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# LOTS AREA
PROVIDED

NET %

±28.45 AC MIN PARKLAND DEDICATION REQUIRED = 4.33 AC

116 ±15.90 AC 54.4%

94

±3.04 AC 10.4%50

±5.95 AC 20.4%*

NET TOT. ±29.22 AC

R/W's ±18.05 AC

BUILDING TYPES

HOUSE, VILLA, COTTAGE

CAMDEN STREET
NEIGHBORHOOD STREET

(T4-O, T4-R, T3)

TOTAL ±��.�9 AC2��

EADA TABLE

TOTAL IN EADA

R/W IN EADA

NET TOT. IN EADA

4 UNITS/AC

7.2 AC

PROVIDED UNITS

40.0 AC

32.8 AC

131.2 UNITS

�� UNITS

SIDE YARD, MANSION APT, TOWNHOUSE

SIDE YARD, MANSION APT, TOWNHOUSE

O.S. IN EADA 25.5 AC (78%)
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PARKLAND ABOVE 100% OF REQUIRED (4.33 AC) ±24.12 AC

DENSITY NOTES
*24.07 ACRES OF OPEN SPACE (PRIME FARMLAND IF IRRIGATED) IS BEING PRESERVED. PER 2.1.D.1. WE
CAN INCREASE ALLOWED ALLOCATION OF T4-R BY ONE PERCENT TO A MAXIMUM OF 20%.

ROW HOMES ON LOTS 210-215
SHALL BE INSTALLED WITH FIRE

SUPPRESSION SPRINKLER
REVIEWED AND APPROVED BY

FIRE MARSHAL
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NOT TO SCALE
TYPICAL ROAD CROSS SECTION (NEIGHBORHOOD STREET)B

-

7.0' PARKING LANE
12.75'

2.0'2.0'

29.5' TBC - TBC

2% 2%

CENTERLINE
OF ROAD

8.75' 6.0'8.75'6.0'

752
STD

752
STD

740
STD

3" OF PLANT MIX ASPHALT
CONCRETE, PER GEO-TECH

8" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH

8" OF  3" MINUS CRUSHED SUB-BASE
COURSE, PER GEO-TECH

6" OF SCARIFIED AND SUBGRADE
COMPACTED TO 95%, PER MPWSS 02230

R.O.W.
60.0'

R
/W

℄

PER
GRADE

PLAN

740
STD

1.5%1.5%

1.0' 1.0'

10.0' DRIVING LANE

PER

GRADE

PLAN

1.0'1.0' 1.0'

R
/W

1.0'

12.75'

NOT TO SCALE
TYPICAL ROAD CROSS SECTION (COLLECTOR STREET)A

-

7.5' PARKING LANE
16.0'

2.0'2.0'

36.0' TBC - TBC

2% 2%

CENTERLINE
OF ROAD

10.0' 6.0'
BIKE LANE

10.0'6.0'

752
STD

752
STD

740
STD

4" OF PLANT MIX ASPHALT
CONCRETE, PER GEO-TECH

10" OF 3/4" MINUS CRUSHED
BASE COURSE, PER GEO-TECH

8" OF  3" MINUS CRUSHED SUB-BASE
COURSE, PER GEO-TECH

6" OF SCARIFIED AND SUBGRADE
COMPACTED TO 95%, PER MPWSS 02230

R.O.W.
90.0'

R
/W

℄

PER
GRADE

PLAN

740
STD

1.5%1.5%

5.0' 5.0'

10.0' DRIVING LANE

PER

GRADE

PLAN
3:1 M

AX 3:1
 M

AX

1.0'1.0' 1.0'

R
/W

1.0'

3:1 M
AX 3:1

 M
AX

16.0'
10.0' DRIVING LANE 7.5' PARKING LANE

6.0'6.0'
BIKE LANE

10.0' DRIVING LANE

MIRAFI 380i FABRIC. PER GEO-TECH

MIRAFI 380i FABRIC. PER GEO-TECH

6" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH6" OF 3/4" MINUS CRUSHED BASE

COURSE, PER GEO-TECH

EXTEND BASE
COURSE 1' (TYP)

6" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH

EXTEND BASE
COURSE 1' (TYP)

6" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH

EXTEND BASE
COURSE 1' (TYP)

10' WIDE BLVD MAY BE USED
FOR BIOSWALE CONVEYANCE

10' WIDE BLVD MAY BE USED
FOR BIOSWALE CONVEYANCE

<10'' WIDE BLVD TO BE "FLAT" BLVD WITH NO BIOSWALE
CONVEYANCE. DEVELOPMENT PLAN ONLY HAS

BIORETENTION AT INTERSECTION BULB OUTS WHERE A
MIN OF 10' BLVD ARE PRESENT

MIRAFI 380i FABRIC. PER GEO-TECH

MIRAFI 380i FABRIC. PER GEO-TECH MIRAFI 380i FABRIC. PER GEO-TECH

MIRAFI 380i FABRIC. PER GEO-TECH



D
W

G
 L

O
C

A
T
IO

N
: 
\\F

IL
E

S
\A

C
T
IV

E
\P

R
O

JE
C

T
S

\2
0

2
1

\2
1

0
0

0
8

6
4

.0
0

\D
E

S
IG

N
\C

IV
IL

\3
_D

R
A

F
T
IN

G
\1

_D
R

A
W

IN
G

S
\A

U
T
O

C
A

D
\E

X
H

IB
IT

S
\E

X
G

-2
1

0
0

0
8

6
4

.M
A

S
T
E

R
 S

IT
E

 P
L
A

N
.D

W
G

O
F

S
H

E
E

T
:

P
R

O
JE

C
T
 N

O
.

R
E

V
IS

IO
N

S
D

A
T
E

DESIGNED:

DRAFTED:

CHECKED:

DATE:

S
H

E
E

T
 T

IT
L
E

:

P
R

O
JE

C
T
 N

A
M

E

P
R

E
P

A
R

E
D

 F
O

R
:

L
O

C
A

T
IO

N
:

P
L
O

T
 D

A
T
E

: 
8

/3
0

/2
0

2
2

 8
:5

7
 A

M

18
17

 S
O

U
TH

 A
VE

. W
. S

TE
. A

M
IS

SO
U

LA
, M

T
59

80
1

PH
: 4

06
.7

21
.0

14
2

FA
X:

 4
06

.7
21

.5
22

4
w

w
w

.im
eg

co
rp

.c
om

2
1

0
0

0
8

6
4

3
3

W
E

S
T
 E

N
D

 H
O

M
E

S

S
T
R

E
E

T
 D

E
T
A

IL
S

 2

T
R

A
C

T
 E

-1
 C

O
S

 6
8

8
9

 &
 T

R
A

C
T
 D

 6
8

5
0

S
 7

, 
T
1

3
N

.,
 R

1
9

W
.,
 &

 S
 1

2
.,
 T

1
3

N
.,
 R

2
0

W
.

S
X

W
T
P

Q
Y

E
N

 N
E

IG
H

B
O

R
H

O
O

D
M

IS
S

O
U

L
A

 C
O

U
N

T
Y

E
V

E
R

G
R

E
E

N
 H

O
U

S
IN

G
S

O
L
U

T
IO

N
S

3" OF PLANT MIX ASPHALT
CONCRETE, PER GEO-TECH

6" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH

8" OF  3" MINUS CRUSHED SUB-BASE
COURSE, PER GEO-TECH

6" OF SCARIFIED AND SUBGRADE
COMPACTED TO 95%, PER MPWSS 02230

NOT TO SCALE
TYPICAL ROAD CROSS SECTION (REAR LANE)B

-

MIRAFI 380i FABRIC. PER GEO-TECH

℄
1.0'1.0'

9.0'
(10' WHERE FIRE ACCESS NEEDED)

9.0'
(10' WHERE FIRE ACCESS NEEDED)

20.0'

2%

CENTERLINE
OF REAR LANE

NOT TO SCALE
TYPICAL ROAD CROSS SECTION (ALLEY)C

-

℄
2.0'2.0' 10.0' 10.0'

24.0'

CENTERLINE
OF ALLEY

R
/W

R
/W

R
/W

R
/W

PER

GRADE

PLAN PER
GRADE

PLAN

NOT TO SCALE
FLYNN LANE (HALF STREET IMPROVEMENTS - NEIGHBORHOOD BIKE STREET)D

-

10.0'
TRAVEL
LANE

2.0'
2% 2%

CENTERLINE
OF ROAD

69.0' R/W (VARIES)

P
R

O
P

E
R

T
Y

 L
IN

E

℄

C
E

N
T
E

R
L
IN

E
 O

F
 R

/W

10.0'
TRAVEL
LANE

(E
) 
P

R
O

P
E

R
T
Y

 L
IN

E

10.0'
BLVD.

