ROOM A | 130 6TH STREET WEST PHONE (406) 892-4391
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

AGENDA
REGULAR PLANNING BOARD AND ZONING COMMISSION
TUESDAY, FEBRUARY 14, 2023 BEGINNING AT 6:30 PM
COLUMBIA FALLS JUNIOR HIGH SCHOOL - 1805 TALBOT

CALL TO ORDER AND ROLL CALL

APPROVAL OF MINUTES:
1.  Approval of Regular Meeting Minutes - January 10, 2023

VISITOR OR PUBLIC COMMENT: (An opportunity for the Public to comment on any items not on tonight’s
agenda)
PUBLIC HEARINGS AND ACTION:

2. Notice of Public Hearings - RH2 LLC PUD and Twin Peaks et al Zone Change and PUD in
Columbia Falls Planning/Zoning Jurisdiction:

The Columbia Falls City-County Planning Board will hold public hearings for the following items at
their regular meeting on Tuesday, February 14, 2023 at 6:30 p.m. at the Cafetorium in the
Columbia Falls Junior High School, 1805 Talbot Road, Columbia Falls, Montana. The Columbia
Falls City Council will hold a subsequent hearing on March 20, 2023 starting at 7:00 p.m. in the
same location.

FIRST HEARING:

Request to amend an approved Planned Unit Development in the Columbia Falls Zoning
Jurisdiction:

The RH2 LLC is requesting an amendment to a previously approved Planned Unit Development
overlay for the property located at 812 4th Ave West which is at the corner of 8th Street West
and 4th Ave West. The original PUD allows nine residential units and three commercial spaces
in two buildings on the half acre parcel. The amendment would replace the three commercial
units with three residential units for a total of twelve residential units. The three story buildings
will meet the setback and height standards of the CB-2 (General Business) zoning district as well
as providing 24 off-street parking spaces. The property is described as Assessors’ Tract 8AA
(Parcel B of COS 12484) in the SW1/4 of Section 8, Township 30 North, Range 20 West, P.M.M.,
Flathead County.

A. Adopt Staff Report CPUD-23-01 as Findings of Fact
B. Recommend Approval of PUD with Conditions to City Council




SECOND HEARING:

A Zone Change Request from CSAG-5 and CSAG-10 to CR-4 in the Columbia Falls Zoning
Jurisdiction.

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and 500 River
Partners LLC are requesting a zone change for property located at 7030 Highway 2 East and 500
River Road in Columbia Falls. The properties are currently zoned CSAG-5 and CSAG-10
(Suburban Agricultural) with a 5 and 10 acre minimum lot size. The proposed zoning is a CR-4
(Urban Residential) zoning. The two properties total approximately 22.5 acres and are located
just east of the bridge over the Flathead River. The properties are described as Parcel 1 of COS
16981 (Assessor’s Tract 3FB) and Tract 1 of COS 16958 (Assessor’s Tract 3F) of Section 16,
Township 30 North, Range 20 West, P.M.M., Flathead County.

Request for a Planned Unit Development in the Columbia Falls Zoning Jurisdiction:

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and River
Partners LLC are requesting a Planned Unit Development in the Columbia Falls Zoning
Jurisdiction, the urban scale development is located at 7030 Highway 2 East and 500 River Road
in Columbia Falls and is described as Parcel 1 of COS 16981 (Assessor’s Tract 3FB) and Tract 1 of
COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30 North, Range 20 West, P.M.M,,
Flathead County. The project consists of 180 residential units (99 single family attached units
and 81 apartment units. The gross density of project is 7.9 units per acre. The applicant is
proposing 12.21 acres (55%) of the site as park and open space. With the project, the applicants
are proposing to extend Columbia Falls Water and Sewer service to the site. Other than the
clustering of density and the density bonus provided by the PUD regulations, the applicant is
not requesting any deviations.

A. Adopt Staff Report CZC-23-01 as Findings of Fact

B. Recommend Approval of Zone Change to City Council

C. Adopt Staff Report CPUD-23-02 as Findings of Fact

D. Recommend Approval of PUD, with Conditions, to City Council

ADJOURNMENT

Next Regular Planning Board Meeting — March 14, 2023
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CITY OF COLUMBIA FALLS

PLANNING BOARD AND ZONING COMISSION MEETING MINUTES
HELD JANUARY 10, 2023

REGULAR MEETING - 630 PM.

Chairman Vukonich called Meeting to order at 6:31 PM

PRESENT: Vukonich, Nelson, Smith, Byrd-Rinck, Lundgren, Shepard, Kavanagh, Singer
ABSENT: Duffy

Also present: City Manager Susan Nicosia, Contract Planner Eric Mulcahy, City Attorney Justin Breck, City Attorney
Stephanie Breck, Police Chief Clint Peters and Public Works Clerk Caleb Sobczak

APPROVAL OF MINUTES:

Approval of December 13", 2022 Regular Meeting Minutes

Motion made by Shepard to approve the December 13™, 2022 minutes as presented, Seconded by Lundgren and the
motion carried.

VISITOR OR PUBLIC COMMENT: (An opportunity for the Public to comment on any items not on tonight’s agenda)

Frank Leftwich, 245 Klein Lane, Columbia Falls. Board Member of the Columbia Falls Rural Water Resources Fund.
Leftwich believes commercial entities are compromising the Flathead Valley aquifer, and is concerned that regulations
by DNRC in Helena were not followed when people were given water rights in the Flathead Valley. Leftwich wants the
Planning Board to know that they have concerns in the Flathead Valley on planned developments tapping into the
aquifer. Leftwich asks for the proper vetting process with these planned developments and to take their concerns into
consideration.

Clarence Taber, 24 Taber Lane, Columbia Falls, said there is a group starting the process of getting rid of the Zoning
Donut around Columbia Falls and going back to a County Planning Board because they feel they have no representation.

PUBLIC HEARINGS AND ACTION:

Request for a Planned Unit Development (PUD) for the River Highlands Development:

James Barnett, on behalf of River Highlands LLC, is requesting a Planned Unit Development in the
Columbia Falls Zoning Jurisdiction called River Highlands. The property is located at 264, 316, 378, & 494
River Road in Columbia Falls and is described as Lots 1, 2, & 3 of Loeffler Ridge Subdivision and Assessor’s
Tracts 7 Band 7BB (Tracts 1 and 3 of COS 14045) in Section 16, Township 20 North, Range 20 West,
P.M.M.,, Flathead County. The project consists of 83 detached single-family homes; 98 attached single
family townhomes, 162 apartment units. The total unit count is 343 units on 49.1 acres gross for a density
of 6.9 units per acre. The applicant is proposing 19.55 acres (40%) of the site as park and open space. With
the project, the applicant is proposing to move River Road further east on Highway 2 and, if supported by
MDOT, the applicant would install a traffic signal at Highway 2 and River Road. The applicant is not
requesting any deviations other than the clustering of density and the density bonus provided by the PUD
regulations.

Request for Preliminary Plat approval of the River Highlands Subdivision in the Columbia Falls Zoning
Jurisdiction:

James Barnett, on behalf of River Highlands LLC, is requesting preliminary plat approval for property
located at 264, 316, 378, & 494 River Road in Columbia Falls further described as Lots 1, 2, & 3 of Loeffler
Ridge Subdivision and Assessor’s Tracts 7 B and 7BB (Tracts 1 and 3 of COS 14045) in Section 16, Township
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20 North, Range 20 West, P.M.M., Flathead County. The applicant will subdivide the property to create 21
lots (17 residential and 4 open space lots). The subdivision will extend Municipal water and sewer services
along with reconstructing River Road and incorporating a detached pedestrian path. The new roads within
the project will be public and privately maintained but all open to the public. The proposed subdivision is
part of a PUD application for River Highlands.

Contract Planner Eric Mulchy presented Staff Report CPUD-22-04: Request for a Planned Unit Development (PUD) for
the River Highlands Development going through all Findings and the 19 Conditions. Mulcahy also presented Staff Report
CPP-22-04: Request for Preliminary Plat approval of the River Highlands Subdivision in the Columbia Falls Zoning
Jurisdiction going through all Findings and the 22 Conditions. Mulchy noted that no variances were asked for. Staff
Report presentation ended at 7:05 PM and questions from the Board were fielded.

Lundgren asked if the City of Columbia Falls is capable of assuming the responsibility for the infrastructure once it is
completed. Mulcahy answered in the affirmative, it has been reviewed by the Public Works Department and the City’s
Consulting Engineer.

Vukonich inquired about the traffic study and southbound traffic as it was not reflected in the TIS. Mulcahy replied that
in the traffic study it was shown the traffic disperses primarily to the north, with 10% going to the south.

Shepard asked how long Fish, Wildlife and Parks did their study. Mulcahy replied they did not specify the length of their
study in the letter.

Vukonich inquired on setbacks of the river and if that setback is measured from the high-water mark? Mulcahy replied
that generally it is the average of high water, it is not flood height and it is not the lowest point.

Smith asked if in 2008 this proposal was for 151 units? It is his understanding the water and sewer running under the
river will be paid for by the applicant and then the City would take over and annex the area? Mulcahy answered yes.
Smith then asked could these new homes be vacation rentals? Mulcahy replied everywhere in the City and County can
apply for a conditional use permit for a vacation rental. The Planning Board can request that the developer not allow
short term rentals.

Kavanagh asked if Staff can expand on present water and sewer capacity. Nicosia said the City is working with HDR
Engineering on the bioreactor expansion. The City has the capacity and has planned to increase the capacity of the
wastewater treatment plant. Federal dollars have allowed the City to not borrow funds for this project. In regards to
water, the City has completed a third well that has greatly increased capacity and the water rights encompasses the
entire planning jurisdiction, including this area. Kavanagh asked if the City has had a conversation with MDT regarding a
signal at this location. Mulcahy answered that MDT sent a comment letter saying that this development is being
reviewed by their System Impact Action Process. It has not been completely reviewed yet so they specifically did not
elaborate on the improvements proposed. Kavanagh inquired about the timeframe for the evaluation? Mulcahy said
generally it is a 6-8 month process.

