision will be required to submit and follow a
Revegetation Plan for Disturbed Sites and a Weed Management Plan. These plans
have been prepared in accordance with the Missoula Comprehensive Subdivision
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Weed Management Plan Guidelines. The plans will need approval from both the
Missoula County Weed District and the Planning Department. These plans detail
the current conditions of the site, the weed management goals for the subdivision,
and it specifies specific weed management techniques (control actions) that must
be followed to ensure noxious weeds are actively managed on the property in
perpetuity. A copy of the plan has been included; please see Section C.

v. Wetlands and riparian resource areas. Are there any wetland and/or riparian resource
areas on the property per Section 2-020.102? Yes
1. If Riparian Resource Areas are within or adjacent to the proposed subdivision,
provide a Riparian Management Plan per the submittal requirements in Sections 3-
130.3 and 5-020.14L. Show areas of riparian resource and proposed buffers on a
supplemental data sheet. Please see supplemental data sheets in Section 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. A vegetation map has been included in Section B.

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. A
geotechncial report has been included in the application. This report discusses
the site's geologic, soil and topographic conditions. There are no potential
problems with the construction of roadways, basements, water supply trenches,
sewer supply trenches, and/or underground electrical and telephone lines. The
project does not include septic tank and drainfield installation.

ii. Cut and fill. Describe the location and amount of any cut or fill three (3) or more feet in
depth and plans to prevent erosion and promote revegetation of those cuts and fills.
A mass grading plan is proposed for the site to optimize the cut and fill quantities
that will be required for the road design. Due to the existing topography and the
limitation in road design standards, the road will be mostly located on structural
fill. The center line of road will range from 1'-6' above existing grade while the lots
below the road corridor along the exterior of the site will likely be daylight
basement style homes as there is a fill slope catching at a 2:1 max slope. The top
of this catch slope ranges from 5'-9' of fill above existing grade. Please see the
grading, drainage, and road plans (specifically page 7) showing existing and
proposed contours and the locations of cut and fill located in Section D.

ii. U.S.G.S. topographic map. Provide a detailed current U.S. Geological Survey
topographic map with an outline of the subdivision clearly indicated. Please see included
USGS map in Section B.

iv. Limitations map. Provide a Geologic / Topographic Limitations Map which locates any
unusual geologic, soil, or topographic condition on the property which 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
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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, and slopes in excess of 25%. A slope category exhibit has been
included as part of the slope analysis report in Section D. There are no unusual
geologic, soil, or topographic conditions that limit the property.

v. Geotechnical report. If the proposed subdivision includes land areas with the potential
for landsliding, slope instability, or high ground water, provide a report by a qualified soil
or geotechnical engineer indicating the locations, character, and extent of all areas
subject to landsliding, slope instability, and high ground water, and prominently
designate these areas on the preliminary plat and other records of conveyance. A
geotechnical report has been included for the project site in Section D.

vi. Steep Slopes/Slope category map. Does the subject property have slopes of 25% or
greater? Yes
1. If yes, designate these areas as "No-Build Zone/Steep Slope" on the plat.
Please see Section A for the variance request regarding no-build zones.

vii. Hillside density adjustment calculation worksheet. If the subdivision has sites proposed
for development located on slopes over fifteen (15) percent, submit a hillside report per the
requirements in Section 5-020.14E and a density adjustment calculation worksheet per the
requirements in Section 3-140.4. A hillside density adjustment calculation worksheet is
available at the Development Services Office. Please see the included Slope Map and
Slope Analysis Report in Section D.

4. IMPACTS ON WILDLIFE AND WILDLIFE HABITAT: Answer the questions below. In addition,
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. No potentially significant adverse impacts have been
identified based on the criteria outlined within this section of the application. The
proposed mitigation described in this section will minimize potential impacts to wildlife
and wildlife habitat.

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? A Wildlife and Wildlife Habitat
Exhibit has been included in Section B. The exhibit identifies the wildlife that Montana
Fish, Wildlife, and Parks database lists as being known to utilize all or a portion of the
section, township, range that this project is located within.

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). No impacts have been identified based on the criteria outlined within this
section. No mitigation has been proposed as no impacts have been identified
based on the criteria outlined below.

i. 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).
The proposed use of the property is not anticipated to increase the conflicts
between residents and any wildlife as the property is proposed for residential
use.
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¢. 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 Park’s maps and data and other appropriate resources. A Wildlife and Wildlife Habitat
Exhibit has been included in Section B.

5. IMPACTS ON PUBLIC HEALTH & SAFETY: Answer the questions below. In addition, 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. No potentially significant adverse impacts have been identified based
on the criteria outlined within this section of the application.

a. Air Stagnation Zone. Is the property within the Air Stagnation Zone? No

b. Airport Influence Area. Is the property within the Airport Influence Area? No
i. Ifthe 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). 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; and

iv. areas identified as a high seismic hazard
Not applicable, the land is not adjacent to any hazards.

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. The subdivision will not create any nuisances in the area.

6. COMMUNITY IMPACT REPORT & IMPACT ON LOCAL SERVICES: Answer the questions
below. In addition, 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. The subdivision should provide no major impacts on
local services.

a. Transportation facilities — motorized and non-motorized. Describe the proposed
subdivision’s mitigation measures to avoid or minimize congestion (MCA 76-3-501(8)); The
subdivision should not cause any issues with traffic in the area. We have computed
the subdivision to add roughly 160 trips to the area. Greenough Drive is equipped to
handle this additional transportation. There should be a positive affect on
nonmotorized facilities. The subdivision will add sidewalks in an area that is already
being used for sidewalk. This will help control erosion and be safer for the public.

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
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the subdivision or on roads providing access to the subdivision. There is an existing
culvert on the west side of the property.

Non-motorized transportation facilities. Describe existing and proposed non-
motorized transportation facilities that will serve the proposed subdivision, including
sidewalks and bike lanes/striping. There is about .2 miles of sidewalk from the
interstate overpass of 190 on W Greenough Drive headed northwest towards the
site. After the end of the sidewalk the road has a shoulders on both sides. There is
a guard rail before the property and currently it seems the public uses the land
outside of the bridge as an informal sidewalk. The subdivision would add sidewalk
as shown on the supplementary data sheets. The sidewalk will also be on both
sides of the proposed road.

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. Please
see Bus Route Map in Section B displaying current school bus stops.

. 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 w GreDtil-mugh Road A

Onsite or offsite Offsite Onsite

Right-of-way type

(public/private) If public, state City City

the jurisdiction.

Right-of-way width Varies 70

Surface type (gravel, chip- New Asphalt

seal, asphalt) with Chip and Asphalt

seal

Surface width and, if 30" 31"

applicable, shoulder width

Maximum grade 8% 8%

Road length 1 mile before A imatel
turning into pproximately

.2 miles

Duncan Dr.

Maintenance responsibility . .

(City, private ) City City

Road maintenance agreement

(if private) (yes, no, or N/A) N/A N/A

Curbs/gutters Road has Road has

Drainage swales curb/gutter, | curb/gutter, no
no swales. swales

Sidewalk, trail, and boulevard . .

; 7 5

widths

Bike Lanes N/A N/A

Estimated time for completion Already 2023

complete
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arterial, etc.)

Road Classification (collector, Collector Residential

1.

Year-round access. If year-round vehicular access to all lots and common facilities
within the subdivision is not provided, explain why. There will be year-round
vehicle access to all lots and common facilities within the subdivision.

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

Private road access.
A. Does access to the property cross any private properties not owned by the

subdivider or property owner? No

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. N/A

. Are private roads proposed? No

If private roads are proposed, include a private road maintenance plan in a
development agreement or draft covenants. N/A

. Are short courts proposed? No

If short courts are proposed, provide a plan meeting the standards of Section 3-
020.6B and a variance request addressing the criteria in Section 6-010. N/A

. Are Homezone/Woonerf streets proposed? No

If Homezone/Woonerfs are proposed, provide a plan meeting the standards of
Section 3-020.7 N/A

. Are Cul-de-sac/Circle/Loop streets proposed? No

If Cul-de-sac/Circle/Loop streets are proposed, provide a plan meeting the
standards of Section 3-020.5B and a variance request addressing the criteria in
Section 6-010. N/A

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. 160 Trips
Per Day

. 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. The
western boundary of the property is directly adjacent to Greenough Drive.
This project proposes two access points onto Greenough Drive.
Greenough Drive is without sidewalks or bike lanes in this location. The
only other applicable transportation corridor is the trail in Greenough Park.
This trail is located directly east of the project site.

