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MISSOULA CONSOLIDATED PLANNING BOARD 
October 6, 2020 

MISSOULA BOARD OF COUNTY COMMISSIONERS  
November 5, 2020 

 
MCCAULEY MEADOWS SUBDIVISION 

 
I. INTRODUCTION 

This is a proposal by Tai Tam, LLC, represented by Professional Consultants, Inc., 
for a 14-lot residential subdivision proposal on 28.3 acres of land located in the 
Target Range neighborhood, adjacent to and along the north slope of McCauley 
Butte.  
 
Land uses on the property are guided by the Target Range Plan (2010) and the 
Missoula Area Land Use Element (2019), both as amendments to the Growth Policy 
(2016). The land use designation is residential, one dwelling unit per acre; the 
Missoula Area Land Use Element classifies this location as Rural Residential and 
Small Agriculture, with residential development intensities ranging from 1 to 2 
dwelling units per acre. The proposal’s residential density is 1 dwelling unit per 2.02 
acres. 

 
The subdivision is located within the Target Range – West End Rural Zoning District 
with a minimum lot size of 1 acre and the restriction of one dwelling per property. 
Lots range in size from about 1 to 3 acres.  
 
Ringo Drive is proposed to be extended through the subdivision to serve 9 
subdivision lots. Ponderosa Lane is proposed to serve 5 lots, primarily on the 
toeslope of McCauley Butte. Pedestrian facilities are planned along both roads. 

 
A total of 3.5 acres of Common Area is proposed. This was expanded with 
amendment of the original subdivision application, and is restricted to agricultural 
uses. A Missoula Irrigation District ditch bisects the subdivision and runs parallel to 
the toe of the McCauley Butte slope. Water from the irrigation ditch will be made 
available to specific subdivision lots in addition to the common area.  
 
The land within the flat portions of the subdivision has been used for irrigated hay 
production and grazing. Soil surveys and analyses confirm soils classified as Prime 
Farmland if Irrigated are located in the flat portions of the subdivision. Individual 
wells are proposed for a majority of the subdivision lots, with wells being located on 
adjacent lots in some cases.  
 
The subdivision is located within the Missoula Rural Fire District and two cisterns 
with dry hydrants are proposed for water supply for firefighting purposes.  
 
 

II. SUBDIVISION FINDINGS OF FACT AND CONCLUSIONS OF LAW 
A) ZONING AND COMPREHENSIVE PLAN COMPLIANCE 
Findings of Fact: 
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1. The applicant proposes 14 lots on 28.3 acres, with a 3.5 acre Common Area. Lots 
range in size from 1.0 acre to 3.01 acres. Residential density is roughly 1 home per 
2 acres. Preliminary Plat 

2. The property is zoned Target Range – West End Rural Zoning District, with a 
minimum lot size of one acre and one single-family residential dwelling unit per lot. 
Zoning Regulations Section 6.12 

3. The intent of the zoning is to “promote public health, safety and general welfare of 
the citizens and to recognize its citizens’ desire to maintain the area’s rural and low 
density pattern of development” with the purpose set out to retain the area’s unique 
rural character. Zoning Regulations Section 6.12 

4. The land within the zoning district can be identified as a “transition zone between the 
open space of McCauley Butte and the Bitterroot River, and the more densely 
developed areas of Target Range to the north and east of the district”. Zoning 
Regulations Section 6.12 

5. Nine of the fourteen lots are between 1.0 and 1.5 acres. They are primarily located 
on lands with gentler slopes. The remaining five lots range in size from 2.64 to 3.01 
acres, and are characterized by comparatively steeper slopes. Preliminary Plat 

6. The covenants state that land use within the subdivision shall be consistent with the 
Target Range - West End Rural Zoning District. Covenants 

7. The Missoula County Zoning Regulations require density reductions on hillside 
properties within the Urban Services Area. The number of units permitted by zoning 
is multiplied by 0.70 on slopes from 10.01-20%, and by 0.50 on slopes exceeding 
20%. Zoning Regulations Section 3.06 

8. The number of units permitted by zoning in the proposed subdivision are 13 on 
slopes up to 10% (no density reduction), one on slopes from 10.01 to 20%, and 6 on 
slopes exceeding 20%. Density may be used within a particular slope category, or in 
a lesser slope category. Preliminary Plat; Zoning Regulations Section 3.06 

9. The preliminary plat shows up to 8 units being built within slopes up to 10%. Up to 
two units could be constructed on slopes from 10%-20%, and four units on slopes 
exceeding 20%. Preliminary Plat; Zoning Regulations Section 3.06 

10. Potential homesite locations indicate that hillside densities will not be exceeded for 
each slope category. Density from the 20%+ slope category could be transferred to 
address density needs in the 10%-20% slope category. In some cases, homesites 
may include more than one slope category. Preliminary Plat; Zoning Regulations 
Section 3.06 

11. The subdivision is subject to the Missoula County Growth Policy (2016).  The 
applicable Growth Policy amendments are the Missoula Area Land Use Element 
(2019) and the Target Range Neighborhood Plan (2010). 

12. The Missoula Area Land Use Element (2019) designates the property as Rural 
Residential and Small Agriculture. Intensity of development under this land use 
designation is between 1 dwelling per acre and 2 dwellings per acre. Land Use 
Element, 2019 

13. Land uses under the designation include residential, natural areas, agriculture, and 
grazing. Land Use Element, 2019 

14. The designation is characterized by a uniform pattern having one principal 
residential building per lot. Agricultural uses and buildings can be the primary use of 
the property, or secondary to a principal residential building. Land Use Element, 
2019 
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15. Development is designed to protect important resources such as agricultural lands, 
sensitive natural landscapes and waterways, fish and wildlife habitat and movement 
corridors, and avoid hazards such as floodplains and wildfire. Conservation design 
sets aside a major portion of a site for preservation, clustering development on the 
remaining portion. Land Use Element, 2019 