Shepard asked how does this project’s density compare to other projects of similar in size in the Valley? Mulcahy
answered Kalispell has a project they are reviewing that is 400 units on 20 acres and another project that is roughly 230
units on 40 acres. This is not completely out of scale with what is being proposed in Kalispell. The County does not see
projects of this magnitude since they do not have water and sewer systems. Whitefish has not approved any big projects
in quite some time, the last one big one was Pheasant Run and it was pushing 12 units an acre said Mulcahy.

Singer asked where the water sewer capacity number is coming from. Nicosia said it is coming from HDR Engineering.
Singer then asked if it is based on per unit that will be built and how many people live in the units? Nicosia answered
there is a DEQ formula on capacity and the City has a permit based on flow of over % a million gallons per day. Singer
asked how much can the City handle? Nicosia said that the permit is based on average daily flow. DEQ’s formula is based
on households, taking everything and converting it to an equivalent dwelling unit.

Kavanagh inquired if the intention is to plat the entire development in a single plat or multiple? Mulcahy answered that
there would be multiple plats. The first phase would be infrastructure and the multifamily units, then the subsequent
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phases would be portions of the outer ring of the development. Kavanagh asked in order to change phases in the future
would they would have to come back and amend the PUD? Mulcahy said they can change the order of phasing and ask
for an extension of time without coming back, but should they want to change the makeup of the development they
would be required to go through the Public Hearing process again.

Vukonich inquired on page 21 of the packet, item number 3. It refers to zoning complying with the Growth Policy. Noting
that this proposal is just under the maximum. Does compliance in that manner compel approval for the quantity of the
units? Does the Board have to approve it because it is under that number? Mulcahy answered you do not need to
approve the subdivision because it is under that number. The reason we have hearings is so the Planning Board and City
Council can weigh in on these proposals. Should there be other findings that constitute a reason for denial you can make
that decision.

Applicant presentation began at 7:27 PM. Mike Brodie, WGM Group, 431 1% Ave W, Kalispell is representing the
applicant. Mr. Brodie presented the applicants PowerPoint. The applicant scaled down the density and took away the
Zoning Map Amendment. The applicant took the public comments into consideration, making the proposal
predominantly single-family homes. They took the cottage cluster idea with smaller homes fronting on to a shared park
space, as well as townhomes with shared walls fronting onto something nice like a park. Apartment buildings were
scaled down to 18-unit buildings vs the previous 41-unit buildings. The applicant looked at Growth Policy weaknesses
and threats. The applicant stated this proposal works within the existing zoning and is not requesting any variances.
Short term rentals are not the intention of the developer or this application, and the applicant encourages the Board to
limit short term rentals. This proposal was compared to the housing supply need of the 2019 Growth Policy and will
provide 286 of the 300 units needed by 2025 and at full build, in 2027, will provide 343 units of the 635 units needed by
2030. The cost of a lot with utilities will be approximately $600,000 per acre, and a % acre lot, the minimum lot size
without a PUD, is about $150,000. The applicant will reduce the lot size, with a PUD, to .08 of an acre at a cost of about
$50,000. Main variables are cost of the structure and the cost of the land. The goal of the applicant is to “produce a
single-family residence that will be less expensive than anything on the market.” The proposal provides a linear park
element allowing them to preserve the open space; the project has many pocket neighborhoods and will dedicate
parkland to the City of Columbia Falls. No river front homes are proposed. The only structures within the 300-foot river
setback are 6 townhomes by the jog in the property line and they are proposing a network of pocket parks along the
east side of River Road. Mr. Brodie said in addressing Ms. Singers question about sewer capacity, typically it is calculated
at approximately 100 gallons per day per person and a typical household is 2.5 people. In this case it is (2.5 x343)x100.
Brodie said he spoke with Morrison Maierle and met with HDR regarding the capacity of the treatment plant and there is
a high level of confidence that there is capacity, especially with the upgrade. He wanted to point out that they will be
willing to hang the water and sewer lines from the bridge if that what the Board decided was best. Mr. Brodie passed
around a piece of pipe that is of the same type that will be placed under the river. It is a little over % inch thick and is air
tested before they put it through the machine to install under the river. Once the pipe is in they do high pressure tests
to determine if it is working properly. An in depth scour analysis is done before boring to make sure the river will not
impact it. It is not an uncommon practice to bore under the river when there is development on both sides. Stormwater
would be subject to City and DEQ treatment requirements. A majority of open space will be planted with native/drought
tolerant plants to reduce irrigation and fertilizer and the treatment ponds are designed to be landscape features.

Mr. Brodie wanted to explain the level of service in the traffic study, a grade of F is a 70 second wait time and a level of
service grade Cis a 23 second wait time. They looked at a signal warrant analysis for this development and the 4 hour
traffic volume and the crash volume are relevant. Crash volume is 5 crashes a year and less than 50% of this
development will trigger the hour traffic volume. They looked at getting the signal before meeting volume warrants but
MDT would need to review it more and the first phase would trigger the volume warrants. There is a maintenance cost
with running a lift station but running the city service line under the river would require little maintenance said Brodie.
Brodie stated that the Community benefits of this project are housing availability, parkland, lower price single family
options, pedestrian path extension and improve safety with a traffic signal. Presentation ended and questions were
fielded from the Planning Board.
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Nelson said last summer there was 10 donated lots to the Northwest MT Community Land Trust, now on page 81 it
shows a donation lot. Mr. Brodie said the donation lot is a park. Applicant is still in discussions with the Community Land
Trust and does intend to pursue it.

Singer asked if the rentals will not be short-term? Brodie answered that is the intention. Singer then asked will there be
CC&Rs for this development? Brodie said there is draft CC&R’s included in the application. Mulcahy said the Board can
condition that short term rentals not be permitted in the development and that note would be placed on the plat. Singer
inquired if the pipe that was presented is the same pipe that would be attached to the bridge if it is not put under the
river? Brodie said he was unsure at this point as it would require more engineering and design review. Singer inquired on
apartment monthly rent? Brodie answered they do not know what the market will be once completed. Singer inquired
when it is all built out will the developer sell? Brodie thinks that there is an intention to sell at least some of the lots, but
market conditions will dictate what will happen.

Kavanagh asked Mr. Brodie if he would elaborate on how this is accommodating the character of the neighborhood as
opposed to something of an entirely different character. Brodie said they have reduced size to keep it congruent with
the neighborhood. Keeping open space around the outside, the roads are not on property lines and excess soil material
can be mounded to block sight and make it have a more rural feel. Kavanagh wondered if the townhomes have garages?
Brodie said the townhomes and single-family homes will have garages. They tried to cluster the multi-family towards the
center and away from the edges with additional parking lots to keep the cars above the two per unit. Kavanagh asked
about the traffic going to the south, was there an analysis on the intersection of River Road and Columbia Falls Stage?
Brodie answered they did not look at that intersection but they can. Kavanagh then inquired about the preliminary
engineering and having adequate pressure? Brodie said there is a chance they may have to reduce pressure.

Vukonich asked about the number of apartment units compared to the single-family units and how that weighed in with
your redesign? Brodie answered that Mr. Barnett is an apartment developer but it was called out in the last meeting
that this area is predominantly single family so they reduced the multifamily.

Shepard said if this fails tonight at what point, number wise, do you not offer providing City water and sewer to this
development? Brodie answered that it would be similar to the Benches subdivision, so maybe 40 or 50 units on this
property with drain fields.

Chairman Vukonich called a recess at 8:08 PM.
Chairman Vukonich called the meeting back to order at 8:20 PM.

Public Comment opened at 8:21 PM.

Mark Reiten, 380 Kokanee Bend Drive, Columbia Falls. Said he believes that most of the traffic will not go north and will
use Columbia Falls Stage Road. Mr. Reiten is concerned about a herd of approximately 80 elk on Rogers Road that
migrate through this area. He believes the density is not appropriate for this particular property. This project does not fit
the personality of Columbia Falls said Reiten.

Clare Reese, 4123 Columbia Falls Stage, Columbia Falls. Said she is concerned about the traffic on Columbia Falls Stage
and River Road. There are only two entrances and exits to this development which could create a bottleneck. She is also
concerned about evacuation through these two exits if there is a fire.

Clarence Taber, 24 Taber Lane, Columbia Falls. Said he wants to live in the country, do not bring the city to us. Mr. Taber
said that the proposed development is on a property with Native American artifacts and should be protected as a
Cultural Heritage Site.

Fred Haas, 4188 Columbia Falls Stage, Columbia Falls, said there has been comparison of this development to the rest of
the County but this area is not the rest of the County. He does not want to see this development when driving to Glacier
National Park.
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Matthew Padgett, 220 Larch Ridge, Columbia Falls, said the average family size is 3.15 and 2.5 cars per family so you
could potentially see an increase of population of 1080 people and potentially add 857 cars to highways and roads. Mr.
Padgett questions if the City infrastructure can support this project.

Keigh Smiley, 2950 Columbia Falls Stage, Columbia Falls, also has concerns about the traffic. The current intersection of
River Road and Highway 2 has F grade and with the traffic light it will go up to a C grade, he believes we should be
attaining a higher grade. Smiley said that they should be looking at 2 signals in this proposal, one for the development
and one for River Road. Smiley is also concerned about adding a lift station on the west side of the river and the noise it
could produce.

Kristi Sell-Gullufsen, 2995 Columbia Falls Stage, Columbia Falls, said she is concerned about the traffic and speed limit on
Columbia Falls Stage.

Tom Countryman, 1009 3 Ave E, Columbia Falls. Said the developer talks about firefighters and teachers but he has yet
to see a Columbia Falls resident able to afford a $500,000 house. Countryman said the pipe has an expiration date and
when it fails the tax payers will have to replace it.

Courtney Stone, 225 Rogers Road, Columbia Falls, believes the increase in people will essentially form a new town
outside of the City of Columbia Falls. She believes the density is still too high. Stone says that it is fair to look at short-
term rental vacancy as well and all the housing that is servicing visitors and not teachers and firefighters.

Samantha Towery, 711 3" Ave E, Columbia Falls; said she does not believe that the proposition complies with the
Growth Policy. She stated the developer recognizes that to be affordable; housing should cost 30% or less than the
household income. Then the Developer references median family income in the Flathead Valley which is slightly more
than $80,000 a year and according to these figures, affordable housing would be a $2000 a month. She believes average
home price for this development would need to be less than $385,000 to be affordable. The developer does not have
the interest of this community in mind said Towery.