. What are the planned improvements to existing public and private access roads

to mitigate the impacts anticipated from this subdivision? The subdivision will
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add sidewalks adjacent to W Greenough Drive. The subdivision will also
add curb and gutter adjacent to W Greenough Drive.

5. Street and road plans, including at a minimum, the following information:

A

Using the subdivision plat as a base map show the following:

i. Street names

ii. Right-of-way widths

iii. Surface widths

iv. Street grades

v. Type and location of sidewalks and curbs/gutters

vi. Minimum site distances and curb radii at corners

vii. Locations and characteristics of bridges and culverts

viii. Location of street lights

ix. For cul-de-sac streets, provide the widths of turn-around radii, minimum right-
of-way widths at turn-arounds, minimum surface widths at turn-arounds and
total length

x. Number and location of on-street parking spaces, if applicable

Xi. Bike lanes — existing or proposed.
Street and road plans have been included with this submittal. Please see
Section D for the Grading, Drainage and Road Construction Plans.

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. This has been included

in the street and road plans have been included in Section D.

Road profiles and cross sections for all proposed streets and roads which

have grades exceeding seven (7) % or cuts/fills exceeding three (3) feet

Please see the Grading, Drainage, and Road Plans included in Section D.

We have also requested a variance regarding slopes, please see Section A.

6. Grading and drainage plans, including at a minimum the following information:

A

C.

Provide a report that addresses the following:

i. A description of the proposed storm drainage and calculations for a 10-year
frequency 1-hour storm and a 100-year frequency 1-hour storm on site and a
method to mitigate adverse impacts for a 100-year frequency 1-hour storm.

The Grading and Drainage Report has been included with to address the
above items in Section D.

ii. Conveyance, treatment, and disposal of storm water for both on-site and off-
site facilities. The Grading and Drainage Report has been included in Section
D.

. Using the subdivision plat as a base map, show the following:

i. proposed grades of all streets;

ii. proposed drainage facilities for all lots, blocks, and other areas (show
accurate dimensions, courses and elevations);

iii. graded slopes;

iv. existing and proposed contours; and

v. design for suitable drainage facilities for any surface run-off. If detention or
retention areas are proposed, provide cross sections of the facilities and inlet
and outlet location and elevations. The Grading and Drainage Report has
been included to address the above items in Section D.

Provide a storm water pollution prevention plan (SWPP) for all lots, blocks, and

other areas (show accurate dimensions, courses and elevations). The Grading

and Drainage Report has been included to address the above items in Section D.
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D. Submit a Slope Category Map showing grades between 5-10%, 10.01%-20%,
20.01%-25%, and over 25%. Please see the Slope Category Map included in
Section D.

7. Traffic study. Submit a Traffic Study if the proposed subdivision generates 200 or

more average weekday daily trips and the City Engineer requires submittal of a

Traffic Study. The Traffic 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 the adverse impacts and describe proposed avoidance and mitigation efforts

that will be used to reasonably minimize potentially significant adverse impacts to

transportation facilities. If the City Engineer determines that a Traffic Study is not

required, submit written documentation indicating so. According to the U.S.

Department of Transportation Federal Highway Administration "The average U.S.

household currently produces 9.5 trips a day, by all modes, about 82 percent of

which are vehicle trips. The remaining trips include other modes of travel such as
transit, bicycling, and walking." (source
https:/lwww.fhwa.dot.gov/policy/2010cpr/chap1.cfm). Based on this math, the
average household generates 7.79 or 8 trips per day. The estimated number of

weekday daily trips for this subdivision is 160.
8. Coordination of roads . Describe how the subdivision provides for coordination of roads

within subdivided land with other roads, both existing and planned (per MCA 76-3-603(d) &
MCA 76-3-501 and the Subdivision Regulations Section 1-030.3B). Coordination with cit y
engineering will be ongoing through staged engineering submittal guidelines

according to the public works manual.

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 MCA 76-3-501(3) and
Subdivision Regulations Section 1-30C. We understand that we are responsible for
improving the east half of Greenough Drive to collector road standards. Greenough
Drive is located within a 30 ’ wide roadway easement (not right-of-way(ROW)),
entirely offsite of the subdivision property. Additionally, Greenough Drive does not
perfectly parallel our western property line. Therefore, we are proposing to dedicate
varying amounts of ROW necessary for a collector road. When we offset the
centerline of the existing road 40 ’ the portion of the ROW on our subject property
varies in width ranging from approximately 10.5 ’to 27.7’ in order to meet half street
improvements. Please see Sheets 2 and 3 of the Supplemental Datasheets within
Section A, as well as Detail D on Sheet D2 of the Grading, Drainage, and Road
Construction Plans within Section D for further detail.

b. Utilities and Services: Answer the questions below. In addition, provide a narrative that identified
the adverse impacts and describe proposed avoidance and mitigation efforts that will be used to
reasonably minimize potentially significant adverse impacts to utilities. There have been no
mitigation efforts proposed due to no known adverse impacts. All utilities and services are
already within the area due to this being a city subdivision. Expansions to this property will
not cause any impacts.

I. Service providers. List the following services providers and, if applicable, how the service
will be provided:
*Electricity: Northwestern Energy
*Telephone: Numerous wireless providers
Natural Gas:Northwestern Energy
*Cable TV: Spectrum, Dish, Directv
«Solid Waste Collection and Disposal:Republic Services
ii. Over-head utilities . If any utilities are proposed to be over-head, explain why. This
project does not propose overhead utilities.
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ii. Street lighting. Is street lighting proposed? No
If yes, who will install and maintain proposed street lighting? N/A

iv. 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. Approximate location of gas lines, electric, cable TV, and telephone lines and street
lights. This data can be found on the Supplemental Data Sheets in Section A.

c. Water supply: Answer the questions below. In addition, 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 water supply. The
proposed lots will connect to the existing water main located in Greenough Drive. No
adverse impacts are anticipated from connecting to this water main. Fire hydrants
have also been proposed to be used for the lots as shown on the Supplemental Data
Sheets. These hydrants will be connected to the public water supply. Additional
mitigation has not been proposed as no additional adverse impacts have been
identified.

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). This project will connect to the City of Missoula's water system.
1. Water supply via wells require well isolation zones. Provide easements for well

isolation zones encroaching onto adjoining private property. N/A

ii. Nearest public water main. How far is the proposed subdivision boundary from the
nearest public water main? The nearest public water main is located in the adjacent
Greenough Drive road easement.

iii. Description of use. Describe how water will be provided for household use. A water
main connecting to the existing Missoula water system is proposed to provide
water for household use.

iv. Capacity. Indicate the number of gallons per day of water the proposed subdivision will
require and whether the water supply is sufficient to meet the needs of the anticipated,
final population of the subdivision. Are there any anticipated effects on existing water
systems or wells within the area? This property will connect to the Missoula Water
Municipal Water Facilities. These facilities will be expanded to serve the lots. We
estimate that each home will utilize approximately 150 gallons per day (GPD) of
water. The total estimated GPD for the entire project is 3,000. A "will serve" letter
has been obtained from the City confirming the existing water system can provide
water to this development. There are no known impacts to surrounding existing
wells or Public Water Supply systems.

v. State standards. Indicate whether the plans for water supply meet the standards of
MDEQ for quality, quantity and construction criteria. Montana Department of
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Environmental Quality (MDEQ) standards will be met for this project. MDEQ
approval will be required to extend the existing water facilities to service the lots.

vi. Existing public system. If the subdivider proposes to connect to an existing water
system:

1. Identify and describe that system. Missoula Water Municipal Facilities

2. Provide written evidence that permission to connect to that system has been
obtained. Please see the intent to serve water and sewer letter from the City of
Missoula included in Section D.

3. State the approximate distance to that system. The nearest water main is located
in Greenough Drive.

4. State the cost of extending or improving the existing water system to service the
proposed development Preliminary, approximate costs are $200,000.