16. Approximately 15.3 acres of the property encompassing the flat area north of 
McCauley Butte and a small portion at the toe of the slope is located within the 
Target Range Plan area. The plan identifies this property as residential with a 
maximum density of one dwelling unit per acre. Property Information System 

17. The Target Range Neighborhood Plan states the need “to preserve open space 
within the neighborhood, not just on the periphery, and agricultural use is a good 
open-space option” and warns that “low-density development that fences off smaller 
lots, for example, one-acre parcels with bluegrass lawns, also threatens the loss of 
soil available for agricultural uses.” The proposed subdivision is located within the 
Target Range neighborhood and proposes to create 14 lots classified as "large lots" 
in the Subdivision Regulations. Density is approximately one home per two acres. 
Preliminary Plat; Subdivision Regulations Section 2.2.96.D 

18. The Target Range Plan identifies a long-term agricultural goal to “preserve 
substantial acreage of private and public agricultural open space and agricultural 
soils in Target Range. Adequate parcel size is an important consideration for 
commercial viability.” 

19. The importance of preserving natural vegetation, identified on the slopes of 
McCauley Butte, and agricultural land as areas of critical importance for wildlife in 
the Missoula Valley is described in the Target Range Neighborhood Plan.  

20. Many objectives, goals and recommendations of the Target Range Neighborhood 
Plan promote rural low density residential development with a focus on resource 
protection, which mirrors the intent of the Target Range – West End Rural Zoning 
District. Zoning Regulations Section 6.12  

21. Land on the slopes of McCauley Butte within this subdivision totals approximately 13 
acres. Property Information System 

22. McCauley Butte is identified as being within an Open Space Cornerstone in the 
Missoula Urban Area Open Space Plan. Cornerstones broadly represent areas with 
high open space value. Each cornerstone contains a unique combination of 
resources and open space values that make lands in that cornerstone a priority for 
protection. Open Space Plan, 2019 

23. The subdivision is proposed on land currently and historically used for hay 
production or grazing with one single family residential dwelling unit and accessory 
structures. To the north are single-family homes on property generally described as 
one acre lots. Project Summary, Page 2; Preliminary Plat; Property Information 
System 

24. The proposal identifies a Common Area lot of 3.5 acres for growing crops. Project 
Summary, Page 1 

25. The Growth Policy includes the guiding principle concerning agriculture: “A healthy 
agriculture sector is essential to the well-being of our community due to benefits 
such as food security, open space, wildlife habitat, economic activity, health 
promotion, and quality of life.”  
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26. Goal #7 from the Growth Policy is to “Sustain and promote the land- and resource-
based industries of agriculture, timber, restoration, and recreation that are part of the 
local economy and heritage.”  

27. The Target Range Plan acknowledges the water resources in the area and 
prioritizes protecting and improving the quality of the Missoula aquifer, surface 
water, and groundwater.  

28. The Target Range Plan encourages improvements to non-motorized transportation 
infrastructure as a way to mitigate motorized traffic associated with future 
development. The subdivision proposes sidewalk along one side of all subdivision 
roadways. Preliminary Plat 

29. Goal #8 from the Growth Policy is to “Proactively plan and provide for the logical 
growth of communities while protecting rural character and sustaining county 
resources by guiding development to areas most suited for it.”  

30. Two objectives of the Growth Policy Goal #8 are (8.1) to protect and enhance the 
rural character that exists in much of the County, maintaining a clear distinction 
between urban and rural areas and (8.3) Guide new subdivisions and development 
to areas that have the least impact on natural resources and are most suited for 
development.  

31. A wide variety of housing and transportation choices is necessary to serve all 
communities and all of the population per the Growth Policy. 

32. A Growth Policy objective encourages facilitating the development of a variety of 
housing types including housing that is affordable to all segments of the population. 

33. The Target Range Plan identifies this location as one that is lowest for suitability of 
residential development based on the Prime Farmland if Irrigated soil type, large 
acreage, current and historical agricultural operation, and the lack of access to 
municipal water and sewer. Target Range Plan, Map 13 

34. The governing body’s decision to approve, conditionally approve, or deny a 
proposed subdivision shall be based on review criteria that include Adopted Plans. 
These include the growth policy, transportation plans, capital improvement plans, 
pre-disaster mitigation plans or community wildfire protection plans. Because plans 
are not regulatory, no variance for non-conformance with a plan shall be required, 
nor can denial or a condition of approval be based solely on plan conformance. 
Missoula County Subdivision Regulations Sections 5.9.2 and 5.9.2.4 

Conclusions of Law: 
1. The proposal is not in substantial compliance with the Growth Policy, including the 

amending plan’s recommendations for development and preservation of agricultural 
resources and natural areas of McCauley Butte. 

2. Due to state law, no land use proposal shall be conditioned or denied based solely 
upon the lack of compliance with the Growth Policy. The recommendation for 
subdivision denial is not based solely upon failure to comply with the Growth Policy 
or its amendments.  

 
B) PRIMARY CRITERIA COMPLIANCE 
EFFECTS ON AGRICULTURE AND AGRICULTURAL WATER USER FACILITIES 
(This section jointly addresses two review criteria under MCA 76-3-608. The two criteria 
have been combined due to the interrelationship of impacts of agriculture and 
agricultural water user facilities.) 
Findings of Fact: 
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Agriculture 
1. Missoula County Subdivision Regulations Section 3.1.4, Agricultural Lands, has a 

purpose and intent described as balancing the interest, needs and patterns of 
development and agricultural preservation between landowners and the 
community’s collective interests. 

2. The Target Range Plan, adopted with community feedback and input, establishes a 
goal of preserving agricultural resources and land, taking into consideration the fact 
that adequate acreage is an important aspect of commercial agricultural viability.   