Deborah Fleming, 24 Diane Road, Columbia Falls, is opposed to this development. Her main concern is the negative
impacts of the water and sewer pipelines under the river. She stated the river changes course most of the year and
according to this pipe size, when it is damaged 50 gallons per minute will flow into the river, causing loss of aquatic life
and loss of tourist dollars. She believes the City services need to be improved soon and that tax payers will be forced to
pay for infrastructure improvements.

Jackie Demongin, 4250 Columbia Falls Stage, Columbia Falls, said she is challenging conditions #4 and #12 on the PUD.
#4 regards congestion of the streets. She believes an increase from an F to a C at the intersection is not a great
improvement. She has met with Flathead Roads and Bridges looking for solutions. #12 regards the character of the
neighborhood and she believes the area does not reflect urban development. Demongin said 100% of the homes around
her are farms or single-family homes. She asked the developer if he would consider letting the citizens of Flathead
County buy the property back so it can donated to Flathead Land Trust.

Shirley Folkwein, 285 Shooting Star Drive, Columbia Falls. Is representing the Upper Flathead Neighborhood Association
and they have attempted an objective review of this proposal. Their conclusion is that this is not sensible development
especially for the east side of the Flathead River. They urge the Planning Board to take a hard look at far reaching
impacts on this fragile low land along the river. Folkwein said the property is zoned for limited multifamily and primarily
single family. In this proposal they have 53% single family and 47% multifamily. She believes that on page 15 of the
Growth Policy under natural resources it contains language that precludes a development of such high density on this
property. The extension of services is not a benefit to the neighborhood and the City should stop at the river said
Folkwein. The City of Columbia Falls housing approvals since July of 2021 include a minimum of 180 units which does not
include another 180 units in the Highline Apartments, and 103 units proposed in Tamarack Meadows, senior housing in
the old Junior High and long-term housing in the new hotel on Highway 2. Folkwein believes affordable housing figures
provided are for the entire county, the median income for Columbia Falls is $48,000.
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Christopher Kay, 587 Red Hawk Lane, Columbia Falls, said he got his numbers from the United States Census Bureau.
Columbia Falls median household income is $56,000 per year from 2017-2021. Per capita for the last 12 months is
$29,000. He challenges the definition of affordable housing with the average rental being $1900-$2200. Kay inquired
about the contingency plan for recovery when infrastructure fails? Kay said jobs build communities and we are not
providing them in this community.

Debbie Evans, 1206 2" Ave W, Columbia Falls. Said she believes the Planning Board should put a cap on vacation rentals
for this development. She saw that on the internet there are over 250 houses for sale in Columbia Falls. Evans is also
concerned with traffic and believes the City infrastructure cannot handle the population growth.

Locke Ballard, 107 River Butte Drive, Columbia Falls. Believes this development is a cancer on the land and the zoning is
not cast in stone and can be changed.

Dawn Lorenzen, 2730 Middle Road, Columbia Falls. Stated before approving any high density development the Planning
Board must think critically and clearly on the personality it wants to project and protect. Don’t make decisions that are
monetarily beneficial in the short term said Lorenzen.

Charles Lorenzen, 2730 Middle Road, Columbia Falls. Said he is opposed to this development. Projects like this require
long term maintenance, deep pockets, tax assessment districts and HOA's to make it better for them. He believes
Badrock Fire is going to take care of the development and they are small volunteer Fire Department. Lorenzen spoke on
traffic concerns, City services and added taxes.

Vicki Brown, 385 Badrock Drive, Columbia Falls, said she feels there is more concern for accommodating new residents
than concern for the quality of life of current residents. Brown questions city infrastructure accommodating the
population increase. Brown believes the character of community would be negatively affected due to increased traffic,
decreased wildlife on River Road and sewage under the Flathead River.

DJ Zor, 372 Badrock Drive, Columbia Falls. Zor is speaking on behalf of MT Chapter of Backcountry Hunters and Anglers.
He encourages the City to think long-term and big picture. Zor said the upmost importance is the local environment, the
Flathead River and current residents being forced to absorb the external cost of the development. Zor believes running
sewer pipes under the Flathead River is risky and could cause impacts to water quality and damage to fisheries. Zor
stated the only successful sewage boring under tail water rivers is controlled by a dam. Fixing a leak would cost millions
of dollars that the citizens will potentially have to bear.

Kathleen Melee, 612 3™ Ave W, Columbia Falls, is opposed to this development. Melee said in her opinion we do not
have the resources for this development. According to the American Community Service, the US Census Bureau, the
Social Security Administration and the Library of Congress, the per-capita income of Columbia Falls is $27,612 per
household with a population of 5621. She questions how we will afford litigation brought on us by the DNRC, tribes or
water rights if the developer is allowed to run services under the river and what happens when things go wrong?

Elenore Smiley, 2950 Columbia Falls Stage, Columbia Falls, believes the school system does not need more students as
there are not enough teachers or classrooms. She notes that a C is not the grade she strives for in school and a C is not
good enough.

Lee Shamp, 150 Red Barn Road, Columbia Falls. Mr. Shamp is concerned with infrastructure and how it will be
addressed.

Evon Druyvestein, 4196 Columbia Falls Stage, Columbia Falls. Druyvestein said she used to be able to get patients in
within 24 hours but now she cannot. In her opinion the current Columbia Falls infrastructure cannot support this
development. Druyvestein said she received a letter from the city to keep her sidewalks clean and the city road adjacent
to her business had not been plowed in days.

James Druyvestein, 4196 Columbia Falls Stage, Columbia Falls. Said the developer obviously listened to public comment
by reducing unit numbers but this development but still does not address the major concerns of the community. #2 and
#6 of the PUD are still a concern and have been poorly addressed. Druyvestein stated in his opinion boring or putting the
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sewer under the bridge is not the answer. Maintenance will be required, who will perform it and pay for it as well as
who is responsible for damage? Druyvestein noticed some City streets are not being plowed. He believes the requested
zone does not comply with the growth policy and that multifamily is not in limited quantities. Druyvestein said the
survey on the direction of growth in 2018 and 2019 said that 45% of people surveyed wanted expansion to the west,
18% to the north and 18% to the east.

Phillip Matson, 1125 Raven Lane, Columbia Falls, stated he has family ties to Salish-Kootenai Tribes and is opposed to
this development. The artifacts on the property have not be exhumed or studied which should make this a hard no said
Matson. He believes this development will make more wildlife traffic in town without that migratory corridor. Matson is
concerned about the wetlands adjacent to the proposed stoplight as well as the aquifer.

Glenn Wehe, 267 Rogers Road, Columbia Falls, said he is opposed to this development. He said there will be increased
light and noise pollution with this development. He also said that the landowners in the immediate area have shallow
wells, and he has yet to see any geological index summaries or hydrological surveys. He believes liquification from this
development will affect their wells. He has not seen the elk for 2 years, western meadowlarks do not nest there
anymore and the gray owls are gone.

Chelsea Hawser, 630 12t St W, Columbia Falls, believes this development is not affordable housing. She said that the
deer are in town because their habitat by the river has been destroyed.

Lucy Yeats, 315 Shooting Star Drive, Columbia Falls, is opposed to this development. She said the Growth Policy is not a
regulatory document and is more of a general concept. She believes that the development does not belong here. She
took issue with the math on page 6 of WGMs narrative and says only 17% of the total acres is multifamily and 23% is
single family. She said from the headwaters of the Flathead River all the way to Flathead Lake there is not one area close
to the river that has multifamily dwellings with this kind of density. She also saw the video on the Cities website, it is a
10-minute-long video that no longer reflects Columbia Falls.

Ruth Clawson, 355 Rogers Road, Columbia Falls, is concerned with the impact this development will have on wildlife. She
believes having 3 story dwellings next to her hay field does not fit the character of the current neighborhood. She
believes there will be trespassing on her property. She spoke to a fishing guide who said the river is changing daily
because it is a freestone, free flowing river and is less than ideal for City services under the river.

Mayre Flowers, 135 Main Street, Kalispell, represents Citizens for a Better Flathead. Flowers believes the questions and
public comment highlights is not enough information to make a sound decision tonight. It is required under State Law to
provide a 15-day notice for a Public Hearing. She said the public is guaranteed the right to have the information and
believes it was not available until 3 days before the hearing. The City should not close the public hearing in order to give
the Planning Board, Staff and the public more time to review. The City should be providing more information on the
Extension of Service Plan that was last done in 2001. The movement of River Road was called for in the 2008 proposal
for safety and infrastructure. Flowers stated the PUD application needs to be looked at as an illegal application.

Patty Timlick, 54 Middle View Trail, Columbia Falls, is opposed to this development and hopes the Planning Board will
listen to the public and vote no.

Tom Pullen, 819 12t St W, Columbia Falls. He believes his community is losing its character. Pullen said we do not have
to be like some other towns in the valley and he would like to see this mitigated.

Kelly Toman, 2805 Middle Road, Columbia Falls, said he has seen developments come into the city and go bankrupt then
the City had to take over. The South Hilltop apartments are privately owned and the rent is very high. Toman read the
posts in the police blotter happen on Martha Rd. and believes the area is neglected by the City. Toman is concerned this
development could easily turn into an issue without proper policing. Toman also inquired about the current City water
usage.

Susan Wheeler, 170 River Road, Columbia Falls, inquired about the lack of the developer attendance as she has spent
hours of her time attending meetings.
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With no further comments Chairman Vukonich closed Public Comments at 10:01 PM

Chairman Vukonich called a recess 10:01 PM.
Chairman Vukonich called the meeting back to order at 10:08 PM.

Motion made by Nelson to accept Staff Report CPUD-22-04 as Findings of Fact. Seconded by Singer.
Chairman Vukonich asked the Board for discussion at 10:10 PM.

Nelson stated his biggest concern is traffic and density. Running the lines under the river is the least of his concerns, as it
has been done before.

Singer said she has concerns about traffic. In her opinion we need the traffic light before anything. She is concerned
about the fact that after phase 1 if the developer will continue to do the rest of the phases? She said that the schools are
crowded, teachers are in a shortage and it is a huge issue. She believes that no short-term rentals allowed should be put
in the CC&Rs. There are several other developments with infrastructure issues and she does not know how the City will
handle this quantity of people in a short amount of time.