5. Show that the existing water system is adequate to serve the proposed subdivision.
Please see intent to serve water and sewer letter from the City of Missoula
which discusses the City's capacity of the water system. This intent to serve
letter is located in Section D.

vii. New public system. If a separate public water system is to be installed, describe:
1. Who is to install that system and when it will be completed. N/A
2. Who will administer and maintain the system at the beginning of subdivision
development and when subdivision is completed. N/A
3. Provision of evidence that the water supply is adequate in quantity, quality, and
dependability (75-6-102 MCA). N/A

viii. Individual system. If individual water systems are to be provided, describe the
adequacy of supply of the ground water for individual wells or cisterns and how this was
determined. N/A

d. Sewage disposal: Answer the questions below. In addition, 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. The lots are
currently within the Missoula Wastewater Facilities Service Area and are proposed to
connect to the public sanitary sewer disposal facilities. They will connect via sewer
service lines to an existing sewer main currently located in the Greenough Drive
easement, adjacent to the property. Additional mitigation has not been proposed.

i. Identify and describe the type of sewage disposal system planned for the subdivision.
The subdivision is proposed to connect to City sewer.
ii. How faris the proposed development boundary from the nearest public sewage system
main? The nearest public sewage system main is located directly adjacent to the
property in Greenough Drive.
iii. Is the property currently wholly within a Wastewater Facility Service Area and eligible to
access public sanitary sewer disposal facilities? Yes
1. If yes, provide the approval letter from the City Sewer Service Review Committee
certifying the property for connection to and usage of the public sanitary sewer
system. Please see included "Will Serve" letter from the City of Missoula in
Section D.

2. If any portion of the property is outside the Wastewater Facility Service Area, provide
a copy of the City Council-approved Resolution expanding the Wastewater Facility
Service Area to serve the property.  N/A
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e. Schools: Answer the questions below. In addition, 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. No potentially
significant adverse impacts have been identified based on the criteria outlined within
this section of the application. Since no potentially significant adverse impacts have
been identified, no mitigation is proposed.

i. Identify the name of the schools and school districts (elementary and secondary) that will
serve the proposed subdivision. Rattlesnake Elementary School, Washington
Elementary School and Hellgate High School
ii. Estimate the number of school-aged children this subdivision is likely to add to the
district. 10- This number was reached by taking the average household size according
to the 2020 Census for Missoula County and the children 18 and under percentage of the population.
The average household size is 2.31 persons times 20 houses is 46.2 persons. The percentage of

children under 18 in the population is 21%. So the amount of children is 9.7 rounded to 10.

f. Emergency Services: Answer the questions below. In addition, 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 emergency services. No potentially
significant adverse impacts have been identified based on the criteria outlined within this
section of the application. The site can be adequately served by the existing emergency
service providers. Fire hydrants are proposed to be installed with the subdivision as shown
on the Supplemental Data Sheets. No additional mitigation is proposed.

i. Complete the table below:

. . Distance between service provider
Name of service provider L
and proposed subdivision
Fire protection City of Missoula Fire Department ~.5 miles
Police protection Missoula Police Department ~.9 miles
Ambulance St. Patrick Hospital ~1.1 miles

ii. How will water supply for fire protection be provided? Fire hydrants are proposed to
be installed with the subdivision for fire protection purposes. The hydrants will be
installed in the required locations to meet the City's fire protection standards.

iii. Is the property, or any portion of the property, located within a Wildland Residential
Interface? Yes

1. If yes, include the standards in Exhibit 6 of the Subdivision regulations in a development
agreement between the governing body and the developer or in the covenants, except in those
cases when the need to protect areas of riparian resources or habitat for species of special
concern outweigh the danger of wildfire. Please see the Defensible Space plan approved by
City of Missoula Fire Chief and added as Exhibit B to the Draft Covenants located in

Section C of this submittal. The riparian area will be protected due to dedication to the

City of Missoula Parks Department of Open Space/Parkland Dedication.

2. If yes, does the subdivision design include more than one access route providing ingress and
egress from within the subdivision that meets the standards contained in Section 3-020.4L for
providing emergency travel? Yes

iv. If the proposed subdivision is not within a fire district, provide an application for annexing into the
appropriate fire district. Not applicable the subdivision is within City Fire.
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g. Housing: Answer the questions below. In addition, 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 housing. No potentially
significant adverse impacts have been identified based on the criteria outlined within
this section of the application. The proposed mitigation described in this section will
minimize any potential impacts to housing.

i. Describe the total number of dwellings anticipated by type (such as single dwelling,
multiple dwelling, or mobile home). There will be 20 single dwellings.

ii. Estimate the market cost of the dwellings and rents for rental units in this subdivision.
$500,000

iii. What is the approximate average number of bedrooms per dwelling unit anticipated for
the subdivision? 3-4 bedrooms per dwelling

iv. Is the subdivision planned as a second home? No

v. What is the expected date of full development and occupancy for this subdivision?
Estimated date for full development and occupancy is 2023-2024.

i. Open space and parkland dedication: Answer the questions below. In addition, 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 open space and park land. No potentially significant adverse impacts have
been identified based on the criteria outlined within this section of the application.
The proposed mitigation described in this section will minimize any potential impacts
to open space and park land.

i. Open spaces: Describe how the subdivision provides adequate open spaces for travel,
light, air, and recreation (per MCA 76-3-501(5)). The subdivision is adjacent to a park
and dedicates the open space to Missoula's City Parks. The open space will allow
for light, air, and travel within the neighborhood and for surrounding
neighborhoods.

ii. Park land: Complete the table below to calculate the park dedication requirement for the

subdivision:
Lots Lots Lots Lots Lots All
0-0.5 0.51-1.0| 1.01-3.0 | 3.01-5.0 | >5.0 Other Total
acres acres acres acres acres Lots
No. of dwellings/
acre proposed 1or2 1 1 1 1
or allowed
by zoning
Total acreage in
lot category 3.55acres X
Park dedication
requirement x 0.1 x 0.075 x 0.05 x 0.025 x0 x 0.02
Park dedication
requirement =.39acres | = = = 0 = .39 acres
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Total parkland

proposed .63acres

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)? The parkland dedication will be
met through an open space dedication to City of Missoula Parks Department.

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. Maintenance to the open space will be determined by the City of
Missoula Parks Department.

3. If cash-in-lieu is proposed, describe the circumstances that make the parkland
dedication 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.
Cash-in-lieu is not proposed.

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 - there is no previous dedication.

5. If this is a manufactured home community or recreational vehicle park, have plans
been made to develop a recreation area? N/A
a. If yes, provide a proposed preliminary plan with as much applicable information

as is required to be shown on a preliminary plat. N/A

L. PRELIMINARY PLAT REQUIREMENTS: Preliminary plat submittals must conform to the
requirements of the Subdivision Regulations Section 5-010. The following list is provided in order to
assist applicants in preparing preliminary plats; however, it is not intended to be an all-
encompassing 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 24" x 36" with a 14" margin on the binding side and
should be folded to a maximum of 9" x 12". Each sheet shall show the number of that sheet and
the total number of sheets included.

3. ldentifying Information: The following identifying information must be clearly indicated on the
plat.

O Subdivision or development name O Names of owner(s) of record and
OO Legal description sub-divider(s)

O North arrow O Date plat was drawn

O 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:

O Exterior boundaries of the platted tracts;
O 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;
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O Approximate dimensions and area of each lot. Lots and blocks shall be designated by
number and area.
O All streets, alleys, avenues, roads, and highways and the proposed width of each,
with existing and proposed street names;
O The area, locations, boundaries, and dimensions of all parks, common areas, and other
areas dedicated for public use;
O The total gross area of the subdivision and the total net area, exclusive of public
areas and rights-of-way;
O 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;
O 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;
Easements for any feature or improvement that encroaches onto adjoining private property;
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;
O ldentified hazard areas shall be prominently shown on the subdivision plat and in other
records of conveyance;
O Any proposed "No-Build Zones" and "No-Build/No-Alteration Zones";
O The area of the subdivision within the FEMA-designated floodway and/or flood-fringe, if
applicable.

oog
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IMEG CORP 1817 South Avenue W
(406) 721-0142 Missoula, MT 59801

Variance Request #1 — Contiguous Building Site

Requirement - We are requesting a variance from Article 3-140.3, minimum building site. The
regulation requires all lots to have a contiguous building site area of at least 2,000 square feet,
none of which may contain slopes greater than 25%.

Variance Request — We are requesting a variance to for lots 19 and 20. These lots do not have
2,000 square feet of contiguous building site area less than 25%. The existing driveway, which
will be removed with the new subdivision, runs through these two lots. The slopes were
manmade slopes over 25% to account for the driveway.