3. The combination of soil types and availability of irrigation water result in the 
designation of 75% of Target Range soils as prime agricultural soils. Much of the 
area with prime farmland soils is already developed for residential uses and is no 
longer available in any practical way for agricultural production. Target Range Plan  

4. The Target Range Plan confirms that the majority of the neighborhood is made up of 
deep, dark-colored loams and silt loams ideal for agriculture. The neighborhood 
includes one of the largest areas of “prime, if irrigated” agricultural soils in Missoula 
County. Target Range Plan 

5. The northern 10 acres of the property has historically been used for irrigated hay 
production and grazing. Project Summary 

6. The site is home to soils mapped to be Prime Farmland if Irrigated (“prime soils”) 
consisting of Grantsdale Loam in the area generally north of McCauley Butte. NRCS 
Soils Data 

7. The soils on the steeper slopes of McCauley Butte are mapped as Bigarm gravelly 
loam which are not considered to be agricultural soils due to steep slopes (30%-
60%). NRCS Soils Data 

8. A soils assessment was completed on the property in 2010 which examined soils in 
13 locations on the property. Soils below the grade of the ditch were confirmed as 
Grantsdale Loam and Desmet Loam, with a smaller area of Moiese Gravelly Loam in 
the northeastern portion of the property. Grantsdale and Desmet soils are prime 
farmland if irrigated, while Moiese soils are considered farmland of local importance. 
NRCS Web Soil Survey; Subdivision Application, Page 9 

9. The proposed subdivision dedicates 3.5 acres for agricultural use on the Common 
Area lot. An existing barn will remain on the property for agricultural use and a 
concrete lined irrigation ditch bisects the Common Area lot. Subdivision Application, 
Page 7; Preliminary Plat 

10. The Common Area expanded from 2.5 acres to 3.5 acres (gross) as part of an 
amended application. Lots on either side of the common area were reduced in size 
as a result. Net common area acreage is listed at 2.66 acres. Preliminary Plat 

11. The Community Food and Agriculture Coalition (CFAC) commented on the 
expanded common area following amendment of the application. They noted that a 
number of lots remain on prime soils. The size of the expanded common area is 
effectively reduced by one acre, equivalent to the upland portion of the lot not 
classified as prime farmland. CFAC described the agricultural impact mitigations as 
inadequate, recommending subdivision denial. CFAC, 8/10/20; Preliminary Plat 

12. The area south of the irrigation ditch on the Common Area lot is mapped entirely as 
slopes greater than 10%. Aerial imagery does not suggest that this area is currently 
or historically been used for agriculture. Preliminary Plat; Property Information 
System 
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13. The applicant proposes that the Common Area lot be restricted solely for agricultural 
pursuits. This restriction is identified in the covenants. Covenants 

14. The covenants state that the Homeowner’s Association will hold title to the Common 
Area lot. The association will have the ability lease the common area, but uses are 
restricted to agriculture. Covenants 

15. The Community Food and Agriculture Coalition (CFAC) commented that the 
property includes one of the largest undeveloped acreages within the irrigation 
district. They noted that different types of agriculture are possible on the flatter, 
northern portion of the lot with prime soils. CFAC, 6/15/20 

16. Adjacent land with soils mapped as agricultural land have primarily been developed 
with single-family residential use. Property Information System; NRCS Web Soil 
Survey 

17. Missoula County Subdivision Regulations Section 3.1.4.2.B requires offsite impacts 
to agriculture to be mitigated, including runoff impacts. Notification to subdivision lot 
owners is required, including information about adjacent agricultural operations and 
impacts such as domestic animals, trespass, and traffic. 

18. The covenants include language notifying the residents of adjacent agricultural 
activity within the subdivision and address family pet controls. Covenants; 
Subdivision Regulations Section 3.1.4.2.A and 3.1.4.2.B 

Agricultural Water User Facilities 
19. The Growth Policy cites availability of irrigation water as a factor that may be 

considered when evaluating a proposed subdivision’s potential impact on agricultural 
water user facilities.  

20. The Missoula Irrigation District ditch bisects the property. The ditch is cement lined 
and located within a proposed 20’ irrigation easement. Preliminary Plat 

21. Surface water from the irrigation ditch is proposed to be used for irrigation of the 
Common Area and irrigation purposes on Lots 6-9 and 12. Irrigation Improvements 
Plan 

22. Use of the ditch is identified in the covenants as subject to the review and approval 
by the Missoula Irrigation District. Covenants; Irrigation Improvements Plan 

23. A note has been placed on the preliminary plat to notify property owners that that 
lands within the subdivision are classified as irrigated land and may be assessed for 
irrigation water delivery even though the water might not be deliverable to that 
particular lot. Preliminary Plat; Subdivision Regulations Section 3.1.5.3.A  

24. The applicant proposes that each lot owner utilizing water from the irrigation ditch 
will provide their own facilities for the delivery of that water. Irrigation Improvements 
Plan 

25. Lot 9 has been reduced in size with expansion of the Common Area as part of the 
amended application. Since the ditch no longer travels through or adjacent to the 
property, an irrigation ditch easement would be needed across an adjacent lot for 
the use and benefit of Lot 9. Preliminary Plat 

Subdivision Design and Agriculture 
26. Subdivision Regulations Section 3.1.4.2.A requires that potentially significant 

adverse impacts to agriculture and agricultural water facilities be mitigated. 
27. The applicable Growth Policy amendment, the Target Range Plan, designates the 

agricultural lands within this property as residential, one dwelling per acre. The 
Target Range Plan recognizes this site as the lowest suitability for development.  
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28. The 3.5 acres of Common Area, intended for agricultural uses is encumbered by 
elements that reduce its usable size, including slopes that have not been historically 
farmed. Preliminary Plat; Property Information System 

29. The proposal for 14 lots on 28.3 acres is a density of about 1 home per 2 acres. 
Significant subdivision redesign to minimize adverse impacts to agriculture could 
occur while allowing for comparable density. 

Conclusions of Law: 
1. The proposed development will preclude future agricultural use on the developed 

portion of property and encumbered portions of the Common Area. 
2. There will be a significant loss of over 10 acres of existing high quality agricultural 

soils as a result of this subdivision.  
3. Restricting 3.5 acres, of which roughly 2.5 acres is considered usable farmland for 

agricultural use does not reasonably mitigate the subdivision’s potential adverse 
impacts to agriculture.  