10.0' BIKE TRAIL
PER BUILD GRANT

GRADE

PLAN

33.0' (VARIES)

PLANT MIX ASPHALT CONCRETE, PER
MPWSS 02510 (THICKNESS TBD)

3/4" MINUS CRUSHED BASE COURSE,
PER MPWSS 02235 (THICKNESS TBD)

3" MINUS SUB CRUSHED BASE COURSE,
PER MPWSS 02234 (THICKNESS TBD)

SCARIFIED AND SUBGRADE COMPACTED
TO 95%, PER MPWSS 02230

EXISTING FLYNN LANE
ROAD SECTION

4.0'
PAVE BACK

3.0' R/W
DEDICATION

(P
) 
P

R
O

P
E

R
T
Y

 L
IN

E

2%

2.0'

6" THICK 2' WIDE FIBERGLASS
REINFORCED CONCRETE
VALLEY GUTTER

3" OF PLANT MIX ASPHALT
CONCRETE, PER GEO-TECH

6" OF 3/4" MINUS CRUSHED BASE
COURSE, PER GEO-TECH

8" OF  3" MINUS CRUSHED SUB-BASE
COURSE, PER GEO-TECH

6" OF SCARIFIED AND SUBGRADE
COMPACTED TO 95%, PER MPWSS 02230 MIRAFI 380i FABRIC. PER GEO-TECH

2%PER

GRADE

PLAN PER
GRADE

PLAN

2%

6" THICK 2' WIDE FIBERGLASS
REINFORCED CONCRETE
VALLEY GUTTER

1.0' SHOULDER
1.0' SHOULDER
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SCALE IN FEET

0100 100 200

P
H

A
S

E
 III

P
H

A
S

E
 V

PHASE VII

PHASE VI

P
H

A
S

E
 IV

P
H

A
S

E
 II

E
N

G
LA

N
D

 B
LV

D
.

ENGLAND BLVD.

CAMDEN STREET

D
O

U
G

H
E

R
T
Y

 D
R

IV
E

ROAD 'A'

R
E
A

R
 LA

N
E

REAR LANE

A
LLE

Y

ALLEY

REAR LANE

REAR LANE

R
E

A
R

 L
A

N
E

PHASE I

REAR LANE

R
E

A
R

 L
A

N
E

R
E

A
R

 L
A

N
E

PHASE NUMBER # LOTS DEADLINE TO PLAT

1

18

2

56 JANUARY, 2025

3

23

16

4

5

22

196

JANUARY, 2031

JANUARY, 2033

JANUARY, 2035

JANUARY, 2037

JANUARY, 2039

PARK LAND REQUIRED

X.XX AC

X.XX AC

PARK LAND PROVIDED

26.72 AC

1.28 AC (28.0 TOTAL)

0.0 AC (28.0 TOTAL)

0.15 AC (28.15 TOTAL)

0.30 AC (28.45 TOTAL)

0.0 AC (28.45 TOTAL)

PHASE VIII PHASE IX

287 JANUARY, 2041 0.0 AC (28.45 TOTAL)

388 JANUARY, 2043 0.0 AC (28.45 TOTAL)

419 JANUARY, 2045 0.0 AC (28.45 TOTAL)

X.XX AC

X.XX AC

X.XX AC

X.XX AC

X.XX AC

X.XX AC

X.XX AC

B
U

R
N

E
T
 D

R
IV

E
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�P� WATER MAIN

�P� SEWER MAIN

�E� WATER MAIN ±�

IN DEPTH �TYP�

�E� SEWER MAIN �
 � ��
 IN DEPTH

�P� SEWER 	 WATER MAINS IN
ENGLAND BLVD. ARE DESIGNED BY
HDR AS PART OF THE BUILD GRANT.