Mitigation — The driveway will be removed from these lots due to implementation of Road A
usage in the subdivision. Therefore the slopes on these lots will be removed during construction
by lot owners.

The following points address the six criteria for requesting a variance in accordance with
Missoula City Subdivision Regulations Section 6-010:
(IMEG Corp’s responses in bold.)

1.) The granting of this variance does not result in a threat to public safety, health or
welfare, nor is it injurious to other person or property.

The granting of this variance will not threaten public safety, health or welfare
because the slopes on lots 19 and 20 will be removed and are manmade. James
Thomasson, a geotechnical engineer with Allwest, completed a Geotechnical
Analysis on the site This Geotechnical Evaluation is included within Section D of
this subdivision submittal. According to the report, “all lots within the proposed
subdivision should be considered buildable from a slope stability standpoint and
do not require ‘no-build’ zone designations.” Cale Mages, P.E., of IMEG completed
a slope analysis report included within Section D of this subdivision submittal.
This slope analysis report indicates that all lots within the subdivision should be
considered buildable.

2.) The conditions upon which this request for a variance is based are unique to the
property for which the variance is sough and are not applicable generally to other
property.

The conditions upon which this request for a variance is based are unique to the
property because this driveway is unique to the property. The slopes on lots 19
and 20 are manmade for the existing driveway on the property. With the removal
of the driveway from the property these slopes will no longer be an issue.

3.) Because of the physical surroundings, particular shape, or topographical conditions of
the specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced.

The construction of the driveway causing manmade slopes over 25% on Lots 19
and 20 will remove some of the lots available to the public and owner. This would
create an undue hardship on the owner and increase the cost of the remaining
development and while decreasing the cost of availability to the public. By
allowing this variance for a manmade slope the public and the owner would
benefit.

4.) The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy.

This variance request will not violate the provisions of the zoning ordinance or
any variance granted to those regulations or the Missoula County Growth Policy.
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IMEG CORP 1817 South Avenue W
(406) 721-0142 Missoula, MT 59801

5.) This variance will not cause any increase in public costs.
This variance will not cause any increase in public costs.

6.) The hardship has not been created by the applicant or the applicant’s agent or assigns.
The hardship was not created directly by the applicant or applicant’s agent. The
existing driveway was there when Greenough Heights LLC obtained the property.

We have also included photos on the following page that display the slope due to
the driveway.
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IMEG CORP 1817 South Avenue W
(406) 721-0142 Missoula, MT 59801
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IMEG CORP 1817 South Avenue W
(406) 721-0142 Missoula, MT 59801

Variance Request #2 — West Greenough Drive

Requirement - We are requesting to vary from the following articles in City of Missoula
Subdivision Regulations.

a. Article 3-020. Table .2A which states that, “boulevard width for an urban collector
(without parking) should be 7’ minimum.”

b. Article 3-020.2.B. which states that, “all public and private street and road improvements,
including pavement, curbs, sidewalks, bike facilities, and drainage, must be in
accordance with the Missoula City Public Works Standards and Specifications and
standards prescribed in Table .2A. Where the specifications or standards conflict with
other regulations, the regulations of 3-020 apply.

c. Article 3-020.3C, which states that, public street and road rights-of-way must meet the
standards in Table .2A.

d. Article 3-020.4.B. which states that, “all roadway improvements, including but not limited
to pavement, curbs, sidewalks, and drainage must meet Missoula City Public Works
Standards and Specifications and the specifications and standards prescribed in these
regulations (3-020 Streets, Sidewalks, and Trails); when the specifications or standards
conflict, the regulations of 3-020 shall apply.

e. Article 3-020.15.D.1 which states that, “Sidewalks and boulevards must be provided in
all subdivisions and adjacent to all streets in accordance with Table .2A.

f. Article 3-020.15.D.2(a). which states that, “If the City Council approves a variance to
allow sidewalks combined with the curb, the minimum clear space for the sidewalk must
be 7 feet on the local streets and 9 feet on collectors and arterial streets, exclusive of the
curb. Wider sidewalks may be required in commercial areas based on use as
determined by City Engineering.

Variance Request —

a. A variance is requested for the area of West Greenough Drive by and leading up to the
existing bridge. (Please see Supplemental Data Sheets for the exact location.) We would
like to remove the boulevard width and have a sidewalk against the curb that would be 6’
wide (per email from Troy Monroe June 11, 2021).

b. A variance to request from Table .2A regarding boulevard width, and sidewalk width.

c. A variance is requested from standard street improvements associated with table .2A as
listed above.

d. Arequestto vary from Table .2A regarding the boulevard width in specified place close
to the existing culvert. The sidewalk width being 6’ wide instead of 7’ wide due to lack of
space, riparian area, and steep slopes.

e. Arequest to vary from the boulevard and sidewalk widths as mentioned in Table .2A.

A request to have sidewalks to be 6’ wide due to steep slopes and preservation of
riparian area.

—h

Mitigation — The sidewalk would still be provided for the public; however, the sidewalk would be
adjacent to the curb. The sidewalk is adjacent to the curb currently in other places on
Greenough Drive. This removal of the required 6’ wide boulevard will only apply on the section
that is adjacent to the steep slope. This variance would protect the riparian area.
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IMEG CORP 1817 South Avenue W
(406) 721-0142 Missoula, MT 59801

The following points address the six criteria for requesting a variance in accordance with
Missoula City Subdivision Regulations Section 6-010:
(IMEG Corp’s responses in bold.)

1.) The granting of this variance does not result in a threat to public safety, health or
welfare, nor is it injurious to other person or property.

The granting of this variance will not threaten public safety, health or welfare. The
sidewalk and roadway will provide a safe transportation route for all users.

2.) The conditions upon which this request for a variance is based are unique to the
property for which the variance is sought and are not applicable generally to other
property.

The conditions upon which this request for a variance is based are unique to the
property. This property has an existing culvert and steep slope with a riparian
area. These conditions are unique and the variance would allow for preservation
of the riparian area, as well as less fill in the riparian area for adding a sidewalk
with boulevard.

3.) Because of the physical surroundings, particular shape, or topographical conditions of
the specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced.

The topographical conditions of the steep slope from the culvert on the property
would create undue hardship on the owner. The owner would have to provide
more cut and fill for the additional 6’ of boulevard space and endangering the
riparian area and disturbing the slope. By allowing this variance there is provision
for less disturbance of the natural environment.

4.) The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy.

This variance request will not violate the provisions of the zoning ordinance or
any variance granted to those regulations or the Missoula County Growth Policy.
5.) This variance will not cause any increase in public costs.
This variance will not cause any increase in public costs.
6.) The hardship has not been created by the applicant or the applicant’s agent or assigns.
The hardship was not created directly by the applicant or applicant’s agent. The
steep slopes and riparian area are all par!_gf t/h_e natural drainage.
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DocuSign Envelope ID: 8620A938-2F0B-4DF5-BF01-55BEF648D360

MISSOULA DEVELOPMENT SERVICES
Lerrrrea 435 RYMAN « MISSOULA, MT 59802 - 4297 - (406) 552-6630 « FAX: (406) 552-6053

CITY REZONE APPLICATION

A. GENERAL INFORMATION
One submittal packet is required for Completeness/Sufficiency Review.

—

2. Once the application is deemed complete by Development Services (DS), the application fee and
27 submittal packets shall be submitted or 15 submittal packets for Planning Board and staff if an
electronic submittal packet is also submitted meeting the electronic packet submittal guidelines. The
packets submitted for governing body review must be exactly the same as the packet that was
deemed complete.

3. Name of proposed Rezone: Greenough Heights Rezone

4. Name(s) of Applicant: Greenough Heights, LLC.
Mailing Address: 8702 NE 17th Street Vancouver, WA 98664

Telephone Number; 360-892-7189
Email Address: korkalo@mcn.net

5. Name(s) of Owner of Record: Same as applicant
Mailing Address:
Telephone Number:
Email Address:

6. Name and Company of Representative: Anna Vickers/IMEG Corp.
Mailing Address: 1817 South Ave.W Ste A, Missoula MT 59801
Telephone Number: 406-721-0142
Email Address: anna.m.vickers@imegcorp.com

7. Does the applicant(s) whose signature(s) are included below own at least 35% of the area or
number of the parcels included within the area proposed to be rezoned? (Requirement of Title 20,
85.050(A)) Yes

8. If the applicant is someone other than the property owner, the owner must also sign the application
in the space provided below. N/A

Certification: | hereby certify that the foregoing information contained or accompanied in this
lieadien is true and correct to the best of my knowledge.