4. Subdivision design reduces and constrains the existing agricultural resource to the 
area designated as Common Area.  

5. The subdivision provides the necessary notices to property owners regarding 
irrigation water and implications for living adjacent to agricultural operations.  

6. Redesign of the subdivision to further preserve additional agricultural land could 
facilitate mitigation. The efforts to mitigate agricultural impacts to increase the 
preservation of additional agricultural acreage would be a fundamental redesign of 
the subdivision, requiring review as a new subdivision.  

 
EFFECTS ON LOCAL SERVICES 
Roads 
Findings of Fact: 
1. The subdivision is in the Rural Area due to the absence of a community or municipal 

water system. Subdivision Regulations Section 3.4.2.2 
2. Humble Road and Ringo Drive are offsite, County-maintained roads providing 

access to the property. These roads are 24’ wide within 54’ - 60’ rights-of-way. 
Property Information System; Subdivision Application, Page 17 

3. Humble Road and Ringo Drive provide access to other lots within the area. Offsite 
roads that are not uniquely attributable to the subdivision are required to meet basic 
emergency access standards, including a 20’ width, and adequate vertical and 
horizontal clearance. Subdivision Regulations Section 3.4.7.5.C 

4. The applicant proposes to access the subdivision by the extension of Ringo Drive, a 
24’ wide paved road proposed to serve 9 of the 14 subdivision lots. Preliminary Plat; 
Project Summary 

5. Rural Area subdivisions of 6-39 lots are required to have a minimum 24’ wide 
roadway. Missoula County Subdivision Regulations Table 3.4.7 

6. Ringo Drive is a County maintained roadway. The application indicates that Missoula 
County will provide maintenance for the roadway through the subdivision. 
Subdivision Application, Page 17 

7. Missoula County Public Works would allow the extension of Ringo Drive as a County 
Maintained Road, with the condition that a Public Maintenance Agreement is 
approved by the Missoula County Commissioners. Public Works, 4/27/20 

8. Ringo Drive, based on the width proposed, will be a no parking roadway with public 
access. Appropriate action would need to be considered by the Board of County 
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Commissioners to designate the portion of roadway as no parking.  Preliminary Plat; 
Missoula County Subdivision Regulations Section 3.4.7.4 and Table 3.4.7  

9. The temporary cul-de-sac easement at the current terminus of Ringo Drive, which 
was established with the Rangitsch Addition #4 Subdivision, will be abandoned. 
Preliminary Plat 

10. Ponderosa Lane is proposed as a new onsite road paved at 20’ wide within a 60’ 
private access public utility easement. The road will provide access to five lots and 
the Common Area. Preliminary Plat 

11. The road will overlay the driveway to the existing home on the property and continue 
up the slope at approximately a 9.96% grade before splitting into two separate 
segments to provide shared driveway access to each of the lots on the slope of 
McCauley Butte. Preliminary Plat; Ponderosa Lane Plan & Profile 

12. The road is proposed to terminate at a T-type turnaround with driveways extending 
to the east and west. Each of the driveways will need to provide adequate 
turnaround areas for fire protection purposes. Preliminary Plat; Missoula County 
Subdivision Regulations Section 3.4.6.4 and 3.5.7.3 

13. Ponderosa Lane, based on the width proposed, will be a no parking roadway. Given 
the private access designation, the applicant would need to provide appropriate 
documentation of a means to restrict parking and enforcement of such. The means 
of enforcement are different from a public road, which can be made “no parking” 
through a resolution of the County Commissioners. Preliminary Plat; Missoula 
County Subdivision Regulations Table 3.4.7 and Section 3.4.7.4 

14. Missoula County Public Works comments that each new or improved crossing of the 
irrigation ditch will require approval from the Missoula Irrigation District. Public 
Works, 4/27/20 

15. A grading and drainage report has been provided which classifies the property into 
five drainage basins to account for stormwater drainage and runoff from the increase 
in impervious surfaces from development. Grading and Drainage Report 

16. Retention ponds are proposed on Lots 10 and 12. A drainage easement crosses 
Lots 6 and 7 for the benefit of Lot 12, eventually connecting with the retention pond. 
The pond is also within a drainage easement. Grading and Drainage Report 

17. A retention pond is planned below the elevation of the irrigation ditch and Ponderosa 
Lane on Lot 10. It appears this will address Ponderosa Lane drainage. The pond is 
within a drainage easement. Grading and Drainage Report 

Conclusions of Law: 
1. Subdivision Roadways meet the requirements in the Missoula County Subdivision 

Regulations. 
 
Pedestrian Access 
Findings of Fact: 
1. A sidewalk is located along Schwenk Court, across Humble Road from the 

subdivision. Property Information System 
2. Rural major subdivisions are required to construct 8’ wide sidewalks along one side 

of onsite roads, or 5’ wide sidewalks along both sides. Missoula County Subdivision 
Regulations Table 3.4.9.4. 

3. The proposed 60’ wide access easement for Ringo Drive will accommodate the 
proposed 8’ wide cement sidewalk and 7’ wide boulevard along one side of the 
onsite portions of the roads. Subdivision Regulations Table 3.4.7; Preliminary Plat 



McCauley Meadows Subdivision    Page 11 of 37 
 

4. The sidewalk along Ponderosa Lane would serve 5 lots and the Common Area. The 
applicant proposes an 8’ wide sidewalk along one side of Ponderosa Lane. 
Preliminary Plat 

5. Boulevard landscaping, including grass and shade trees, are required where the 
boulevard is not approved as part of a stormwater management plan. Subdivision 
Regulations Section 3.4.9.4.D.1 

6. Stormwater management plans indicate that drainage will be retained onsite with 
calculations based on the availability of roadside swales to accommodate drainage. 
Boulevard trees are not proposed with the subdivision. Typical Section; Grading and 
Drainage Report 

Conclusions of Law: 
1. The subdivision meets the requirements for pedestrian access. 
 