Nelson inquired if the HOA can stipulate that there are no short-term rentals in the development? Mulcahy replied
placing the note of no short-term rentals on the plat will allow it to be enforced by the City. The developer can also add
it to the CC&Rs.

Kavanagh said he too has concerns on traffic. He would also like to know the numbers for the capacity to serve with
sewer and water. He said the intersection of River Road and Columbia Falls Stage Road was never intended to be a
through intersection but now it operates as just that. An increase would warrant an investigation before they move
forward. There are a number of questions still unanswered and he would like to see an additional study namely on
capacity and traffic to the south. He is fully supportive of conditioning any approval on having the traffic light installed in
phase 1. They need to ensure that they are providing a neighborhood that will serve the residents well said Kavanagh.
He has not had an opportunity to dive into the shallow aquifer but there is merit for a study. Kavanagh believes the
Findings of Fact leaves questions that need to be addressed.

Vukonich said that City water and sewer would serve this community and there could be an impact on stormwater
running into the ground. He asked if there is anything from DEQ or a Hydrologist that explains to us what this project
would do to other offsite wells.

Mulcahy answered the way subdivisions work is there is a condition in every subdivision that makes it subject to DEQ
approval for water, sewer and stormwater. It is not reviewed at this stage and will be reviewed after a preliminary plat
approval and before final plat approval. The reason the Benches subdivision was testing neighboring wells was because
they developed their own water system. Contaminants were also reviewed for the Benches subdivision. To address
Kavanagh’s questions on traffic and capacity there is 2 ways to handle that. You can table this meeting to a date to
receive those numbers, you can condition those numbers or you could recommend denial until you get those numbers.
The Consulting Engineers have run the numbers on capacity and those can be provided by the City but the expanded
traffic data you are requesting is not available at this time and would have to come from the consultant.

Shepard stated this property will be developed whether it is done now, 2 years from now or 10 years. The density of the
project is a concern for him and he cannot fathom that many facilities on that piece of property.

Kavanagh wants to table this discussion until they receive more information, as it is his responsibility to obtain more
information on this project.

Sub motion made by Byrd-Rinck to table this agenda item until more information is presented, regarding transportation
to the south to include the Columbia Falls Stage intersection and to get a more complete picture of water and sewer
capacity. Seconded by Kavanagh. A roll call vote was performed. AYES: Nelson, Byrd-Rinck, Kavanagh, Singer. NOES:
Vukonich, Smith, Lundgren, Shepard ABSENT: Duffy. The motion failed with a tie vote.
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Vukonich stated there is still a motion to accept Staff Report CPUD-22-04 as Findings of Fact and it has been seconded. A
roll call vote was performed. AYES: None. NOES: Vukonich, Nelson, Smith, Byrd-Rinck, Lundgren, Shepard, Kavanagh.
ABSTAIN: Singer. ABSENT: Duffy. The motion failed.

Vukonich inquired if agenda item number 2 is now moot? Mulcahy asked the Board to elaborate on what findings they
are disagreeing with. Vukonich believes that the Growth Policy did not envision a project of this density and it does not
fit the character of the neighborhood.

Smith concurs with Vukonich and believes it is too dense.
Kavanagh believes the analysis and impacts of the transportation in the area was incomplete and insufficient.

Since the Staff Report on the CPUD failed the Subdivision application does not comply with the zoning requirements and
no voting is required.

Chairman Vukonich said the City Council will hear this proposal on January 30", 2023 at the Jr. High Cafetorium.
Board comments and discussion closed at 10:42 PM

Vukonich said some board members are concerned with projects of this nature and that the Board would like the
information as soon as possible. Nicosia replied the report was delivered 5 days before the hearing. Singer does not feel
that 5 days is enough time to read through a large packet. She needs the opportunity to review the application first and
then when the Staff Reports are complete can be given to the Board 5 days before the public hearing.

Next regular Planning Board Meeting will be on February 14", 2023.
Motion made by Nelson to adjourn. Seconded by Singer.

ADJOURNMENT - Meeting duly adjourned at 10:44 PM

Chairman

Attest:

Public Works Clerk
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NOTICE OF PUBLIC HEARINGS

The Columbia Falls City-County Planning Board will hold public hearings for the following
items at their regular meeting on Tuesday, February 14, 2023 at 6:30 p.m. at the Cafetorium in
the Columbia Falls Junior High School, 1805 Talbot Road, Columbia Falls, Montana. The
Columbia Falls City Council will hold a subsequent hearing on March 20, 2023 starting at 7:00
p.m. in the same location.

Request to amend an approved Planned Unit Development in the Columbia Falls
Zoning Jurisdiction:

The RH2 LLC is requesting an amendment to a previously approved Planned Unit
Development overlay for the property located at 812 4™ Ave West which is at the corner of
8" Street West and 4" Ave West. The original PUD allows nine residential units and three
commercial spaces in two buildings on the half acre parcel. The amendment would replace
the three commercial units with three residential units for a total of twelve residential units.
The three story buildings will meet the setback and height standards of the CB-2 (General
Business) zoning district as well as providing 24 off-street parking spaces. The property is
described as Assessors’ Tract 8AA (Parcel B of COS 12484) in the SW1/4 of Section 8§,
Township 30 North, Range 20 West, P.M.M., Flathead County.

A Zone Change Reguest from CSAG-5 and CSAG-10 to CR-4 in the Columbia Falls
Zoning Jurisdiction.

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
500 River Partners LLC are requesting a zone change for property located at 7030
Highway 2 East and 500 River Road in Columbia Falls. The properties are currently
zoned CSAG-5 and CSAG-10 (Suburban Agricultural) with a 5 and 10 acre minimum lot
size. The proposed zoning is a CR-4 (Urban Residential) zoning. The two properties total
approximately 22.5 acres and are located just east of the bridge over the Flathead River.
The properties are described as Parcel 1 of COS 16981 (Assessor’s Tract 3FB) and Tract 1
of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30 North, Range 20 West,
P.M.M., Flathead County.

Request for a Planned Unit Development in the Columbia Falls Zoning Jurisdiction:

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
River Partners LLC are requesting a Planned Unit Development in the Columbia Falls
Zoning Jurisdiction, the urban scale development is located at 7030 Highway 2 East and
500 River Road in Columbia Falls and is described as Parcel 1 of COS 16981 (Assessor’s
Tract 3FB) and Tract 1 of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30
North, Range 20 West, P.M.M., Flathead County. The project consists of 180 residential
units (99 single family attached units and 81 apartment units. The gross density of project
is 7.9 units per acre. The applicant is proposing 12.21 acres (55%) of the site as park and
open space. With the project, the applicants are proposing to extend Columbia Falls Water
and Sewer service to the site. Other than the clustering of density and the density bonus
provided by the PUD regulations, the applicant is not requesting any deviations.
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Persons are encouraged to submit written comments prior to the meeting. Written comment

carry the same weight as public testimony given during the hearing. Written comments may

Item No.2.

A2

sent to Columbia Falls City Hall, Attention: Barb Staaland, City Clerk, 130 6™ Street West,

Room A, Columbia Falls, MT 59912 or via email: staalandb@cityofcolumbiafalls.com. Writte

n

comments must include the commenter’s physical address. For more information on the
proposed Planned Unit Development, please call Eric Mulcahy, Columbia Falls City Planner at
755-6481. As these meetings are held at an alternate location, ZOOM virtual meeting is not

available for either meeting.

DATED this 25th day of January, 2023

Susan Nicosia
Susan Nicosia, City Manager/Planning & Zoning Administrator
COLUMBIA FALLS CITY-COUNTY PLANNING BOARD

Publish: Daily Interlake Sunday January 30, 2023
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ZONE CHANGE REQUEST

COLUMBIA FALLS AREA ZONING JURISDICTION
812 4™ AVE WEST PUD - PLANNED UNIT DEVELOPMENT
CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
Amendment to PUD 20-04
January 27, 2023

A report to the Columbia Falls City Council regarding a request for an amendment to the
approved Mixed Use Planned Unit Development overlay (CPUD 20-04) on property zoned CB-2.

BACKGROUND INFORMATION

A. PETITIONER/OWNER
RH2 LLC
Attn: Alvin M. Ruis
P.O. Box 2771
Columbia Falls, MT 59912

APPLICANT

Asher Smith

527 Nucleus Ave Unit B
Columbia Falls, MT 59912
(638) 579-4211
asmith@ruisconstruction.com

B. PETITIONER’S TECHNICAL ASSISTANCE

Alexa Dack or Jesse Hafen
Dahlin Group

5865 Owens Drive
Pleasanton, CA 94588

(925) 251-7200
Jesse.hafen@dahlingroup.com

C. LOCATION/DESCRIPTION
The property is located at 812 4th Avenue West in Columbia Falls and is currently a
vacant lot just north of the new Whitefish Credit Union. The site was previously
used as an upholstery shop. The property is described as Assessor’s Tract 8AA
(Parcel B of COS 12484), SW 1/4, Section 8, Township 30 North, Range 20 West,
P.M.M., Flathead County.

D. REQUEST

The applicant is requesting an amendment to an approved mixed use PUD. The
approved PUD proposed developing nine residential units and three commercial units.
The development consisted of two, three story buildings. The eastern building which
fronts 4th Ave West will have three commercial/office units on the main floor and three
two-story residential units on the second and third floor levels. The western building
will have three single-level residential units on the main floor and three two-story
residential units on the second and third floor levels. The development proposed 22 off-
street parking spaces. A deviation was allowed to allow on-street parking to meet some
of the parking requirements

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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The proposed amendment removed the mixed use element of the project and ins
would make all twelve units residential. Rather than stacked residential, one unit on
top of the other, the proposed dwellings are more of a townhome design with the three
story units being side by side. The project is proposing 24 parking spaces as required
by zoning code. The is no deviation to the parking standards

Note: The PUD standards require that the City Council determine that a parcel has
unique character in order to approve a PUD of less than two acres. In the previously
approved PUD, the Columbia Falls City Council found that the property met the unique
character definition.