Koy kortals 11/5/2021
ﬂjj;i;;:;’;;é%hature Date
Koy kortals 11/5/2021
Ov&ﬁg’f’goéianéture Date
T D 11/9/2021
Representative’s Signature Date
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B. SUBJECT PROPERTY INFORMATION

General location of subject property and address (if address has been assigned): 1006 W Greenough
Legal Description - complete and unabbreviated: That property described in Book 1046, Page 794,
Micro Records of Missoula County and further shown as Areas 15 and 16 on Deed Exhibit No. 3161,
Records of Missoula County, located in the Northeast One-Quarter of the Northeast One-Quarter
(NE1/4NE1/4) of Section 22, Township 13 North, Range 19 West, Principal Meridian, Montana,
Missoula County Montana

Proposed Legal Descriptions upon subdivision:

Lots 10 -18 of Greenough Heights Subdivision located in the NE1/4 of Section 22, Township 13 North,
Range 19 West, PMM, City of Missoula, Missoula County, Montana

and

Open Space of Greenough Heights Subdivision located in the NE1/4 of Section 22, Township 13 North,
Range 19 West, PMM, City of Missoula, Missoula County, Montana

Township, Range, Section(s): Township 13 North, Range 19 West, NE1/4NE1/4 Section 22

Subdivision, Lot(s), Block(s):

Tract(s), COS#: C.O.S. Plat M, Acres 5.79

Bearings & Distances Descriptions (if boundaries of proposed rezone are not exactly the same as the
boundaries of the property legally described above):

Geocode: 04-2200-22-1-25-13-0000

C. ZONING AND GROWTH POLICY INFORMATION
1. Complete the following table (where applicable, indicate Unzoned):

Zoning Current Land Use

R8(residential),RM1-45

Adi nt (North (Residential, multi-dwelling), residential
djace t ( ort ) PUD/Rattlesnake Hills Estates

Adjacent (South) OP1(Open Space) park/open space

Adjacent (East) OP1 (Open Space) park/ open space

R8(residential),RM1-45

Adjacent (West) (Residential, multi-dwelling), residential
PUD/Rattlesnake Hills Estates

2. What is the current zoning of the property (including intensity designator)? R8 (Residential 8)
currently 229,795sqft of the subject property and OP1 (Open Space) currently 22,261sqft of
the subject property. OP1 currently is on the southwest portions of proposed Lots 10-18 and
southwest portion of the proposed Open Space.

3. What is the requested zoning for the property (including intensity designator)? R8 (Residential 8)
for all portions of the subdivision that will be developed. This includes roads and lots. This
would be a total of 224,859sqft. And OP1 (Open Space) for the open space portion of the
subdivision which is proposed to be dedicated to City of Missoula Parks and Recreation.
This would be a total of 27,557 sqft.

4. What is the applicable comprehensive plan and land use designation for the property? Our
Missoula 2035 marks this property as residential medium density three to 11 units per acre.
There is also the 1995 Rattlesnake Valley Plan which designates this property as six to eight
dwelling units per acre.
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5. What is the intended use for the property? The lots and roads of the property are intended to be
used for a residential subdivision. The area that is proposed to be open space is intended to
be a protected riparian area owned by the City of Missoula Parks and Recreation.

D. RESPONSES TO REVIEW CRITERIA REQUIRED BY STATE LAW
& THE CITY OF MISSOULA TITLE 20 ZONING ORDINANCE

Review Criteria. Provide a response to the following review criteria for rezone requests.

1. Whether the zoning is made in accordance with a growth policy;

Our Missoula 2035 Growth Policy calls for the property to be residential medium density with
three to 11 units per acre. And the 1995 Rattlesnake Valley Plan calls for the property to be six
to eight dwelling units per acre. The parcel is 5.79 acres and is comprised of two zoning
districts, R8 and OP1. The OP1 zoning makes up approximately .51 acres (22,261sqft) of the
parcel, currently. The R8 makes up approximately 5.27acres (229,951sqft) of the parcel,
currently. R8 (Residential 8) for all portions of the subdivision that will be developed. This
includes roads and lots. This would be a total of 224,859sqft. And OP1 (Open Space) for the
open space portion of the subdivision which is proposed to be dedicated to City of Missoula
Parks and Recreation. This would be a total of 27,557sqft. R8 zoning allows for one dwelling
unit per 8000 sqft. Our plan is to put 20 units on the parcel. This would make the property
density approximately 3.45 units per acre including the current open space or 3.88 dwelling
units per acre based on proposed parkland dedication. The requested zoning is in compliance
with the growth policy recommendation of residential medium density as well as protects
riparian area for the open space.

2a. Whether the zoning is designed to facilitate the adequate provision of transportation, water,
sewerage, schools, parks, and other public requirements
2b. Whether the zoning considers the effect on motorized and non-motorized transportation systems;
By allowing the parcel to be rezoned to R8 and OP1, the City would be encouraging inward
development and growth where this is presently existing City infrastructure, as well as,
protecting the natural riparian area in the area. The property is adjacent to the existing
Greenough Park. There is City of Missoula sewer and water line that runs through Greenough
Drive adjacent to the property. The property is located within the school districts of Rattlesnake
Elementary School district, Washington Middle School and Hellgate High School. There will be
adequate transportation provisions for this rezone due to the infrastructure that will be provided
from the proposed subdivision as well as existing infrastructure in the area. The designation of
the open space and natural gully of the land will also protect this riparian area for
nondisturbance of critical natural resources.

3. Whether the zoning considers the promotion of compatible urban growth;

The zoning of R8 allows for compatible urban growth due to the City's inward growth policy.
This rezone will allow for a subdivision to take place on the property. The property's ease of
connection to existing infrastructure allows for well planned urban growth. While the
designation of OP1 also promotes proper urban growth by protecting a riparian area for
nondisturbance of critical natural resources.

4a. Whether the zoning is designed to promote public health, public safety, and the general welfare;
4b. Whether the zoning is designed to secure safety from fire and other dangers;
4c. Whether the zoning considers the reasonable provision of adequate light and air;
4d. Whether the zoning conserves the value of buildings and encourages the most appropriate use of
land throughout the jurisdictional area;
This zoning will promote public health, safety and general welfare by allowing more citizens
to live where there are already adequate City services. The zoning will be designed to be secure
from safety and fire dangers. The subdivision on this parcel will be connected to City Water and
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there will be fire hydrants installed. This will allow to protect the parcel from any fire dangers.
The subdivision will also implement a Defensible Space Plan through the covenants. This plan
will allow for further control of vegetation adjacent to houses to protect homes from fires. The
zoning will allow for adequate light and air due to this being single family homes. The zoning
also conserves the land and value of the buildings. While the entire parcel is over 5 acres the
parcel has joint zoning of OP1 and R8. In order to allow development on this parcel the parcel
must be rezoned for the current southwestern portion of proposed lots 10-18 to R8. And
rezoned for the proposed open space to OP1. We are requesting the parcel be zoned R8 due a
majority of the parcel being currently zoned R8, alignment with the growth policy, and alignment
with the City's Housing Plans and Goals. Our request for the open space to be zoned OP1
protects the riparian area from future land use and development. This also promotes public
health safety, adequate light, air, general welfare of the community and natural environment.

5. Whether the zoning considers the character of the district and its peculiar suitability for particular
uses;

The zoning of R8 does consider the character of the district. The lower rattlesnake is one of
Missoula's prominent neighborhoods. Across Greenough Drive is Mountainwood Estates and
there are also single-family homes as well as a park in the area. Allowing for the R8 zoning to be
throughout the develop-able parcels and road is imperative to allow inward growth development.
The proposed subdivision for this parcel will be single family homes. These homes will
fit with adjacent single family homes as well as the
condominiums within Mountainwood Estates. Allowing for the open space to be zoned OP1
will also be consistent with neighborhood character. Greenough Heights is adjacent to
Greenough Park. Protecting a riparian area is consistent to the lower rattlesnake and promotes
good neighborhood character adjacent to a protected natural area.