Water System  
Findings of Fact: 
1. Municipal or public water systems are not available within 500’ of the subdivision. 

Subdivision Application, Page 21 
2. An individual well is proposed to serve each of the 14 lots and the Common Area. 

The Utility Plan included in the applicant’s packet shows the location of proposed 
wells.  

3. Lot 6 is planned to access a well on Lot 8, and Lot 11 will access a well on Lot 10. 
Adequate easements allowing access to the wells have not been depicted on the 
preliminary plat. The easements would be required on a final plat. Utility Plan; 
Preliminary Plat 

4. Based on DNRC Beneficial Groundwater Use Permit regulations, the entire 
development shall not use more than 10 acre feet of water per year. DNRC, 4/1/20  

5. The application includes water usage estimations. An estimated 15,000 square feet 
of landscaped area will be irrigated via wells for Lots 1-5. Roughly 6000 square feet 
of landscaped area will be irrigated on Lots 10, 11, 13 and 14. Irrigation 
Improvements Plan 

6. Lots 6-9 and 12 will benefit from ditch irrigation for landscaped areas. This reduces 
the square footage to be irrigated by wells to 1400 square feet (from a total of 
15,000) for these lots. The ditch has the ability to provide a minimum of 28.3 acre 
feet per year to the subdivision. Water and Sanitation Report; Irrigation 
Improvements Plan. 

7. Common Area irrigation will depend upon surface irrigation, and not a well. Irrigation 
Improvements Plan 

8. Total well usage throughout the subdivision is estimated at 9.99 acre-feet, including 
all domestic use, plus lawns and gardens. Irrigation Improvements Plan 

9. A mechanism to restrict lot owners to particular square footages of irrigated lawn 
and garden has not been identified. Covenants; Water and Sanitation Report; 
Irrigation Improvements Plan 

10. Easements are required for the 100-foot well isolation zones that extend onto 
neighboring lots. The easements would be required on a final plat or conditions of 
approval sheet. Subdivision Regulations, 3.6.2.4 

11. Use of the ditch is identified in the covenants as subject to the review and approval 
by the Missoula Irrigation District. No information from the Missoula Irrigation District 
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has been provided to acknowledge the proposed use of water. Covenants; Irrigation 
Improvements Plan 

12. Restrictions to prohibit property owners from utilizing well water on Lots 6-9, Lot 12, 
and the Common Area for lawn and garden irrigation purposes have not been 
identified. Irrigation Improvements Plan 

Conclusions of Law: 
1. Water for domestic purposes will be provided to the residential lots and Common 

Area and to select lots for lawn and garden irrigation within the subdivision by 
individual wells. Restrictions on use would be considered necessary to maintain 
compliance with DNRC regulations. 

2. Access to the surface water in the irrigation ditch has not been acknowledged or 
confirmed by the Missoula Irrigation District and would be essential for lawn and 
garden irrigation on the remaining lots to comply with the calculations of 
groundwater use provided to DNRC.  

3. State and local agencies will further review water resource issues.  
 
Sewer System 
Findings of Fact: 
1. Municipal or public sewer systems are not available within 500’ of the subdivision. 

Subdivision Application, Page 22 
2. Individual septic systems are planned for the subdivision. Water and Sanitation 

Report 
3. Regulation 1 of the Health Code requires the use of a community wastewater 

system unless the requirements of Section 20(A)(8) are shown to be met and dry 
laid collection is proposed. In accordance with that section, the sanitation review 
application must provide justification from the City of Missoula Engineer explaining 
why dry laid sewer is preferable to a community wastewater system to serve the 
development. City-County Health Department, 4/16/20 

4. The City Engineer commented that the proposed subdivision contains 5 or more lots 
of less than 2 acres per lot, which requires a multi-user or community wastewater 
treatment and disposal system. City Engineering, 1/31/20 

5. Regulation 1 of the Health Code allows for a properly designed, installed and 
inspected dry laid gravity main to be used in place of a multi-user or community 
system. City Engineering, 1/31/20 

6. The City Engineer concluded that in this instance a dry laid system is preferable to a 
community system. It would be less expensive for future homeowners connecting to 
public sewer when it is available. City Engineering, 1/31/20 

7. The City Engineer finds applicable portions of Regulation 1 to be generally satisfied. 
The conclusion section speaks to the complications for feasibility for a multi-user 
system on this particular site. Local community expressed interest of not having a 
multi-user drain field located on McCauley Butte lend toward support the dry laid 
system over the multi-user system. These ‘site characteristics’ make a ‘feasible’ 
multi-user system less desirable to the community. City Engineering, 1/31/20 

8. The Missoula Valley Water Quality District supports the revision eliminating the 
community drainfield on the butte. Impacts to groundwater will be further addressed 
through non-degradation analysis completed during Sanitation in Subdivision 
Review. Water Quality District, 4/17/20 
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Conclusions of Law: 
1. State and local agencies will review sanitation issues.  

 
Solid Waste 
Findings of Fact: 
1. Republic Services provides waste disposal service to the project area. Subdivision 

Application, Page 20 
Conclusions of Law: 
1. Solid waste disposal will be available to the subdivision. 
 