Zoning Deviations requested with the PUD:

Parking (no longer applicable with amendment) — The original PUD required 25 off-
street parking spaces to comply with the Columbia Falls Zoning Ordinance. The
applicant requested and received a deviation for 22 off-street spaces as nine on-street
spaces would be provided with the reconstruction of 4th Avenue West.

The applicant is no longer requesting a deviation to the parking standards and will
provide two parking spaces per unit in compliance with the Columbia Falls Zoning
Regulations.

Residential Use — The underlying CB-2 zoning district is primarily reserved for
commercial uses of all types and very limited residential use. The PUD standards of the
Columbia Falls Zoning Regulations (18.348.030) in nonresidential zones allow for any

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
Page 2 of 9
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use that can be determined to be complementary and harmonious with the neighbo|

development.

In this instance, the commercially zoned property is adjacent to multi-family zoning
and use to the north and west. As well as commercial zoning and use to the south and
east and residential use to the east. The Growth Policy encourages multi-family use as
a buffer between commercial and single family use which is located further to the north
of the project.

REASON FOR REQUEST

The proposed PUD is in a transition zone. There are multi-family projects north and
west of the site along with commercial to the south and east and residential to the
east. The proposed amendment to the existing PUD would remove the three
commercial units proposed in the original project and replace them with three
residential units. The multi-family use is both compatible with the neighboring uses
but also easily walkable for future residents.

EXISTING LAND USE

Many years ago the property had an upholstery shop that was located in an old
house. The shop was removed about 12 or 14 years ago and the property has been
vacant ever since.

ADJACENT ZONING AND LAND USE:

North CRA-1 and CR-3 Multi-family residential

South CB-2 Commercial — Whitefish Credit Union
East CB-2 Residential, Office, & Restaurant
West  CRA-1 Multi-Family Residential

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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H. GROWTH POLICY DESIGNATION
The Growth Policy map shows the property is within the Commercial designation.

I. UTILITIES/SERVICES
The property is located inside the City limits of Columbia Falls.

Water Columbia Falls Municipal Water
Sewer Columbia Falls Municipal Sewer
Fire Protection Columbia Falls City Fire Department
Police Protection/ Columbia Falls City Police

Electricity Flathead Electric

J. LOT SIZE DETAILS

The subject property is a parcel of Tract land created by COS 12484. The property
measures approximately 125" by 192’ = 24,000 square feet or 0.55 acres. The CB-2
zoning district does not have a minimum lot size or maximum lot coverage, and
typically does not have setback requirements except when abutting residential zoned
properties. However since this project abuts residential zone property, the project will
comply with setbacks.

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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EVALUATION BASED ON STATUTORY CRITERIA

This request is reviewed pursuant to the criteria set forth in Section 76-2-304, M.C.A.; and as
stated by the Montana Supreme Court; Chapters 18.348, Planned Unit Development
Standards. The following findings are made:

1. Does the requested zone comply with the Growth Policy?

The Multi-family residential use and PUD comply with the Columbia Falls Growth
Policy.

The Columbia Falls Growth Policy provides the following:
Chapter 2 - Growth Management

e Policy 6 Encourage infill development where full public services are
available.

e Policy 10 Design and locate development to protect public health and safety;
insure adequate provision of service; fit the character of its surroundings; and
encourage the most appropriate use of the land. Community character shall
represent the following values identified by the community in the public input
process: scenic, small town ambience, outdoor lifestyle, western town,
historic/cultural assets, national park gateway, wildlife, walkable community,
winter sports.

Chapter 3 Land Use - Residential

e Goall An adequate supply and mix of housing options (in terms of cost,
location, type and design) to meet the needs of present and future residents.

e Policy 4.b Small high density residential districts are encouraged to be
dispersed throughout the urban area. These districts should be located
predominately near schools, buffering retail and business areas and adjacent to
major streets.

e Policy 4.g High density areas should be fully served by urban infrastructure
and service. This includes paved streets, curbs, sidewalks abutting residential
lots, boulevards, and public sewer and water.

Chapter 4 Land Use - Commercial

e Policy 1.b.  Utilize Planned Unit Developments as a tool to ensure that
commercial areas provide appropriate buffers to adjacent residential areas and
that all planned uses are compatible.

Central Business District (This is not in the traditional downtown but it is very

close):

e Policy 2a Work to promote redevelopment, revitalization of commercial
buildings in the downtown core.

e Policy 2d Reinforce and take advantage of downtowns strengths, including

its higher concentration of people, investment in buildings and infrastructure,
intricate mix of land wuse, historic and architectural character, pedestrian
orientation, and visitor attraction.

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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e Support mixed use projects in this area which blend traditional commercial Y

office and residential housing opportunities.
Chapter 7 Urban Design/Historic and Cultural Facilities

e Policy 3 Continue to encourage the design of new commercial and multi-
family developments to incorporate pedestrian access, well designed and
landscaped off-street parking, integrated signage and the screening of storage
areas and refuse collections areas.

The proposed PUD provides a conceptual architectural package. If the PUD is
approved, the applicant will engage an Architect to provide the detailed design and
construction package. This architectural design package will be reviewed for
compliance with the “Small Building” design standards found in Chapter 18.441 of the
Columbia Falls Zoning Ordinance.

Is the requested zone designed to lessen congestion in the streets?

The parcel is located in the downtown business district near Highway 2, an arterial,
and 4th Avenue West, a collector street, providing access to the Columbia Falls
Glacier Gateway Elementary School. There are high concentrations of people and
traffic and the transportation system is designed to handle the traffic.

Having a residential building within walking distance of grocery, restaurants, office,
and service businesses will reduce automobile congestion while potentially increasing
the use to downtown and Highway 2 businesses.

Intensive use is anticipated with the CB-2 zoning and the proposed multi-family
project should not have a negative impact on neighboring streets.

Will the requested zone secure safety from fire, panic, and other dangers?

The project was reviewed by the Columbia Falls Fire Chief at site review. Chief Weeks
reviewed the project for circulation, access, and hydrants locations. The Chief was
satisfied with the basic site plan but will review the final engineering plans for hydrant
location. Items such as the required sprinkling and hose connections will be reviewed
at the time of building plan review. The property has good access to the City streets.
The buildings will meet the City’s maximum height standards.

Will the requested change promote the health and general welfare?

The site is located well outside of any floodplains, wildland urban interface or other
hazards. The subject property is zoned CB-2 which anticipates dense development and
the project will connect to municipal sewer and water services.

Will the requested zone provide for adequate light and air?

The site is zoned CB-2 which is the “General Business District”. This zone has no
maximum lot coverage requirements and only requires a setback when abutting a
residential zone, meaning the north and west property boundaries in this instance.
However as this is a PUD it requires open space and in this transitional area between
commercial and residential the applicant is showing 32.8 percent of the lot in
landscaped area. The openness of the site plan helps this PUD blend with the
neighborhood. Given that the proposed PUD sits on the same block as the Whitefish
Credit Union, a Town Pump, a Multi Family 4-plex and some single family residences,
the proposed use will provide adequate light and air.

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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10.

11.

12.

Item No.2.

Will the requested zone prevent the overcrowding of land?

The property is zoned CB-2 (General Business) and this zoning designation anticipates
intensive commercial uses including: service stations, auto sales, offices, grocery stores,
bars and restaurants to name a few. The proposed residential use PUD consisting of
twelve residential units will not overcrowd the land.

Will the requested zone avoid undue concentration of people?

As stated previously the existing zoning anticipates large concentrations of people.
The infrastructure is available to address the commercial and residential use.

Will the requested zone facilitate the adequate provision of transportation, water,
sewerage, schools, parks and other public requirements?

The property is located along two city streets with a significant commercial and
multi-family presence. The property is a block away from the Glacier Gateway
Elementary School and 4th Ave West is considered a collector street within the City.
4th Avenue West is on the Urban Transportation priority list for a major street rebuild
in the City. The reconstruction of the street will include sidewalks from Highway 2
(9th Street) north to Railroad Street. Currently there are no sidewalks on 8th Street
West adjacent to the proposed project and the existing sidewalk on 4th Ave. is in poor
condition and must be replaced. Staff is recommending a condition to require six foot
sidewalks along both street frontages.

Does the requested zone give reasonable consideration to the peculiar suitability
of the property for particular uses?

The proposed PUD does give consideration to the CB-2 zoning as well as the CRA-1
(Residential apartment) zoning that is located just north and west of the subject
property. The PUD will transition from the commercial uses along Highway 2 and
the multifamily residential to the north.

Does the requested zone give reasonable consideration to the character of the
district?

The character of the neighborhood is a mix of commercial uses on the south half of
the block and east of 4th Avenue West and multi-family residential located north of
8th Street West and west of the subject property. The proposed PUD is a good
solution to the transition between commercial and residential. The proposed PUD
does give consideration to the neighborhood.

Will the new zoning affect property values?

The property is currently a vacant lot. The new construction will have a positive impact
on property values in the neighborhood.

Will the requested zone encourage the most appropriate use of the land
throughout the municipality?

The property is zoned CB-2 (General Business). Mixed use is encouraged in the
downtown area and although this in not in the historic downtown it is within easy
walking distance of Nucleus Avenue. The residential use facilitates walkable
communities by providing opportunity for people to walk or bike to work. This
specific property is located on a lot that transitions from commercial to high density
residential. The proposed development easily blends with the neighboring
commercial and residential uses.

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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SUMMARY Item No.2.

The PUD request conforms to the Columbia Falls City Growth Policy and the findings as
discussed above. The project will be fully served by Municipal services, City streets, and a
soon to be constructed sidewalk network. The requested mixed-use PUD is consistent with
the neighboring uses that are both commercial and multi-family residential.

RECOMMENDATION

Staff recommends Columbia Falls City-County Planning Board and Zoning Commission adopt
Staff Report #CPUD-23-01 as findings of fact and recommends approval of the PUD to the
Columbia Falls City Council subject to the following conditions:

1.

2.

The City Council approves a PUD in an area less than two acres.

The RH2 LLC PUD will allow the following deviation:
a. Strictly Residential Use.

The project shall be built in substantial compliance with the PUD Building and Site
Plans dated October 18, 2022 prepared by Dahlin Group.

The Columbia Falls Fire Chief shall approve the fire hydrant location.