�P� FIRE HYDRANT LOCATION

�E� FIRE HYDRANT LOCATION

�E� FORCE SEWER
MAIN ±�
 IN DEPTH

NOTE�

PLEASE SEE UTILITY CONSTRUCTION PLANS AND GRADING� DRAINAGE 	 ROAD
PLANS FOR MORE DETAILS REGARDING EXISTING AND PROPOSED UTILITIES.

2��
 RADIUS ARE AROUND HYDRANTS

�P� �DRY� UTILITIES
�GAS 	 ELECTRIC�
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(DESIGNED W/ BUILD GRANT)
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ENGLAND BLVD.
IS TO BE CONSTRUCTED AS PART OF THE BUILD GRANT.

BOULEVARD TREES ON NORTH SIDE OF ROAD HAVE BEEN
SHOWN 35' ON CENTER PER FBC WITH A MIN SEPARATION

OF 10' TO SERVICE LINES AND UTILITY POLES

GREEN INFRASTRUCTURE
BULB-OUT (TYP)

F
L
Y

N
N

 L
A

N
E

GENERAL NOTES:

1. LOCATE UTILITIES BEFORE PLANTING TREES.  NOTIFY MONTANA UTILITY NOTIFICATION CENTER (PHONE #811) PRIOR TO ANY EXCAVATION.
2. TREES SHALL BE PLACED 2'-3' FROM EDGE OF CURB TO ALLOW FOR STORMWATER MITIGATION IN THE BOULEVARD WERE APPLICABLE.
3. OPTIMAL TREE SPACING MAY BE MODIFIED TO ACCOMMODATE EXACT LOCATION OF UTILITIES AND LIGHT POLES.
4. STREET TREES SHALL BE PLANTED WITHIN SIX (6) MONTHS OF COMPLETION OR OCCUPANCY OF PRIMARY STRUCTURE ERECTED ON ANY LOT, WHICHEVER OCCURS FIRST.
5. BUILDER OR DEVELOPER IS RESPONSIBLE FOR INSTALLATION OF TOPSOIL AND IRRIGATION IN BOULEVARD AREA FRONTING LOTS.
6. CITY OF MISSOULA REQUIRES A PERMIT FOR INSTALLATION OF BOULEVARD TREES.  SEE CITY OF MISSOULA STREET TREE ORDINANCE CITY MUNICIPAL CODE 12.32.

CLASS II TREE CLEARANCE REQUIREMENTS

LOCATION MINIMUM CLEARANCE

ADJACENT TO SIDEWALK OR CURB 3' FROM CURB FACE OR SIDEWALK

ADJACENT TO ANY BUILDING OR STRUCTURE 10' FROM BUILDING OR STRUCTURE

ADJACENT TO METER BOXES AND PAD TRANSFORMERS 10' FROM METER VAULT BOX OR TRANSFORMER PAD

RESIDENTIAL DRIVEWAYS 10' FROM RESIDENTIAL DRIVEWAY

ALLEYWAYS 10' FROM ALLEYWAY

FIRE HYDRANTS AND UTILITY POLES 10' FROM A HYDRANT OR UTILITY POLE

SANITARY SEWER LATERAL 10' FROM SANITARY SEWER LATERALS

STREET LIGHTS 10' FROM STREET LIGHTS

TRAFFIC CONTROL SIGNS 25' IN FRONT OF TRAFFIC CONTROL SIGNS

CORNER SIGHT TRIANGLE 30' FROM INTERSECTION RETURN

DRAINAGE SUMP 10' FROM SUMP

PLANT SCHEDULE �PROVIDED WITH FINAL PLAT APPLICATION�

TREE KEY QTY BOTANICAL/ COMMON NAME SIZE CONTAINER

ACER RUBRUM
RED MAPLE
SPACING 30' O.C. OR AS SHOWN

2" CAL. B&B

ACER X FREEMANII
FREEMAN MAPLE 'AUTUMN FANTASY'
SPACING 30' O.C. OR AS SHOWN

2" CAL. B&B

TILIA AMERICANA
AMERCAN LINDEN "REDMOND"
SPACING 30' O.C. OR AS SHOWN

2" CAL. B&B

ULMUS 'FRONTIER'
FRONTIER ELM
SPACING 30' O.C. OR AS SHOWN

2" CAL. B&B

X EA

X EA

X EA

X EA

CLASS II TREE. TYPE TO BE DETERMINED. (FOR PRELIMINARY LOCATION
PURPOSES DURING PRE-PLAT REVIEW ONLY)