E. ATTACHMENTS
As separate attachments (8.5” x 11” or 11”7 x 17”), provide the following materials with the site
clearly identified. Where appropriate, required information may be combined as long as the
information is clearly presented. Please check the box if the material is included in the packet. If
the material is not included in the submittal packet, please note "N/A".

A vicinity map showing the subject property and the area within 300 feet of the subject
property.

A Zoning map of the subject property and vicinity (showing the existing zoning district), extending
at least 300 feet from the property boundaries.

An aerial photo of the subject property and vicinity extending at least 300 feet from the property
boundaries.

A Growth Policy/Comprehensive Plan map of the subject property and vicinity extending at least
300 feet from the property boundaries for the applicable comprehensive plan, clearly showing
the land use designation of the subject property and surrounding properties.

The current plat of the subject property.
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/ _ S - & GEODIMETER, THHODOLITE sUD CIAIN RETRACEMENT
= - SURVEY OF 13 PARCELS I SECTIONS 15 and 22, TI3N,
i . R19W, PRINCIPAL WEKIDIAN, HISSOULA COUNTY, MONTANA

"%ﬁ%ﬁﬁﬁ“iS-& survey to retrace.veriocus original
suﬁieys which served as a baeis. for writing course-and-
digtance legal descriptions for deeds which created
new parcels, Theseisurveys are nolb mentioned in the
deqds; there is no £ield record for them; there is no
ceftainty thet any of the surveys were ever made;
mogurients and sdjoifiers sre not called in the deeds,

_exdept ot three corners, and without exceptlon the
dederiptions start from corners whkich were elther never
sef or never found after being set. 411 the evidence
found is second generation, set many years after the
orjginal surveys, by bale, Dimock, Stanley or Peterson.

e
E -

LEGRYD:
Steel Pipe set,
3/L in., G.I, Pipe, 2 ft. long, with

stamped Bbrass cap, splayed botton,
set tishtly packed withk rocks.

o

,Qﬁ_ Evidence found &t corner, not original.

(R) Record,
(F,

Rock with crosg set under brass cap.

, All the surveys of these 13 parcels appear to be-
badzd on the 1902 survey of Grsenough Park, which falls
to-close on 1tselfy and sterts at the corner common
toBec. 15,14,22 and 23, set in 1870 on the West bank
offRattlesnake Creek. (See Corner Rescordatlon forms on

Found or held.
fi¥e with the County Clerk and Recorder for all public

—¥—%—%Fance lapd survey corners used luo this survey.) 4 portiom .
: of:the original GLD survey notes for this corner are
ScALE:  One inch = 50 feet reyroduced here: .
| :
L "__~_Norta on true line bebtween 522 & 23-~- E
. 75.50 chesins--Rattlesnake Cr,, S80W,50 links wide
80,00 Set a red sandstone, 15x12x6 inches,
e i too kard to wark for the corner to .
R o Secs. 14,15,22 & 23, with pits. Marked'
- | .stone WC (with cross--Ed) as per '
S L ' instructiong——---- " K
b f‘ "Zast on & random line between Sections 14 & 23-=
° o . 0.50 chalns- Rattlesnake Creek, runs Séuth, 50 lks. -«
3 - ': wide,—-—--- " .
i ' This clearly shows that if the corner were ever set’ ...

it was set on the. west bank of Rattlesnake Cr, In this
rétrscement we are not retracing the original GLO survey,
.but the verious surveve that created these parcels, so
wg put this cormer where these later surveyors thought
. - itiwas, and this point lies over a hundred feet to the
" east of the record corner, and lies in the Tlobd channel of the creek. Greencugh Ferk by this place-
ment has its full record width from Stoutenberg's Northeast corner to the Northwest corner of the '
Parkside Addition, platted by Bonner in 1910, The only two authentlec GLO corners near are the 1/16
to the esast & the 1/4 to the south, referenced by Hathaway in the City Engineer's office in 1912.
The ‘quarter corner to the north is an unofficlal steel pin opposlite Lolo 8%. -The quarter corner
40 the west ‘is also uncfficial, a notched roock used by the State Bighway, while the GLO notes call
for @ wood post. The 1/16 corner to the west was probably setzby Hale. This retracement Is the
best possible' reconciliation between the ambiggous records, what the landowners have actually
’ thought they owned, and the actions of previgus retracement surveyors who left nothing in the
public record, The fisld work was done from Abril through November, 1966, and this plat iz a

true representatlon of whst was fgund Or se ﬁéﬁéﬁgﬁg@fﬁ;ﬁ? by me in this survey.
2%@13 sOff;” PE, "Reg, Now 858ES, Nov. 25, 1966

i

Ira M,

"We, the undersigned landowners, state that
we have examlined this plat, and the monuunents
on the ground and shown on this plat, and do
agree that the monuments as now set on-the
ground are as near to the original location

or intended location of the corders as can R ?

reggonably be.deternined, snd we further . . .
agree that the monuments as now sel represent
the cornerg of our property lines, unlass

shown otherwise. on thls plat, or title has
passed either by written or unwritten means

and not shown on this plat.,”

. Vo (_)—_
ss M % )f/;ﬁa//f/d«ﬁ(/f{vf/

Nick Nystrand
&

~- . MRS§'‘tdrian Wifson

ssyU Y. 9

Dr, Overland
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City of Mizsouls

Acknowledgement--3tdte of liontana -
On this day of , 1966,
before me, L , -8 notary
publiec for the Slate of Montana, reziding at
Montana, personally

appeared before me

. 2
known to be the persons whose names are subscrib-

ed to the written instrument and acknowledgéd to,

me thet they executed the same. :

In witness whereof, I have hersunto set my hand and
aTfixed my notarial seal the day and year ;
first above writien.

Notary rublic for bthe State of Mont.'l

Residing at , monbtana. ‘
Wy commission exp}res .

L

- lW\\s.Maw\aul\ @U‘QM |

commqh'to Wilson & Hystrand to Lowes present south e&st
boundary; thence Si4° 53 E, 141.9 ft. to a brass cap;
thencs N49°29'B, 8.4 ft. to point of beginning, contalning
in all 0.01381 acres, ACCORDING TO ATTACHED PLAT.
, Area 5 (Lowe to Wilson) ot

Eeginning at the southwest corner of the NE'NE", 822, _
TlBN}‘RlQW, P.ul,, Montana; thence north along the
subdiyision line 194.8 ft. to a steel pipe with brass-
cap marking corner common %o Lowe, Wilson, and Green-
ough {Park; thence N509 L3 W, 66,7 Tt. Lo Wllgon's pres-
ent West boundary line, which is the true point of
begimning: .
thence Sil 20 W, .124.3 ft. to Nystrand's old North corner
thende MuL® 53 W, 40.8 ft. to edge of R/W, to be
monudented with a brass cap; thedce N23°19'E, 124.9 ft.

alond the edge of the R/W, to a brass cap; uhence
- 850°13'E, 79.L ft. to place of beginning, containing
;30.16%568 acres, all QCCDRQING-TO ATTACEED PLAT,.

l? l Area 3 plus area 2 plus area 5 {Wilson)
YBegimning at the southwest corner of the NEX NEM, 522,
“p13N| ‘R19W, P.M., Montana; thence north along the
T3-gubdivision linme 72 ft. to a steel pipe with stamped

' brasg.cap, the ftrue place of beginning; .- S
' thence S4L9 29'W, 44.3 ft, along the weg} boundary

of Gfesnough Park to a brass cap; thence NLi 53'W,

182.f ¥t. to a brass cap on the edge of the RN

thende N2%° 19'E, 124.9 ft. along the edge of the R/W
. %o ajbrass cap; thence S50° L3'E, 146.,1 ft, to a brass
" cap 3et on a corner of the west. boundary of Greenough
' Papkion the subdivision line; thence south, 122.8 ft.

alonk the .subdivision line & tHe west boundary of
.. Greehough Park to the place of beginning, containing
" in all 0.52309 acres, ALL ACCORDING TO ATTACHED PLAT.