Landscaping and landscaping features will generally follow the PUD plan with the
understanding that the PUD plan is not a detailed Landscaping Plan. The applicants
shall provide the City Manager a detailed Landscape plan. The landscape plan shall be
approved and the landscaping installed prior to the issuance of an occupancy permit.
If, due to weather, the landscaping cannot be completed prior to occupancy, the
applicant may enter into a developer’s agreement with the City of Columbia Falls and
provide security (bond or letter of credit) in the amount of 125% of the landscape
improvements. The security amount will be determined by actual bid or licensed
engineer. The developer’s agreement will not be for longer than six months.

The applicant shall construct a six foot wide detached sidewalk along the 4th Avenue
West and 8t Street West frontages along with curb and gutter.

The applicant shall submit an engineered and stamped drainage plan to the Columbia
Falls Public Works for review and approval prior to issuance of a building permit. Said
plan shall also include snow storage.

The developer will produce a sign plan that is compliant with the zoning regulations.
Future sign permits will be reviewed subject to City Zoning Regulations.

The applicant detailed architectural building plans will be reviewed by the Planning
Office for compliance with the “Small Building Standards” prior to obtaining a
Building Permit.

10.The applicant will construct a site obscuring fence with gates around the dumpster

site. The refuse screening shall be included with the building permit plans.

11.The lighting details will be reviewed at the building permit stage to insure that they

comply with the 18-foot height standards and that all lighting has full cut off and/or
opaque shields.

12.All conditions of the PUD shall be complied with prior to the issuance of the occupancy

permit or otherwise addressed as provided for in this PUD.

13. Safety fencing will be installed during construction.

CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01
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Item No.2.

Planning Department

130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

N

APPLICATION FOR PLANNED UNIT DEVELOPMENT (PUD?g; = a 1“1‘1'
wcC D d
Project Name: _4THAND 8TH AVE - COLUMBIA FALLS Q\(& “ﬁ&h\_\b

Name of Applicant: ASHER SMITH

Mallmg Address: 527 NUCLEUS AVE UNIT B (.g‘p\ \ -
City/State/Zip: COLUMBIA FALLS / MONTANA / 59912 Phone: ©36.579.4211 »

Name and address of owner if different than applicant:
Name: MICKRUIS

Mail Address: SAME AS ABOVE

City/State/Zip: Phone:
Technical Assistance: ALEXA DACK OR JESSE HAFEN - DAHLIN GROUP

ol sl dlpessse 5865 OWENS DRIVE
City/State/Zip: PLEASANTON / CA / 94588 Phone: 925.251.7200
If there are others who should be notified during the review process, please list those.

Check One:
Initial PUD Proposal

X | Amendment to an existing PUD

Property Address: 812 4TH AVE WEST; COLUMBIA FALLS, MT 59912

Total Area of Property:

Legal description including section, township, range: i ibed as Assessor's Tract 8AA
(Parcel B of COS 12484), SW 1/4, Section 8, Township 30 North, Range 20 West,P.M.M., Flathead County.

The present zoning of the above property is: CPUD/CB-2

Please provide the following information in a narrative format with supporting drawings or
other format as needed:

1) An overall description of the goals and objectives for the development of the
project.

2) In cases where the development will be executed in increments, a schedule showing
the time within phases will be completed.

3) The extent to which the plan departs from zoning and subdivision regulations
including but not limited to density, setbacks and use, and the reasons why such
departures are or are not deemed to be in the public interest;

4) The nature and extent of the common open space in the project and the provisions
for maintenance and conservation of the common open space; and the adequacy of
the amount and function of the open space in terms of land use, densities and
dwelling types proposed in the plan;

10/2020
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5) The manner in which services will be provided such as water, sewer, storm water
management, schools, roads, traffic management, pedestrian access, recreational
facilities and other applicable services and utilities;

6) The relationship, beneficial or adverse, of the planned unit development project
upon the neighborhood in which it is proposed to be established;

7) How the plan provides reasonable consideration to the character of the
neighborhood and the peculiar suitability of the property for the proposed use;

8) Where there are more intensive uses or incompatible uses planned within the
project or on the project boundaries, how will the impacts of those uses be
mitigated;

9) How the development will further the goals, policies and objectives of the
Columbia Falls Growth Policy;

10) Include site plans, drawings and schematics with supporting narratives where
needed that include the following information:

Total acreage and present zoning classifications;

Zoning classification of all adjoining properties;

Density in dwelling units per gross acre;

TLocation, size height and number of stories for buildings and uses proposed
for buildings;

Layout and dimensions of streets, parking areas, pedestrian walkways and
surfacing;

Vehicle, emergency and pedestrian access, traffic circulation and control;
Location, size, height, color and materials of signs;

Location and height of fencing and/or screening

Location and type of landscaping

Focation and type of open space and common areas;

Proposed maintenance of common areas and open space;

Property boundary locations and setback lines;

. Special design standards, materials and/or colors;

Proposed schedule of completions and phasing of the development, if
applicable;

Covenants, conditions and restrictions;

Any other information that may be deemed relevant and appropriate to
allow for adequate review.

e o

Sg-FT RS 0

° o

If the PUD involves the division of land for the purpose of conveyance, a preliminary plat
shall be prepared in accordance with the requirements of the subdivision regulations.

Please note that the approved final plan, together with the conditions and restrictions
imposed, shall constitute the zoning for the district. No building permit shall be issued for
any structure within the district unless such structure conforms to the provisions of the
approved plan.

10/2020
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The signing of this application signifies that the aforementioned information is true and
correct and grants approval for the City of Columbia Falls staff to be present on the
property for roygine monitoring and inspection during review process.

12.14.2022

Item No.2.

Applicant Signatire Date

Application Process

A. Pre-application meeting:
A discussion with the planning director or designated member of staff must precede
filing of this application. Among topics to be discussed are: Growth Policy
compatibility with the application, compatibility of proposed zone change with
surrounding zoning classifications, and the application procedure.
B. Complete Application Form
C. Application fee per schedule, made payable to City of Columbia Falls.
PUD Zoning Review:
SEE FEE SHEET
D. A bona fide legal description of the subject property and a map showing the location
and boundaries of the property.
E. A list of the names and mailing addresses of all property owners within 150 feet of the
subject property as shown on the Assessor’s roll. Public streets and right of ways are not
included in the 150 feet.

Please consult with the City of Columbia Falls Planning Office for submittal dates and
dates for the planning board meeting at which it will be heard in order that requirements of
state statutes and the zoning regulations may be filled. The application must be accepted
as complete 45 days prior to the scheduled planning board meeting.

10/2020
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DAHLIN

October 18, 2022

City of Columbia Falls

Planning and Zoning Department
130 61 St West

Columbia Falls, MT 59912

Item No.2.

RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Falls

To whom it may concern:

On behalf of Ruis Construction, please find attached an application for the modification of
CPUD-20-04 at 812 4t Avenue West, Columbia Falls. The application includes the following:

1) PUD Summary
2) COS Exhibit
3) Surrounding Zoning Exhibit, and

4) Plan Set

Please do not hesitate to reach out if there are any questions.

Pl

Alexa Dack , AIA
Senior Associate/Architect

Sincerely,

5865 Owens Drive +1-925-251-7200
Pleasanton, California 94588 USA +1-925-251-7201 fax

WWW.DAHLINGROUPR.COM
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1)

2)

3)

4)

City of Columbia Falls — Planning and Zoning Departmept

RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Fal
October 18, 203

Item No.2.

Page 2 of 5

PUD Summary:

An overall description of the goal and objective for the development of the project.

The objective of this modification is to provide additional high-quality housing on the compact .55-
acre site. As noted in the original PUD, the site is near existing multi-unit residential properties
and commercial uses. The proposed PUD modification substitutes the three commercial/office
units for three residential units, keeping the same total of twelve units on the site. Additionally,
the two buildings, still 3-stories each, have been reoriented to front toward 8" Street West, with a
central drive aisle running east to west for service access through the site and access to the units’
private garages. The northern building provides five alley loaded townhome units, and the
southern building provides seven front loaded townhome units. The overall number of units is
consistent with the twelve total units, three commercial/office and nine residential units, in the
approved PUD. 24 parking spaces are provided onsite — two more than in the initial PUD; the
northern building has two private garage spaces per unit, and the southern building has one
private garage space and one exterior space per unit. The street perimeter of the site still allows
for the additional spaces adjacent to the proposed buildings. Building heights and setbacks will
still comply with the CB-2 zoning district.

In cases where the development will be executed in increments, a schedule showing the
time within phases will be completed.

At this time, the project is not intended to be phased. The construction of both the northern and
southern buildings is anticipated to occur simultaneously.

The extent to which the plan departs from zoning and subdivision regulations including
but not limited to density, setbacks and use, and the reasons why such departures are or
are not deemed to be in the public interest;

The modified PUD remains consistent with the maximum height of 45’ for the CB-2 zoning
designation, with proposed maximum heights at +/-40’. The setbacks remain consistent with the
CB-2 zoning designation, with greater than required side and front setbacks provided. The front
setback now provides 25’ from 4" Avenue West rather than the required 15’, the side setback to
the north provides 6" and the side setback to the south provides 10’ rather than the required 5’,
and the rear setback provides the required 15’. The current site density is 21.8% with the twelve
units as proposed on the .55-acre site. While this density is higher than the original PUD, as
three of the units were initially commercial/office use, the modified PUD maintains the same
number of units proposed on the site. Additionally, 2 extra parking stalls have been provided
onsite as part of the modified PUD, and 17 of the 24 stalls provided are private garage parking.
The modified PUD meets the requirement of 2 parking spaces per dwelling unit for multifamily
dwellings. Parking is also provided in accordance with the standard 9°x20’ vehicle space
dimensions except for 2 apron parking spaces that are 19’ in length. These 2 spaces have been
identified on sheet A3 and equate to 8% of the parking as compact, which is within the 20% range
allowed.