Parks and Recreation 
Findings of Fact: 
1. Residential major subdivisions are required to dedicate or set aside land for parks, 

open space, conservation easement or common area. Subdivision Regulations 
Section 3.10.2 

2. The required park land dedication per Subdivision Regulations Section 3.10.4 for the 
lots proposed in this subdivision is .761 acre and the applicant proposes a 3.5 acre 
Common Area Lot to satisfy park land dedication. Subdivision Application, Page 23; 
PTOL, 5/12/20 

3. The subdivision regulations allow for land to be dedicated as park for the 
preservation of natural environment, including agricultural uses. Subdivision 
Regulations Section 3.10.1.1 

4. The agricultural function of the Common Area Lot is encumbered by easement 
areas, and has slopes greater than 10%. A barn will be contained within this area. 
The preliminary plat shows 2.66 net acres. Preliminary Plat; Slope Analysis 

5. The application states that the Common Area Lot will be set aside and reserved for 
agriculture. Subdivision Application, Page 24 

6. Subdivision Regulations Section 3.10.2 requires that the Common Area be held by 
the property owner’s association, a land conservation entity or the governing body. 
The proposal is for the Common Area to be held by the property owner’s 
association. Covenants 

7. The covenants for the subdivision indicate that the Common Area will be held by the 
homeowner’s association with the ability for the association to lease to another 
person or entity. The Common Area must be used for agriculture, and maintained by 
the association. Covenants 

Conclusions of Law: 
1. The proposed Common Area meets parkland acreage dedication requirements in 

Subdivision Regulations Section 3.10. 
2. The proposal satisfies the Park Design Standards in preserving an agricultural 

amenity.  
 

Schools 
Findings of Fact: 
1. The application states that approximately 8 children from this subdivision would 

attend the Target Ranch School for grades K-8 and Big Sky High School for grades 
9-12. Subdivision Application, Page 22 

2. The school districts in question did not comment on the subdivision. 
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Conclusions of Law: 
1. No adverse impacts to schools requiring mitigation have been identified.  
 
Fire Department  
Findings of Fact: 
1. The Missoula Rural Fire District will serve the proposed subdivision. The nearest 

station is located approximately 2.7 miles from the property. Subdivision Application, 
Page 22 

2. Wildfire hazard areas are defined as being located within the Wildland Urban 
Interface and ranking as a moderate or higher risk of wildfire based on the Fire 
Hazard Assessment. Assessment scores are classified as Moderate Hazard, High 
Hazard, or Extreme Hazard. Subdivision Regulations Section 3.1.3.3 and Appendix 
C 

3. The applicant completed the Fire Hazard Assessment for the subdivision and 
received a score of 47 points, indicating a moderate risk of wildfire. Fire Hazard 
Assessment 

4. Aerial photography including images from 1955, 1964, 1972, 2011, 2013 and 2020 
indicates a substantial increase in woody vegetation on McCauley Butte within the 
property. Property Information System 

5. Water supply for fire protection is required to be provided by a system that provides 
minimum fire flow per NFPA 1142 standards. Subdivision Regulations Section 3.5.3 

6. In the Fire Suppression Plan, the applicant proposes two 5,000 gallon cisterns with 
dry hydrants for fire suppression. Fire Suppression Plan 

7. One cistern is proposed between in the northeast corner of the Common Area and 
one at the hammerhead turnaround at the top of Ponderosa Lane. Fire Suppression 
Plan; Preliminary Plat 

8. The covenants specify that maintenance for the fire suppression facilities would 
occur on an annual basis with responsibility delegated to the Association. 
Covenants; Fire Suppression Plan 

9. The Missoula Rural Fire District reviewed fire protection within the subdivision, in 
addition to the maintenance provision in the covenants. The district found fire 
suppression to be acceptable. MRFD, 3/10/20 

10. The subdivision is within the Wildland Urban Interface (WUI), with a map designating 
the area as WUI Intermix. Homes would be located in areas of manicured lawns, 
ornamental shrubs and lighter fuels, as well as grassland interspersed with 
Ponderosa pine trees, deciduous trees, and shrubs along the irrigation ditch. CWPP, 
2018; Preliminary Plat 

11. Major subdivisions in the WUI shall have more than one access route providing 
ingress and egress. Preliminary Plat; Missoula County Subdivision Regulations 
Sections 3.5.8 and 3.5.8.1. 

12. The subdivision includes two different access roads: Ringo Drive and Ponderosa 
Lane. The Ponderosa Lane hillside area offers one means of egress due to 
topography. Preliminary Plat 

13. Subdivision Regulations Section 3.5.7 requires driveways longer than 150’ to be a 
minimum width of 16’ or 12’ in cases of clear line of sight with an unobstructed 
horizontal clearance of 20’ and vertical clearance of 13.5’. Turnarounds designed to 
comply with the Missoula County Public Works Manual would be required for any 
driveway longer than 150’.  
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14. No community or municipal water system with the required minimum fire flow is 
provided to this subdivision and an RSID/SID waiver statement would be required on 
the plat requiring property owners to participate in the RSID/SID if a community or 
municipal water system is available. This would be a condition of approval. 
Subdivision Regulations Section 3.5.11 

Conclusions of Law: 
1. Fire suppression plans have been designed for the subdivision and final review and 

approval would be required by the Missoula Rural Fire District. 
2. Access to the lots and new home construction within the subdivision would be 

reviewed for at time of zoning compliance permit submittal if the subdivision were 
approved.  

 
Sheriff’s Department  
Findings of Fact: 
1. The subdivision is located within the jurisdiction of the Missoula County Sheriff’s 

Department, located about 6.1 miles from the property. Subdivision Application, 
Page 22 

Conclusions of Law: 
1. Missoula County law enforcement services will be available to the subdivision in a 

manner consistent with its distance from services and ease of access. 
 
