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MEMORANDUM 
 
To:   Missoula City Council 
 
From:  Dave DeGrandpre, Planning Supervisor 
 
Copy: Jim Nugent, City Attorney 

 
City of Missoula staff members Eran Pehan, Mary McCrea, Emily Gluckin, Aaron 
Wilson, Neil Miner, Jeremy Keene, Troy Monroe, and Kevin Slovarp 

 
 Nate Tollefson, Tollefson Properties, LLC 
  

Kody Swartz, Spencer Woith, and Matt Hammerstein, Woith Engineering 
 
Date:  February 26, 2021 
 
Subject: Mcnett Flats annexation, zoning, and subdivision 
 
 
This memorandum is intended to address questions and issues discussed during the Land Use & 
Planning Committee meeting on Wednesday, February 24, 2021 regarding the Mcnett Flats 
annexation, zoning, and subdivision applications. This memorandum is also intended to provide a 
reminder of procedural steps to be taken during the City Council meeting on Monday, March 1st. 
 
Development Agreement 
Development agreements are typically voluntary and stipulate the rights, obligations, mutual 
agreements, and enforcement mechanisms for a developer and the City of Missoula for a unique 
development project.  Each side gives something of value in exchange for something else of value. 
Goals for a potential development agreement discussed at the LUP meeting include graduated 
development ranging from smaller scale residential development near the 44 Ranch and Flynn 
Ranch subdivisions leading to larger scale or more intensive development at the north end of the 
property; usable parkland, and a mixture of future land uses.  Tollefson Properties, LLC has not 
offered to place limitations or assurances on the property in addition to the standard municipal 
zoning, subdivision, and public works standards.  If Council chooses to require a development 
agreement as a condition of annexation, it will be necessary to develop specific findings of fact in 
support of this requirement and to provide guidance as to what the agreement must contain. 
 
Lot 6 Property Line Setback 
Staff has confirmed that under the Title 20 zoning ordinance, a 20-foot property line setback 
applies to the entire southern boundary of Lot 6 adjacent to the 44 Ranch Subdivision. 
 
Phased Annexation or Subdivision 
The developer has not proposed this as a phased subdivision and instead would record the final 
plat and create all 7 lots at one time, after meeting the required conditions of subdivision approval.  
Theoretically the developer could have proposed to annex only a portion of the 20-acre property, 
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but typically local government officials find it beneficial to see the larger development plan including 
locations and specifications for streets, sidewalks, lots, parks and trails, development covenants, 
and other items.  To annex and subdivide only a portion of this property would require denial or 
withdrawal of the application and a new submittal of a phased development application. 
 
Parks and Trails 
Based on the total area planned to be subdivided into lots, the parkland dedication requirement is 
3.07 acres. City staff has recommended a combination of parkland (including a segment of the 
planned Tipperary Way Trail) and cash in lieu of parkland as detailed in condition #22.  At the LUP 
meeting, several Councilors requested the subdivision also include usable parkland area, at least 
on the lots east of George Elmer Drive.  
 
Working with Infrastructure & Mobility Program Manager Aaron Wilson, Parks and Trails 
Design/Development Manager Neil Miner sketched a concept of parkland that included a longer 
segment of trail that would extend from Remington Drive, cross George Elmer Drive, and include 
park area on Lots 2 and 3 (concept plan attached). If a crossing of George Elmer Drive is 
necessary, staff recommends rectangular rapid-flashing beacons be required at the crossing to 
alert motorists and enhance pedestrian and bicycle safety.  Development Services staff provided 
the concept plan to Woith Engineering and asked that they provide a proposal to address 
Councilor comments prior to the March 1st meeting.  
 
Subdivision Application Extension 
The statutory 60 working-day review period expires on Wednesday, March 3.  The developer 
would have to agree to any requested extension of the review period as per Montana Code 
Annotated 76-3-609(2)(b). 
 
Procedure 
There are several review process steps and motions detailed in the staff report: 
 

1. Annexation and zoning.  
2. Subdivision variance requests.  Please note the Planning Board recommended Variance 

Request #3 not include Abby Lane, and instead that Abby Lane be designed with separated 
/ protected bike lanes within an 80-foot right-of-way instead of the requested 64 feet.  At the 
LUP meeting Aaron Wilson suggested the separated bike lanes might not be necessary if a 
trail extend from Remington Drive to the Tipperary Way Trail, which would support the 
variance request. 