The nature and extent of the common open space in the project and the provisions for
maintenance and conservation of the common open space; and the adequacy of the
amount and function of the open space in terms of land use, densities and dwelling types
proposed in the plan;

The extent of the open space has been illustrated in the plan set on the architectural site plan,
sheet A2. The two buildings cover approximately 36% of the site, the remaining 64% is provided
as open space. Each residential unit has a covered entry porch for private open space, and the
south building has rear patios in addition to the covered entry porches. A portion of the common
open space will be dedicated to on-site storm drainage retention, as shown on the civil sheets
included. The remainder of the open space, outside of the drive aisle, will be designed as
passive green space with landscape selections appropriate to the area. Currently, the landscape
representation is schematic in nature. Detailed landscape plans will be submitted at a future date
within the PUD lifespan by a qualified landscape architect. Care has been taken to maintain the

DAHLIN ARCHITECTURE | PLANNING | INTERIORS
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5)

6)

7)

8)

9)

City of Columbia Falls — Planning and Zoning Departmept

RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Fal
October 18, 203

Item No.2.

Page 3 of 5

existing mature trees along 4" Avenue West and 8™ Street West in the proposed modification.
Ruis Property Management will be handling all scheduled maintenance and upkeep.

The manner in which services will be provided such as water, sewer, storm water
management, schools, roads, traffic management, pedestrian access, recreational
facilities and other applicable services and utilities;

For utility information, please see civil plans provided. An existing sidewalk is provided at the
property along 4" Street West. The modified PUD still intends to include the extension of the City
sidewalk to the west boundary of the property. The project is within walking and biking distance
of both Glacier Gateway Elementary School and Columbia Falls High School. With the extension
of the City sidewalk to the West, pedestrian access to the site is available via perimeter
sidewalks. The site is just across the street form Pinewood Park, with the City aquatic facility,
and is one block away from the track and community facilities at Glacier Gateway to the north.

The relationship, beneficial or adverse, of the planned unit development project upon the
neighborhood in which it is proposed to be established;

The property is bordered by commercial to the south, residential to the north and west, and both
residential and commercial to the east. A fully residential use as proposed for the modified PUD
would be a benefit to the neighborhood with more housing available in close proximity to Glacier
Gateway Elementary School, Columbia Falls High School, Pinewood Park — which includes the

City aquatic facility, and track and community facilities at Glacier Gateway to the north.

How the plan provides reasonable consideration to the character of the neighborhood and
the peculiar suitability of the property for the proposed use;

As noted in the original PUD, the surrounding residential units include multi-family attached units
to the west and north of the site. To the west, exists a four-plex residential building with a 6’
fence along much of the east property boundary bordering the site. Two four-plex residential
buildings are sited to the north across 8" Street West. Directly to the south is the Whitefish Credit
Union business, and it is separated from the site by a 6’ high fence. Buildings to the east include
Tien’s Restaurant, Breck Office Building, and two single-family residences across 4" Avenue
West. As the site is predominantly surrounded by residential uses, the PUD modification to
provide three residential units in place of the three commercial/office use units is in harmony with
the surrounding neighborhood. Additionally, the character of the neighborhood has been taken
into consideration for the architectural design in form, massing, color, and materials proposed as
part of this PUD modification.

Where there are more intensive uses or incompatible uses planned within the project or on
the project boundaries, how will the impacts of those uses be mitigated;

The land use proposed on the property remains compatible with the surrounding context. It
enhances the neighborhood by bringing more housing to a valuable site that is located in close
proximity to education, commercial services, and recreational facilities.

How the development will further the goals, policies, and objectives of the Columbia Falls
Growth Policy;

The modified PUD remains consistent and compatible with the following goals, policies, and
objectives of the 2019 Columbia Falls Growth Policy including, but not limited to, the following:

1. Natural Resources — Policy 2 — Encourage infill, clustering, and other compact development
patterns to lessen impacts on sensitive lands (pg.17)

2. Natural Resources — Policy 9 — New commercial and industrial development and residential
subdivisions should be accessible by paved roadways to protect air quality (pg.18)

3. Growth Management — Goal 3 — Orderly growth and efficient use of space consistent with
fiscal soundness, environmental conservation, and community vitality. (pg. 21)

4. Growth Management — Policy 6 — Encourage infill development where full public services are
available by pointing and educating developers to sites within the planning jurisdiction. Use
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City of Columbia Falls — Planning and Zoning Departmept

RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Fal
October 18, 204 'tem No.2.

Page 4 of 5

the Planned Unit Development standards for infill projects because these standards provide
the flexibility to enhance infill projects. (pg.22)

5. Land Use — Residential Housing — Goal 1 — An adequate supply and mix of housing options
(in terms of cost, location, type and design) to meet the needs of present and future
residents. (pg.25)

6. Land Use — Residential Housing — Goal 2 — Residential development that does not
excessively burden the local government and is adequately served by public facilities and
services. (pg.25)

7. Land Use - Residential Housing — Policy 4 — Multi-family Residential:

a. Multifamily residential areas, as shown on the growth policy map have typical
densities of eight to twenty dwellings per gross acre, as may be appropriate to the
site.

b. Small high-density residential districts are encouraged to be dispersed throughout the
urban area. These districts should be located predominately near schools, buffering
retail and business areas and adjacent to major streets.

c. Multi-family housing developments should be designed to fit compatible within larger
single-family neighborhoods.

d. Townhouses area encouraged to be a primary housing type in these areas.
Additional common housing types include low-rise apartments, duplexes,
manufactured home parks, and upper floors of mixed use buildings.

e. Intransitional areas zoned for multi-family residential use but developed primarily as
single-family houses, conversion of existing houses to offices is encouraged, in order
to maintain investment in the existing building stock and ease the land use transition.

f.  Multi-family residential areas should be within close proximity to small parks or
common open spaces. When parks are not immediately available or are under sized,
projects should contribute to the development of neighborhood parks and open
space.

g. High density areas should be fully served by urban infrastructure and services. This
includes paved streets, curbs, sidewalks abutting all residential lots, boulevards and
public sewer and water.

h. Centralized refuse collection should be screened and protected from wildlife.

i. As density increases to 4-plex or larger buildings, increased design standards should
be required including:

i. The use of street trees along the R/W and live landscaping around the
building and parking lots
ii. Facade treatment to break up building mass including such techniques as
adding entrance porches, bay windows, wall off-sets, balconies, decks,
window treatments, etc.
iii. Pitched roofs and dormer windows to break up long expanses of
uninterrupted roof lines. (pg.26-27)

8. Land Use - Residential Housing — Policy 9 — All new residential developments should provide
adequate off-street parking. (pg.26)

9. Land Use - Residential Housing — Policy 14 — Residential lighting that is properly shielded
and directed to avoid the spread of fugitive light is encouraged both on residential streets and
for multi-family and non-residential uses in residential neighborhoods. (pg.27)

10. Land Use - Residential Housing — Policy 16 — Planned Unit Development in:

a. Utilize in areas where both residential and commercial uses are planned so that the
uses are designed in a compatible and harmonious manner.

b. Ultilize for residential and development areas where a variety of lot sizes might result
in more innovative design and environmental protection. (pg.27)

10) Include site plans, drawings and schematics with supporting narratives:
See attached plan set.
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City of Columbia Falls — Planning and Zoning Departmept

RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Fal
October 18, 204 'tem No.2.

Page 5 of 5

If the PUD involves the division of land for the purpose of conveyance, a preliminary plat
shall be prepared in accordance with the requirements of the subdivision regulations.
A division of land is not required for this proposed PUD modification.

END OF PUD SUMMARY
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on THis I oAY oF DECEMBEL

,19 45 , BEFORE ME, THE UNDERSIGNED

A NOTARY PUBLIC FOR THE STATE AFORESAID, PERSONALLY APPEARED FRANK L SLEIGHT,

KNOWN TO ME TO BE THE PERSON WH

O0SE NAME

IS SBUBSCRIBED T0 THE FOREGCING INSTRUMENT

AND ACKKOWLEDGED TO ME THAT HE EXECUTED THE SAME.

IN WITNESS WHEREOF, | HAVE
THE DAY AND YEAR FIRST ABOVE WR

LEGEND

m O SET 78 x 24" REBAR W(TH PLASTIC
CAP STAMPED (72285
® FOUND %/3" ResR '7328S’ PER
C. OF S. NO. (2094
© FouND 5/8" REBAR' 73285 PER
° C. OF S. NO. |2262
FOUND POINT AS NOTED

SCALE ~|"=50

(s) 25° EE' {00

Marquardt Surveying, Inc. ]

184314

L

285 1stAVE.EN.
KALISPELL, MONTANA 59901
PHONE {406) 7556285

HEREUNTG
ITTEN.

SET MY HAND AND AFFIXED MY NOTARIAL SEAL

oD c. bl .,

NOTARY PUBLIC FOR_THE STATE OF MoacYy s
REsSIDING AT [KHALSoEUL
My ComMmMIsSsSioN EXPIRES E?is/?%,

Sop0 1. o 2l et

OWNERS: WilLLiAM J, DAVISON, ROSERT CHARLES WALTMIRE AND FRANK L. SLEIGHT
FPURPOSE : PARCEL A AND B: BOUNDARY L INE ADJUSTMENT

DATE NOVEMBER ~&, 71995

LEGAL DESCRIPTION

PARCEL A:

THAT PORTION OF THE SOUTHWEST 4, SecTtion &, TownsHip 30 NorTH, RaNGE 20 WEsT,
FLATHEsD COuUNTY, MONTANA DESCRIBED AS FOLLOWS: :

COMMENCING AT THE |NTERSECTION OF THE SOUTH LINE OF EI1GHTH STREET WiTH THE WEST
LINE OF FOURTH AVENUE WEST; THENCE ALONG THE SOUTH LINE OF EIGHTH STREET NORTH
BGeLT4T WesT 192,971 fEET TO THE POINT OF BEGINNING; THENCE CONTINUING ALONG
THE SOUTH L INE NORTH S9°41747" west 117.59 fE€T; THENCE SouTh 125,00 FEET;
THENCE S0UTH ©0°47t4ln East 1718.02 reEET; THENCTE NorTH O°12'03" wWesT 125.00 reET
TO THE POINT OF BEGINNING CONTAINING O.358 ACRE OF LAND ALL AS SHOW) HEXEON.