EFFECTS ON THE NATURAL ENVIRONMENT AND WILDLIFE AND WILDLIFE 
HABITAT  
(This section jointly addresses three review criteria under MCA 76-3-608. The three 
have been combined due to the interrelationship of impacts to the natural environment, 
wildlife, and wildlife habitat.) 
Findings of Fact: 
1. The property is generally flat to the north of the irrigation ditch bisecting the 

subdivision. Area south of the irrigation ditch rises at slopes mapped in excess of 
20%, from an elevation of approximately 3137’ at the ditch to the subdivision high 
point at approximately 3390’ at the southeast corner of the property. Preliminary Plat 

2. Areas of wetland or riparian resources have not been identified on the property. 
Subdivision Application, Page 12 – 13 

3. The subdivision is not located adjacent to public lands. Property south and southeast 
of the subdivision has been placed in conservation easement. Public access to the 
conservation lands has not been granted. The contiguous area in conservation 
easement is estimated at approximately 278 acres. Property Information System 

4. The area in conservation easement follows the north boundary of the Bitterroot River 
corridor, an area with valuable riparian resources and avian habitat.  Property 
Information System; FVAS, 4/29/20 

5. Vegetation on the property can be classified based on the two distinct topographic 
profiles of the subdivision. The vegetation on the flat area of the property consists of 
hay and grasses for grazing. The vegetation on the slopes of McCauley Butte 
consists of native grasses, shrubs and conifer trees. Subdivision Application, Page 
13; Property Information System 

6. The vegetation in the flat areas is largely disturbed from its native state resulting 
from the historical and current agricultural use. The slopes of McCauley Butte can be 
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considered largely undisturbed with the exception of the residential dwelling that 
currently exists. Existing Conditions; Subdivision Application, Page 13 

7. McCauley Butte includes a large conservation easement, is within an open space 
cornerstone, and is also within the Clark Fork River – Grass Valley Important Bird 
Area. Property Information System; Open Space Plan, 2019; Audubon, 2020 

8. Cornerstones broadly represent areas with high open space value. Cornerstones 
may contain both developed and undeveloped land. Land with high open space 
value may also exist outside of cornerstones. Each cornerstone contains a unique 
combination of resources and open space values that make lands in that 
cornerstone a priority for protection. Open Space Plan, 2019 

9. The Clark Fork River – Grass Valley IBA encompasses about 35 km of river corridor 
and adjacent uplands between Missoula and Huson. The site supports a high 
diversity of birds, including species of conservation priority. Audubon, 2020 

10. The Clark Fork River-Grass Valley IBA is classified as having continental 
significance based on species of conservation concern that utilize the available 
habitat. Audubon, 2020 

11. Five Valleys Audubon Society provided an update from their previous McCauley 
Meadows Subdivision review. They confirmed an updated understanding of  
migration patterns upon studying birds at the Line Ranch in southeast Missoula. 
FVAS, 4/29/20 

12. Five Valleys Audubon confirmed that 6000 individual birds representing 30 bird 
species were recorded at the Line Ranch site. An estimated 1300 individual birds 
representing 21 species likely used the area as stopover habitat. Calls indicated 
birds descending from migration altitude, using the area as stopover habitat. FVAS, 
4/29/20 

13. McCauley Butte lies along the Bitterroot River and Missoula Valley migration 
corridor. Five Valleys Audubon notes that the butte contains stopover habitat for 
migrating birds. FVAS, 4/29/20 

14. Evidence that the butte functions as stopover habitat includes migratory bird use on 
the adjacent Knife River ponds. During the past four years, 210 bird species have 
been observed by birders. Many birds observed are those that would likely use 
stopover habitat on McCauley Butte. FVAS, 4/29/20 

15. Migrating birds have the opportunity to “stopover” on the butte, including the area 
within the subdivision. Habitat includes overstory trees. Grasslands, conifer edges, 
and open space can all play a part. FVAS, 4/29/20 

16. Five Valleys Audubon commented that homes and related development on the slope 
of McCauley Butte would obviously eliminate wildlife habitat, shifting avian use away 
from the area. They noted that homes on Lots 12, 13 and 14 would be sited on the 
areas with gentler slopes on those lots, leaving steeper areas preserved as No Build 
Zones above. Lots 10 and 11 do not offer that opportunity, as buildable areas on 
those lots are near the southern lot boundaries. FVAS, 4/29/20  

17. Missoula County Subdivision Regulations Section 3.7.11 requires a revegetation 
plan for disturbed sites. Section 3.7.12.3 requires the replanting of disturbed areas 
no later than the first growing season after the ground disturbance to prevent erosion 
and weed invasion and notification to future owners.  

18. A revegetation plan for the subdivision has been provided to account for subdivision 
related disturbance following development. Revegetation Plan  
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19. Weeds have been identified on the property along Humble Road. A weed 
management plan would be necessary to identify conditions, recommend abatement 
methods and ensure ongoing management of noxious weeds by the developer, 
association and homeowners at the appropriate times. Subdivision Application, Page 
13 

20. Wildlife species using the area have been identified as white-tail deer, skunks, 
squirrels, racoons and a variety of native birds. Subdivision Application, Page 15 

21. The applicant indicates that there are no known historic, paleontological, 
archaeological, or culture sites or structures located within or near the subdivision. 
Subdivision Application, Page 11 

Subdivision Design and the Environment 
22. Five lots are proposed on steeper, lesser disturbed portions of the property. This 

requires construction of a new access road, and disturbance consistent with home 
construction in a steeper environment. 

23. The proposal for 14 lots on 28.3 acres is a density of about 1 home per 2 acres. 
Significant subdivision redesign to minimize adverse impacts to the natural 
environment, wildlife, and wildlife habitat could occur while allowing for comparable 
density. 

Conclusions of Law: 
1. Impacts to the natural environment, specifically the native vegetation and habitat on 

the slopes of McCauley Butte, will be significant and lasting with the proposed 
disturbance related to subdivision improvements. Mitigation of the impacts to the 
natural environment and native vegetation would require significant changes to 
subdivision design and development restrictions that would require re-review.  

 
EFFECTS ON PUBLIC HEALTH AND SAFETY 
Findings of Fact: 
1. The subdivision does not contain any FEMA Floodplain. Property Information 

System 
2. The Missoula Rural Fire District serves the property. The Missoula County Sheriff’s 

Department provides law enforcement services. Subdivision Application, Page 22 
3. Individual wells, an irrigation ditch and a community wastewater treatment facility 

system will serve the lots. Water and Sanitation Report 
4. The Missoula Irrigation District ditch runs through the property. The ditch is 

controlled and contained within a cement channel. Property Information System. 
5. Significant areas of slopes greater than 25% have been mapped along the slopes of 

McCauley Butte within the subdivision. These slopes have been shown on the 
preliminary plat as no-build zones. Preliminary Plat; Slope Analysis 

6. Subdivision related infrastructure is proposed to be installed in these areas. The no-
build restriction would be required on the final plat and apply to permanent 
structures. A condition would require the areas to be identified in bearings and 
distances on the plat if the subdivision were to be approved. Subdivision Regulations 
Section 3.1.2.3.B.  