111.4 £t. to & stamped brazs cap on the cundivision line;
thence north 596.6 f£t. along the subdivision line to the
sizteeith corner, a stauped brass cap; Thence| S89%32'E,
698,7 £t. along the section line to the point of beginning,
ggg$aiuing 5.3326 acres in all, &.all ACCORDIRG TO ATTACHED

i Lrea 14 {Lowe) b ,

Beginnling at the southwest corner of the NE"NE#, 522,
T13N, Riow, P.i,, Montans; thence north aleong tle subdivis-
ion line 515.6 f4. to a steel pipe,
_the true point of beginning; . :
) thencde north .208.6 f1t. along the subdivision line to a
stamped brass cap; thence 887%10'E, 111.4 ft.lto the.south-
wes} corner of Foster's property,a set steel pipe;’ thence
S4.8" 59'E, 129.3 ft. along Foster's line to a cross on & rock
in a rock wall; thence S22%°39'E, 140.1 ft. along Foster's
line $0 a stampeg brasg cap on the west side of Greenocugh
Park; thence 357 43", LO.O fi. along the edge of the Park
to a stamped brdss- cap; thence SAA?ZO'W, 70.4 Tt. along the
Park %o a sbtamped brass cap at Overland's corner; thence
L5708, 117.7 Tt. along Overlend's line to a stamped -brasgs
cap; thence west 96.4 Tt., along Overland's line to the o
plaée of beginning, contdining 1.11387 acres in all, and all
ACCORDING TO ATTACHED PLAT, this being part of the land
by the deed retorded in B132, PEI,

5 Area 15 (Foster)

Beglnniidg at the sectlon corner common to sections 1k,
15, 22 & 23, T13N, R19W, P,M,, Montana, which falls in
.Rattlesnake Creek ard 1s not set; thencs N89°32'W, L39,2 Tt.
'long theé section line to & steel pipe with stamped brass
cap on the west boundary of Greenough Park; thence S11°38'W,

conveyed in Book-130 of -Deeds, page3€l, and the Temainder left __

1 A T

i Area 7 (Wilson to Lowe) o ‘
,{Beginning at the southwesht. corner of the NE'NE", S22,

T13N{ RIow, P.M,, Montana; 194

suodivision line to the true point of beginning,

by af steel pipe with @ stamped brass cap; - o

" ithence N50°43'W, 66,7 ft. to Wilson's west boundary;

" thenpe Wy 20'E, 78.2 fi. along Wilson's west boundary

" to afpoint on the subdivision line; thence sogtha 100,9 ft.
alonk the subdivision line to the place of beginuing,
containing in all 0,05976 acres, ALL ACCORDING TO ATTAGHED

PLAT,

marked

; irea 20 (Montana Power) :
" . lBeginning. at the southwest cornmer of the
T13N, RLOW, 5 6. 4
the{*ubdivision iine to the pojpnt of true beginnlng;

'} thence west, 51.4 ft. along the boundary between
Lowg & Montana Power Co. to a steel pipe on the R/W Lline;
thgice N2 19'E, 46.8 ft. atong the R/W line to a brass

NEMNEY ) 822,

e

cap| thence SLB8°36'E, 43.8 £t. to a point on the subdi-
viston line; +thence south, 14.0 Tt algng phe subhdivisgion
1iné to the place of beginning, contalining 1in all 0.03072
acrgs, all ACCORDIJIG TO ATTACHED PLAT,

Area 21 (Overland) I
Beginning &t the southwest corner of the NE'N&A" , 522,
Tlﬁh R1gW, [ .M., Montana; tThence North, 415.6 ft. along
the subdivision iine to Overland's southwest cornmer, the
true place of besginning; : : L

. iHence morth, 16.9 ft. along the subdivision line;
tHence SLE®36'E, 24.2 ft. to a point on Overland's present
south boundary; thence west, 18,2 Tt. aloug Overland's
pras:nt south poundary Lo the pluce of beginning, containing
1n all 0.003342 acres, all: ACCORDING IO ATTACHED PLAT.

. Area 6 plus 7 plus 8 plus 20 plus 214(Lowe)
' |Beginning 50 bhwe st -, NE'Nz¥, S22
\Beginning at the southwest corner, I\ , DRZ,
TLN, RI9W, T.id., Montana; thence norsh 194.8 f£t. along the
syldivision line & the west boundary of Greenough Pgrk
to'a steel pipe with stamped brass cap, the true point
of'beginning; ,
" ithence M50 L3TW,

16,1 fo. tc a brass cap on the edge

thernce W23°19'H, 29.0 ft, along

ihe 3/W bto sta 21-00.0; thence H37°21'E, 20,6 ft. along t HeRw

sosta 21-20.0; thence 123" 19'E, 141.9 ft. along the R/W to
 ®%irass.cap: thence S48°36'%, 171.,9 Tt. to an angls point
in the west boundary of Greasenocugh Park marked with a Dbrass
gap; thence B832°17'W, 179.9 ft. along the west boundary
of G&eenough Psrk to the place of beginning, containing
iz 23l 0.65404 acres, al TACCORDING TO ATTACEED FLAT.
- Area 9 (Lowe) _ Yo
., .Beginninz at the aputhwest corner of the NE'NE', 522,
113N, R19W, P.M,, Montana; thence north 194.8 ft. along the
fubdtvision lins; thence N32°17'E, 179.9 ft. along the
wst boundary of Greenough Park to an angle point in
Lnat boundary marked with a steel pipe with a brass cap,
\tamped, the true place of beginning; ‘
7 “inence NL8°36'W, 103.9 ft. to a point on Oyerland's-
b-esemt south boundary; thence east 36.8 ft._g}ong that
Tﬁundary to Qverland's presgent common cornar:m;th Lowe;
shence SL5°08'E, 77.k Ft. along the pregent Jolnt Overland-
Lbwe boundary to, a point on the west bpgndary of Greenough
pirk:. thence Sk 207, 19.7 It. slong Tne park boundary- to
the place of beglmning, containming in gll 0.0LG55 acres,
alll ACCORDING TO AVTACIED PLAT.

I

thence north, 194.8 ft. along the

PV, Mo vEnay tirerrce ~North#4i7.6. Lt along ... . 4.

AR T -5‘93- F\_._JE";;?: a‘l DD—E——tllE' want gideae ] ine_oﬂ_gr_eenoug]‘l P_ark to

a stamped braes cdp, the true point of beginning;

thence N56°18'W, L3L.8 ft., to & stamped brass cap;
thence 842°54,'W, 65,6 ft. to a stamped brass cap; thence
S47°38'"W, L05.,0 Tt. to a set pipe in the road fill on the
west side of Cherry Gulck; thence S48°59'E, 129.3 ft, to =&
cross chiseled on a rock in a rock wall; thence S22°39'E,
1L0.1 fﬁ. 0 a stamped bras§ cap on the west boundary of
Greenough Park; <fhence N57 L3'L, 113.8 ft, along the Park
line toya.'stamped brass cap; thence N77°28'E, 317.0 ft.
along the Park line to a stamped brass cap; thence N50° 28R
179.5 £, along the Park line to-a. gtamped brass capf 7
thence N11°38'E, 51.5 ft. to the place of beginning, con-
talning 4.5144 acres,all ACCORDING TO ATTACHEED PLAT, this
being tie same tract intended to be conveyed by R.E. Walters
Mireinla Lou Fosber in a deed dated Qct. 7, 1940,

2 "~ Area 16 (Foster) - , *
. Beginning at the northwest cornsr of the NE”NE”of_SQQ,
T13N, RLoW, T.M., Montana, which is & steel pibe with =&
stemped brags cep; thence 389732'E, 698,7 ft. along the
section, line to a stamped brass cap; thence 839'25?W,
223.6 fﬁ..to e 2 1lnch pipe, 3 feet long, driven Tlush with
the gropnd in Stoutenberg's driveway, the true point of |
beginning; o ' '
 thénce S4L A1'W, 144 .4 ft. to a stamped brass cap;
thence S56°18'E, 434.8 ft. to a stamped brass cap on the
west side line of Greenough Park; +thence Nil‘BB‘E, 153.0
ft. along the west edge of the Park to a stamped brass
. cap at Stasel's corner; thence N56°19'W , 349.9 f£t, along
Staael's & Stoutenberg's line to the place of beginning,
containing 1,27765 acres in all, & all ACCORDING TO
ATTACHED PLAT, this being the same tract intended to be
conveyed by Tennie Greenough to Ray Welter§by deed dated
Sept; 8, 1914. a

| Area 19 (Chase)