3. Subdivision application and conditions.  
 
Please see the staff report for recommended motions. 
    
     
 
 
 
 
 
 
 
 
 
 
 
  



EB

EB

DY

H

DY

H

GVS

S

S S

S

S

WV

WV

WV
WV

WV
WV

WV

WV

WV
WV

WV

WV

WV

WV
WV

WV

WV
WV

WV
WV

WV

WV

WV

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

S

S S S S S S S S S S S S

SSSSS

S
D

S
D

S
D

SD SD SD SD SD SD SD

S
D

OHP OHP OHP
OHP OHP

OHP OHP OHP
OHP OHP OHP

S

S

W

W

W

W

W W W W W W W W W W
W W W W W W

W

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P
O

H
P

O
H

P

G G G G G G G G G G G G

G G G

O

O

O

O

OOOOOOOOOOOOOOOOOO

O O O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O
O

O

O

E
E E E

IRR

3155

3
1

5
1

3
1

5
2

3
1

5
3

3154

3
1

5
1

3
1

5
2

3
1

5
3

3
1

5
4

3
1

5
6

3
1

5
7

3156

3
1

5
5

3
1

5
3

3
1

5
4

3156

S87°30'54"E, 1298.98'

S
0

3
°
1

8
'4

3
"

W
, 

6
3

2
.0

9
'

N87°25'41"W, 626.73'

N
0

3
°
2

9
'5

7
"

E
, 

6
7

6
.9

6
'

163.72'

64.01'

382.44'

80.02'

608.78'

8
3

.0
4

'

6
4

.0
0

'

3
7

2
.0

1
'

6
4

.0
0

'

9
3

.9
0

'

606.94'

60.22'

382.46'

64.02'
167.63'

2
9

9
.8

6
'

6
4

.0
0

'

2
6

8
.2

3
'

S
0

3
°
3

9
'1

3
"

W
, 

2
8

4
.3

5
'

N87°00'03"W, 329.44'

N
0

3
°
3

9
'1

3
"

E
, 

1
2

8
.0

7
'

N87°00'03"W, 166.77'

S
0

3
°
3

9
'1

3
"

W
, 

2
9

7
.8

9
'

N87°00'03"W, 346.78'

N
0

3
°
3

9
'1

3
"

E
, 

2
8

4
.5

5
'

N87°00'03"W, 152.28'

N
0

3
°
3

9
'1

3
"

E
, 

2
9

8
.1

7
'

N
0

3
°
3

9
'1

3
"

E
, 

2
8

8
.8

3
'

S87°00'03"E, 152.96'

N
0

3
°
3

9
'1

3
"

E
, 

2
8

4
.2

7
'

S87°00'03"E, 346.99'

S
0

3
°
3

9
'1

3
"

W
, 

2
8

9
.2

3
'

S87°00'03"E, 167.18'

N
0

3
°
3

9
'1

3
"

E
, 

1
2

9
.9

5
'

S87°00'03"E, 329.20'

S
0

3
°
3

9
'1

3
"

W
, 

2
8

4
.5

6
'

S87°00'03"E, 167.33'

S
0

3
°
3

9
'1

3
"

W
, 

3
4

6
.0

2
'

N87°00'03"W, 166.62'

R
=

7
7

.0
0

'

R=13.00'

R
=

7

7

.0
0

'

R=13.00'

R=12.00'

R=12.00'

R=22.50'

R=22.50'

R=22.50'

R=22.50'

R=13.00'

R=13.00'
R=13.00'

R=13.00'

N87°37'16"W, 674.33'

PROPOSED CURB

PROPOSED ASPHALT ROAD

PROPOSED SIDEWALK/CONCRETE

PROPOSED LANDSCAPING

0 50

IN FEET

100

D
E

S
C

R
IP

T
IO

N
D

A
T

E

S
U

P
P

L
E

M
E

N
T

A
L

-L
A

Y
O

U
T

.D
W

G
 P

L
O

T
T

E
D

 B
Y

:W
E

I-
M

S
L

A
2

 O
N

 O
c

t
/

1
3

/
2

0
2

0

2 OF 2

M
C

N
E

T
T

 F
L

A
T

S

P
R

E
L

IM
IN

A
R

Y
 -
 S

E
C

O
N

D
 S

U
F

F
IC

IE
N

C
Y

 R
E

V
IE

W

J
O

B
 #

:

D
R

A
W

N
:

D
E

S
IG

N
:

Q
A

:

D
A

T
E

:

1
9

3
1

C
R

H

M
H

/
A

H

K
T

S

1
0

/
1

3
/

2
0

2
0

P
R

O
P

O
S

E
D

 S
IT

E
 L

A
Y

O
U

T

M
IS

S
O

U
L

A
M

O
N

T
A

N
A

#

C
O

P
Y

R
IG

H
T

 ©
 W

O
IT

H
 E

N
G

IN
E

E
R

IN
G

, 
IN

C
.,

 2
0

2
0

THE C
O

TTAGES A
T F

LYNN R
ANCH

TO
W

NHO
M

ES

FLYNN R
ANCH,

PHASE 1

LOT 8A

LOT 8B

FLYNN R
ANCH,

PHASE 2

44 R
ANCH,

PHASES 1
 A

ND 2

LOT 9

LOT

9

LOT

38

LOT

39

LOT

40

LOT

41

LOT

42

LOT

43

LOT

44

LOT

45

LOT

46

LOT

47

LOT

48

CO
S 3

176

TRACT 9

CO
S 2

976

TRACT D

CO
S 3

176

TRACT 6

80'

PUBLIC R/W

PIUS WAY
(54' EXISTING PUBLIC R/W)

O
L

D
 R

A
N

C
H

 R
O

A
D

(
6

0
' 

P
U

B
L

IC
 R

/
W

)

G
E

O
R

G
E

 E
L

M
E

R
 D

R
IV

E
(
8

0
' 

R
IG

H
T

-O
F

-W
A

Y
)

CO
S 3

176

TRACT 7

64'

PUBLIC R/W

64'

PUBLIC R/W

64'

PUBLIC R/W

64'

PUBLIC R/W

1

132706 SF

7

66878 SF

2

118014 SF 3

51295 SF

4

50104 SF

5

116267 SF

6

136007 SF

S03°29'11"W,

44.54'

19.79'

legend

G
E

O
R

G
E

 E
L

M
E

R
 D

R
IV

E

O
L

D
 R

A
N

C
H

 R
O

A
D

REMINGTON DRIVE

WINCHESTER DRIVE

ABBY LANE

W
OI

TH
 E

NG
IN

EE
RI

NG
,  

IN
C.

EN
GI

NE
ER

S 
& 

SU
RV

EY
OR

S
40

5 
3R

D
 S

TR
E

E
T 

N
W

, S
U

IT
E

 2
06

 Ÿ 
G

R
E

A
T 

FA
LL

S
, M

T 
59

40
4

 Ÿ 
40

6-
76

1-
19

55
38

60
 O

'L
E

A
R

Y
 S

TR
E

E
T,

 S
U

IT
E

 A
 Ÿ 

M
IS

S
O

U
LA

, M
T 

59
80

8
 Ÿ 

40
6-

20
3-

95
65

 Ÿ 
W

W
W

.W
O

IT
H

E
N

G
.C

O
M

 Ÿ

MinerN
Length Measurement
4 ft

MinerN
Callout
7' min boulevard

MinerN
Length Measurement
12 ft

MinerN
PolyLine

MinerN
Area Measurement
6,520 sf

MinerN
Area Measurement
2 sf

MinerN
Area Measurement
11,318 sf

MinerN
Area Measurement
15,386 sf

MinerN
Area Measurement
6,688 sf

MinerN
Area Measurement
23,491 sf

MinerN
Length Measurement
60 ft

MinerN
Ellipse

MinerN
Ellipse

MinerN
Area Measurement
19,142 sf

MinerN
Length Measurement
61 ft

MinerN
Text Box
13% of lot 2 area = 15,341 sf as parkland dedication  (Courtyard/activity area)

MinerN
Text Box
13% of lot 3 area = 6,668 sf as parkland dedication  (Courtyard/activity area)

MinerN
Callout
RRFB Crossing

MinerN
Text Box
Total dedicated Parkland as shown is 1.75 acres.  Rest would be Cash-in-lieu.  