7. The adjacent subdivision to the east, Rangitsch Addition No. 4, establishes a no-
build/no-excavation zone located just south of the irrigation ditch on the slopes of 
McCauley Butte. Property Information System 
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Radon 
8. The covenants contain a section on radon that confirms Missoula County as having 

high radon potential. In accordance with recommendations from the City-County 
Health Department, all new construction is recommended to incorporate radon 
resistant construction features, rather than passive radon mitigation systems. 
Covenants; City-County Health Department, 4/20/20 

Air Quality 
9. The subject property is in the Air Stagnation Zone. Property Information System 
Conclusions of Law: 
1. No adverse impacts to public health and safety could be confirmed. 

 
C. COMPLIANCE 
This subdivision complies with: 
1. Survey Requirements 
Findings of Fact: 
1. The Seal of a Professional Land Surveyor or Engineer is required on all final plats, 

which states that the subdivision complies with Part 4 of §76-3, M.C.A.  
Conclusions of Law: 
1. This proposal meets the survey requirements. 
 
2. Subdivision Regulations 
Findings of Fact: 
1. Subdivisions are required to comply with the local subdivision regulations provided 

for in Part 5 of §76-3, M.C.A. 
Conclusions of Law: 
1. The developer has submitted a plat which does not comply with the requirements of 

the local subdivision regulations regarding mitigation of adverse impacts. 
 
3. Review Procedure and Notice of Appeal Process 
Findings of Fact: 
1. Subdivisions are required to comply with the local subdivision review procedure 

provided for in Chapter 5 of the Missoula County Subdivision Regulations. 
2. The original application was amended on July 17, 2020, and declared sufficient for 

governing body review on August 13, 2020. 
3. Local government timelines, including governing body review, have been suspended 

as of March 12, 2020, by a directive issued on March 24, 2020. 
4. In addition to posting two signs on the subject property at the public access roads 

notifying viewers of the public hearing schedule, a legal ad was published in the 
Missoulian on September 13, 2020 and September 20, 2020 and notice of the public 
hearings was sent by certified mail to the notice recipients on September 11, 2020 
per Missoula County Subdivision Regulations Section 5.7.11.  

5. A decision of the governing body denying or approving a proposed subdivision may 
be appealed to the District Court within thirty calendar days from the date of the 
written decision. The application shall specify the grounds upon which the appeal is 
made.  An appeal may be made by the subdivider, a contiguous landowner, an 
owner of land within Missoula County who can establish a likelihood of material 
injury to property or its material value, or the Missoula County Board of County 
Commissioners.  In order to file an appeal, the plaintiff must be aggrieved by the 
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decision, demonstrating that a specific personal and legal interest, as opposed to a 
general interest, has been or is likely to be specifically and injuriously affected by the 
decision. 

Conclusions of Law: 
1. This subdivision plat proposal has followed the necessary application procedure and 

has been reviewed within the procedures provided in Chapter 5. 
 
D. PROVISION OF EASEMENTS FOR UTILITIES 
Findings of Fact: 
1. The plat indicates utility easements within the subdivision that are combined within 

public and private access easements. Preliminary Plat 
2. A utility easement crosses the eastern side of the common area and continues 

southward to Ponderosa Lane. An additional utility easement is located along the 
eastern boundary of Lot 8, and continues along the common boundary between Lots 
7 and 8. A utility easement is shown along the western subdivision boundary. 
Preliminary Plat 

3. An irrigation easement has been provided which follows the entire length of the 
Missoula Irrigation District ditch. Preliminary Plat  

4. The proposed subdivision will be served by Northwestern Energy, and Spectrum or 
wireless telephone providers. Other service providers are typical of the Missoula 
urban area. Subdivision Application, Page 20 

Conclusions of Law: 
1. The proposal meets requirements for utility easements.   
2. Utility services will be available to this subdivision. 
 
E. PROVISION OF LEGAL AND PHYSICAL ACCESS 
Findings of Fact: 
1. Physical and legal access will be provided to the subdivision directly from Ringo 

Drive and Ponderosa Lane. Preliminary Plat 
2. Lot 7 is proposed to be served by a driveway within a 24’ wide private access and 

public utility easement. Preliminary Plat 
Conclusions of Law: 
1. The proposal meets physical and legal access requirements. 
 
 
V. RECOMMENDED MOTION 
 
That the McCauley Meadows Subdivision be denied based on the findings of fact in the 
staff report.  
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A. Project History Form 
B. Public comment received prior to Planning Board 
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ATTACHMENT A 
PROJECT HISTORY FORM 

 
Project: McCauley Meadows Subdivision 
Applicant: Tai Tam, LLC 
Representative: Professional Consultants, Inc. 
 

 Dates 
Scoping/Pre-application 
Meeting Pre-Application:  6/19/2019 

Element 
Submitted 
2/21/2020 
4/6/2020 

Certified? 
2/28/2020 (N) 
4/13/2020 (Y) 

Sufficiency 
Submitted 
4/13/2020 
*7/23/2020 

Certified? 
5/4/2020 (N) 
8/13/2020 (Y) 

Submitted Received 
9/14/2020 

Accepted 
9/14/2020 

60-Day 
Deadline 
11/9/2020 

Extension Granted N/A 

Planning Board 10/6/2020 

BCC 11/5/2020 

Public Notice 
APOs Sent 
9/11/2020 
 

Newspaper 
9/13/2020 
9/20/2020 

Posted 
9/11/2020 

Plat Approval Expiration Date N/A 
 
 
 

*Followed amendment of the application 
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ATTACHMENT B 
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