Beginning at the section corner common to' sections
1h,15,22 & 23, T134, R19W, P.M., Montana, which corner falls
in Rattlesnake Creek and 1s not set; thence N89°32'W, along
the sectlon line 439.2 ft, to a steel pipe with stamped brass
cap, the true poingw of beginning, which is on the west side
of Greenough Patl; .

thence N89°32'W"along the section line 223.6 ft. to &
stemped brass cap; thence N32°36'E, 359,8 ft. to a set washed
boulder with cross chiseled on top; thence SéO’OE‘E, 303.8"
ft. to a brass cap on the west side of Greenough park;
thence 856  44'W, 279.2 £t. aleng the west edge of the Park
to thepeint of beginning, containing 1.65118 acres, and
ALL ACCORDING TO ATTACHED PLAT, this being the land intended
to be conveyed by the Deeds recorded in B1h9, P498, and . -

‘Bléaz, J—:‘}El: s ,'__
U sy I T e
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CERTIFICATE OF SURVEY

TO DEPICT COURT ORDERED DIVISION OF LAND PURSUANT TO MONTANA FOURTH JUDICIAL DISTRICT COURT, MISSOULA COUNTY, DEPARTMENT NO. 2,
CAUSE NO. DR-18-783 , LOCATED IN THE NE1/4 OF SECTION 22, T.13N., R.19W., P.M.M., CITY OF MISSOULA, MISSOULA COUNTY, MONTANA
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APPROXIMATE WATER SERVICE

une tocation (see service < TRACT 18B
NOTE BELOW) . 1.24 ACRES
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GRID

A WAV
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AN
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< / ~o 20’ WIDE PAE & UE FOR THE . *
// ~ L, USE AND BENEFIT OF TRACT 18A S
\ Q3o PER THIS SURVEY :
/ ~Sy 2 20 0 20 40
Y/ o~ ) e
o/
- SCALE IN FEET
Ny ~<
X/ N Ty BASIS OF BEARING:
N/ Vv 6. & STATE PLANE MONTANA — ZONE 2500
WS ) 33 /' A\ GROUND (TRUE) DISTANCES
/ = 15 GRID NORTH
\¢ \’Q/ / v\Q Q [N
2N RS ® DATE:
N Ve o v o A MARCH, 2020
V/ S Ll <
<. & = p S ‘ RECORD OWNERS:
(o AN " 65-
Y %5 / s{gb . MICHAEL W. MCGOWAN
I /4 Sha <7 MARYANN MCGOWAN
S % 78, &> -
e V4 <04 27 @é\ L SURVEY COMMISSIONED BY:
S 4 N ) R MICHAEL W. MCGOWAN
N Vs N
0 7 7D N Qy -
“ N7 rs VG LEGEND
r : s - ¥ _ I ~ W
V4 \l ‘Vb i'— ’ -\ ~ 7 ;
~o P My D ® = SET 5/8°X24” REBAR WITH 1—1/4" YPC (JACOBSON, 13748LS)
. y: oD (- O = SET 5/8°X24" REBAR WITH 1—1/2" ALUMINUM CAP (JACOBSON, 13748LS)
& 7/ X - ! A = SET MAG NAIL WITH 1—1/4" WASHER (13748LS)
© 7 O ® = FOUND 1-1/2" BRASS CAP (858 ES)
o . 4 o A = FOUND 1-1/4" O0.D. PIPE (CAPPED)
Ly \9) < TR A C T 1 8A b B = FOUND 1-1/4" 0.D. PIPE (NO CAP)
B) 2, YPC = YELLOW PLASTIC CAP
~| 0.32 ACRES ) R/W = RIGHT-OF—WAY
ol COS = CERTIFICATE OF SURVEY
J Iy (F) = FOUND PER THIS SURVEY
20" WIDE PAE & UE Ny EXISTING HOME (R1) = RECORD OR ADDITIVE PER COS 6357
/ PER THIS SURVEY I (R2) = RECORD OR ADDITVE PER DE 3161
. S6.0. PR A (R3) = RECORD OR ADDITVE PER COS 1532
/ , l‘j 8¢ ’ ~ A
o) 903 SR ' UE = UTILITY EASEMENT
IS Vo PAE = PRIVATE ACCESS EASEMENT
9 76,
| 07, 0.D. = OUTSIDE DIAMETER
/ I RM = REFERENCE MONUMENT
I —
| E j = PORTION OF 20’ WIDE PAE & UE FOR THE USE & BENEFIT OF THAT
- CRIB. BOOK 580(MICRO), PAGE 1856.
| PURPOSE OF SURVEY: PROPERTY DESCRIBED IN (MICRO), PAGE
/c5 THE PURPOSE OF THIS CERTIFICATE OF SURVEY IS TO DEPICT THE TRACTS OF LAND AS PER AN ORDER OF MOTION FOR DIISION OF LAND ISSUED BY THE MONTANA
Z, FOURTH JUDICIAL DISTRICT COURT, DEPARTMENT NO. 2, CAUSE NO. DR—18-783, PURSUANT TO 76-3-201(1)(a) MCA, TO WIT: IS CREATED BY ORDER OF ANY
& COURT OF RECORD IN THIS STATE OR BY OPERATION OF LAW OR THAT, IN THE ABSENCE OF AGREEMENT BETWEEN THE PARTIES TO THE SALE, COULD BE CREATED
/%(.\o %o. BY AN ORDER OF ANY COURT IN THIS STATE PURSUANT TO THE LAW OF EMINENT DOMAIN, TITLE 70, CHAPTER 30"
. >
’?_Zo-é PERIMETER LEGAIL DESCRIPTION
o THAT PROPERTY DESCRIBED IN BOOK 819, AT PAGE 73, MICRO RECORDS OF MISSOULA COUNTY AND FURTHER DEPICTED AS TRACT 18 ON DEED EXHIBIT NO. 3161,
o RECORDS OF MISSOULA COUNTY, LOCATED IN THE NORTHEAST ONE—QUARTER OF THE NORTHEAST ONE—QUARTER (NE1/4NE1/4) OF SECTION 22, TOWNSHIP 13 NORTH,
A RANGE 19 WEST, PRINCIPAL MERIDIAN MONTANA, MISSOULA COUNTY, MONTANA;
)
S,
' CONTAINING 1.56 ACRES, MORE OR LESS, BEING SUBJECT TO ALL EASEMENTS AND RIGHTS—OF—WAY AS SHOWN, EXISTING OR OF RECORD.
SURVEYOR'S CERTIFICATION \\\‘I,,/\K///%////Zﬂ%
\ =
\\\\ 0\\\\““I“m,“”“”'h,/1/ //:-
| HEREBY CERTIFY THAT THIS ATTACHED CERTIFICATE OF SURVEY REPRESENTS NA =
A SURVEY MADE UNDER MY SUPERVISION, AND SUBSTANTIALLY COMPLETED S T MATTHEW % =
ON THE DATE SHOWN HEREON. §* £ JACOBSON 2,3
' S7% 13748 LS 3
/ ss ‘3/?’ 3/ 20 %, DN
. MATTHEW JACOBSON, PROFESSIONAL LAND SURVEYOR DATE = eSO \\\\\\
PR / MONTANA LICENSE NO. 13748LS 2.0 SURNE it
v "
/ APPROVED BY:
[ @ .
N A s ;-’7%»«»4/,7765 3-23-2025
/ 3 o @J MISSQULA COUNTY — DEPARTMENT OF PUBLIC WORKS DATE
Qs
RN Z %{ / )
/ NN . 5/ « 7 - 3 '02 ‘/*JO.’LQ
S N ISSOULA CITY — COUMPY HEALTH DEPARPENT DATE
/ ST
M A S
/ :\\ M o)
AN WATER LINE SERVICE NOTE
N w0
O~
/ 2 TRACT 188 IS FURTHER SUBJECT TO A 15 FOOT WIDE WATER SERVICE LINE EASEMENT FOR THE BENEFIT OF TRACT 18A & MISSOULA WATER, THE APPROXIMATE
/ LOCATION IS SHOWN HERON. SAID EASEMENT SHALL BE LOCATED 7.5 FEET ON EACH SIDE OF THE AS—CONSTRUCTED LOCATION.
COSPP6750 Pages:1 Fee:$26.00
PREPARED BY: TLI PROJECT #19-5536 / 93/24/2020 04 27 48 M (Serstiicats Recorar®Y
174 |sec.| 1. | R
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