CLASS III TREE. TYPE TO BE DETERMINED. (FOR PRELIMINARY LOCATION
PURPOSES DURING PRE-PLAT REVIEW ONLY)

BOULEVARD BIO-SWALE BULB OUT (GREEN INFRASTRUCTURE)

FLYNN S4UARE PAR.
TO BE DEDICATED TO CITY OF MISSOULA AS A

"NEIGHBORHOOD PARK" PER SxWTPQYEN MASTER
PLAN. DESIGN CONSIDERATION IS PENDING A PLAN

DEVELOPED BETWEEN DEVELOPER, MISSOULA PARKS
AND RECREATION DEPARTMENT AND DESIGN

WORKSHOP. FINAL DESIGN TO BE PROVIDED PRIOR
TO FINAL PLAT APPLICATION

OPEN
SPACE �

OS 2

OPEN SPACE �

LANDSCAPING NOTES:

1. OPEN SPACE 1, 2 & 3 AND COMMON AREA/PEDESTRIAN BLOCK BREAK ARE TO BE OWNED AN
MAINTAINED BY WEST END HOMES H.O.A. LANDSCAPING IN THESE AREA WILL CONSIST OF CLASS II
AND III TREES WITH SIMPLE RECREATION CONSIDERATIONS SUCH AS COMMUNITY-SPECIFIC RAISED
BED GARDEN FEATURES, TREES AND SIDEWALKS ENCIRCLING THE SPACES, BENCHES AND PICNIC
TABLES. ADDITIONALLY, OPENS SPACES WILL INTEGRATE STORMWATER MANAGEMENT BMP'S WITH
A FINAL LANDSCAPING DESIGN.

2. BOULEVARD TREES ARE PROVIDED FOR HORIZONTAL LOCATION PURPOSES. FINAL LOCATIONS AND
TREE TYPES TO BE PROVIDED WITH STAGE 3 ENGINEERING SUBMITTAL AFTER GOVERNING BODY

APPROVAL. SEE GRADING� DRAINAGE� AND ROAD PLANS FOR MORE DETAILS
AND SEPERATION OF TREES� UTILITIES� AND LIGHT POLE LOCATIONS.

3. BOULEVARD BIO-SWALE BULB OUTS ARE PROVIDED TO MEET THE FORM BASE CODE REQUIREMENT
OF "GREEN INFRASTRUCTURE" SEE STORMWATER PLAN FOR MORE DETAILS.

LIGHT POLES (TYP)

BOULEVARD TREE (TYP)

PROPOSED STREET LIGHT POLES

COMMON AREA/PEDESTRIAN BLOCK
BREAK (TYP) CONCEPTUAL 10' TRAIL

WITH LANDSCAPING ON EITHER SIDE

INTERNAL DESIGN FORTHCOMING
FOR OPEN SPACE �� 2 	 � AND
COMMON AREA WITH ENGAGEMENT
FROM DESIGN WOR.SHOP

12' WIDE COMMON
AREA/PEDESTRIAN

BLOCK BREAK (TYP)

LIGHTING NOTES:

1. LIGHT FIXTURES SHALL BE CLOSELY SPACED, APPROXIMATELY 60' FEET ON CENTER IN T4-R, T4-O, AND T5 ZONES,
AND 80 FEET ON CENTER IN T3 ZONES TO PROVIDE APPROPRIATE LEVELS OF ILLUMINATION.

2. HEIGHT OF LIGHT FIXTURES SHALL BE KEPT LOW (GENERALLY NOT TALLER THAN 16 FEET) TO PROMOTE A PEDESTRIAN
SCALE TO THE PUBLIC REALM AND TO MINIMIZE LIGHT SPILL TO ADJOINING PROPERTIES.

3. LIGHTS ADJACENT TO T� TO BE PIPE, POST, OR COLUMN TYPE.
4. LIGHTS ADJACENT TO T��R�T��O TO BE POST OR COLUMN TYPE.
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