PARCEL R

THAT ©ORTiON OF THE SOUTHWEST 4, SECTION &, Townsmuip 350 NORTH, RANGE 20 WEST,
FLATHEAD COUNTY, MONTANA DESGRIBED AS FOLLOWS:

RBEGINNING AT THE INTERSECTION OF THE SOUTH LINE OF EIGHTH STREET WITH THE WEST
{ INE OF FOURTH AVENUE WEST, THENGE ALONG THE SOUTH LINE OF EiGHTH STREET NORTH
gueftrulr WesT 192,91 FEET; THENRCE SoutH 0°12702%" East 125,00 FEET; THENCE
SouTH BYPLTT41 Fast 192.48 FEET TO THE WEST LINE OF FOURTH AVENUE WEST; THENCE
ALONG THE WEST LINE NorTH O°05'19" EasT 125,00 fEET TO THE POINT OF BEGINNING
CONTAIN;NG 0.953 ACRE OF LAND ALL AS SHOWN HEREON.

QWNER CERTIFICATION

WE HEREFY CERTIFY THAT THE PURPOSE OF THIS DiIVISION OF LAND 1S TO RELOCATE

A COMMON BOUNDARY LINE BETWEEN ADJOINING PROPERTIES OUTSIDE. A PLATTED SUBDIVI-—
S1ON AND THAT NO ADDITIONAL FARCELS ARE MEREBY CREATED. THEVEFORE, THIS
DIVISION OF LAND 1S EXEYPT FROM REVIEW AS A SUBDI iON PURSUANT TO SECTION

T6=3=207{1)(a), MC %
i @@ﬁ_f‘M ' %_;3; 2 :‘;/
WiILLTAM J. DAVSON ///RQBERT CHA S %ﬁkTMERE

Fwd 1 4675 |

FRANK L. SLEIGHT

STATE OF MONTANA )
COUNTY OF FLATHEAD ) 5S. 7
ON THIS %t OAY OF DEcem@Ere. .19 92 , BEFORE ME, THE UNDERSIGNED, A

NOTARY PUBLIC FOR THE STATE AFORESAID, PERSONALLY APPEARED WILLIAM J. GAV!SON;

ROBERT CHARLES WALTMIRE , AND ESsscrs==orsrrm®: «NOWN TO ME T0 BE THE PERSONS
WHOSE NAMES ARE SUBSCRIBED TO THE FOREGOING INSTRUMENT AND ACKNOWLEDGED TO

ME THAT THEY EXECUTED THE SAME.

IN WITNESS WHEREQF , | HAVE HEREUNTO SET MY HAND AND AFFiXED Ny
SEAL THE DAY AND YEAR FIRST ABOVE WRITTEN, A

C.

NOTARY PUBLIC FOR THE_]

RESIDING AT “_ﬁléfyﬂif?

My COMMISSION EXPIRES

APPROVED: __ Deec. 6 199§ CERTIF ICATE OF SURV

IR = et k Ci S% I '\b_ ..« ‘.-
EAAMINI LAND SURVEYOR DAWN MARGUARDT
REGISTRATroN No. 5428 9 _ : REGiISTRATION NoO.

STATE OFi MONTANA
COUNTY OF FLATHEAD

FILED ON THL ‘éDA\’ o&“g@__,’lgqs,A.D., AT'MDO'CLOCK

COU?T#iCLERW AND RsboamER
wv_ Oudi_ ?\’%6m o~
EFUTY _

12424
CERTIFICATE OF SURVEY No. 12484

DAVISON
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Item No.2.

MODIFICATION TO CPUD-20-04 AT 812 FOURTH AVENUE WEST:

4TH & 8TH STREET SITE

COLUMBIA FALLS, MONTANA

PROJECT TEAM INFO: SHEET INDEX:

Developer ARCHITECTURAL:

Ruis Construction A1 TITLE SHEET

Columbia Falls, MT A2 ILLUSTRATIVE PLAN

59912 A3 SITE PLAN

Tel: (619) 889-7749 A4 BUILDING PLANS - BUILDING 1 (5-PLEX)
Contact: Hannah Whitney A5 BUILDING ELEVATIONS - BUILDING 1 (5-PLEX)

A6 BUILDING PLANS - BUILDING 2 (7-PLEX)
A7 BUILDING ELEVATIONS - BUILDING 2 (7-PLEX)
A8 BUILDING PERSPECTIVE

hhill@ruisconstruction.com

Architect A9  BUILDING PERSPECTIVE

Dahlin Group A10  UNIT PLANS - UNIT A1 - 3BD
1205 S. Main Street #109 A11  UNIT PLANS - UNIT A2 - 3BD
Kalispell, CA 94588 A12  UNIT PLANS - UNITA3 - 3BD
Tel: (925) 251-7200 A13  UNIT PLANS - UNIT B1 - 2BD
Contact: Lauri Moffet-Fehlberg A14 UNIT PLANS - UNIT B2 - 2BD
Ifehlberg@dahlingroup.com A15  UNIT PLANS - UNIT B3 - 2BD

VICINITY MAP: PROJECT LOCATION PROJECT DESCRIPTION:

The objective of this modification is to provide additional high-
quality housing on the compact .55-acre site. As noted in the original
PUD, the site is near existing multi-unit residential properties and
commercial uses. The proposed PUD modification substitutes the
three commercial/office units for three residential units, keeping the
same total of twelve units on the site. Additionally, the two buildings,
still 3-stories each, have been reoriented to front toward 8th Street
West, with a central drive aisle running east to west for service
access through the site and access to the units’ private garages.
The northern building provides five alley loaded townhome units,
and the southern building provides seven front loaded townhome
units. The overall number of units is consistent with the twelve
total units, three commercial/office and nine residential units, in the
approved PUD. 24 parking spaces are provided onsite — two more
than in the initial PUD; the northern building has two private garage
spaces per unit, and the southern building has one private garage
space and one exterior space per unit. The street perimeter of the
site still allows for the additional spaces adjacent to the proposed
buildings. Building heights and setbacks will still comply with the
CB-2 zoning district.

: /
NOT TO SCALE

TITLE SHEET

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT

DATE 10.18.2022

RU'S CONSTRUCT'ON DAHLIN 5865 Owens Drive A1

Pleasanton, CA 94588
925-251-7200
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SITE DEVELOPMENT SUM-
MARY:

SITE: +/- 0.553 ACRES

UNITS: 12 UNITS.
PARKING: 24 SPACES

(17 ENCLOSED SPACES, 7
SPACES ON THE
DRIVEWAY)

UNIT MIX:

[ 1 ALLEY LOADED
TOWNHOMES: 5 UNITS

| FRONT LOADED
TOWNHOMES: 7 UNITS

ILLUSTRATIVE PLAN

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT JOBNO. 1719.001 /| N

DATE  10.18.2022 \_| /
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588 A2
925-251-7200
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N
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SITE PLAN

0 8 16 32

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT ook _mex (D

DATE 10.18.2022 |

RU'S CONSTRUCT'ON DAHLIN 5865 Owens Drive A3

Pleasanton, CA 94588
925-251-7200

-37-




UNIT A1

L

14
1R

B

UNIT A3

mns

UNIT A2
T

X
L
]
|

<l
Il
Il
I

UNIT A2

::::::

Xl
raN

e}

UNIT A1

::::::

X4l
bl

£}

H

=

(: ) BUILDING 1 (5-PLEX)
GROUND FLOOR PLAN

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

8TH STREET WEST

4TH AVENUE WEST

KEYPLAN:

BUILDING PLANS
BUILDING 1 (5-PLEX)

JOB NO. 1719.001 N
DATE  10.18.2022  \_
5865 Owens Drive

DAH LI N Pleasanton, CA 94588 A4

925-251-7200




8TH STREET WEST

-

4TH AVENUE WEST

BUILDING 1 (5-PLEX @w BUILDING
@ SOUTH ELEVATION WEST ELEVATION 1 EVATIONS
BUILDING 1 (5-PLEX)

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT J08 No._i719.00

DATE 10.18.2022
RUIS CONSTRUCTION DAHLIN rieasanton casasss A5

925-251-7200
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@ BUILDING 2 (7-PLEX) BUILDING 2 (7-PLEX)
GROUND FLOOR PLAN

ATH & 8TH STREET SITE | COLUMBIA FALLS, MT soeo._iriosor [N

DATE 10.18.2022

RUIS CONSTRUCTION DAHLIN rieasanton cAsasss ~ AB

925-251-7200
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< : ) BUILDING 2 (7-PLEX)
NORTH ELEVATION
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<: ) BUILDING 2 (7-PLEX)
SOUTH ELEVATION

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION

-~

8TH STREET WEST

<: ) BUILDING 2 (7-PLEX)
EAST ELEVATION

i
-

< : ) BUILDING 2 (7-PLEX)
WEST ELEVATION

DAHLIN

4TH AVENUE WEST

BUILDING
ELEVATIONS
BUILDING 2 (7-PLEX)

JOB NO. 1719.001

DATE 10.18.2022

5865 Owens Drive
Pleasanton, CA 94588 A7
925-251-7200
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8TH STREET WEST

4TH AVENUE WEST

o A R
= T T

- gl = i
A

BUILDING

PERSPECTIVE
4TH & 8TH STREET SITE | COLUMBIA FALLS, MT ;‘z\jENO- 1013;92-82;
RUIS CONSTRUCTION 5865 Owens Drive

DAH LI N Pleasanton, CA 94588 A8

925-251-7200
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1SAM dNNIAV HL1P

8TH STREET WEST

BUILDING

PERSPECTIVE

1719.001
10.18.2022

5865 Owens Drive

JOB NO.
DATE

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

A9

Pleasanton, CA 94588

925-251-7200

DAHLIN
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SQUARE FOOTAGE
CALCULATIONS™:

UNIT GROSS SQFT - MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS. PORCHES AND PATIOS
EXCLUDED

UNIT NET SQFT - MEASURED TO THE INSIDE FACE
OF STUDS. CHASES EXCLUDED. PORCHES AND
PATIOS EXCLUDED.

*SQUARE FOOTAGES MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS
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UNIT A1 GROUND FLOOR PLAN UNIT A1 SECOND FLOOR PLAN UNIT A1 THIRD FLOOR PLAN
SCALE: 1/4" =1'-0" SCALE: 1/4" = 1'-0" SCALE: 1/4" =1'-0"

LIVING GROSS SQUARE FOOTAGE: 263 SF GROSS SQUARE FOOTAGE: 773 SF GROSS SQUARE FOOTAGE: 683 SF

LIVING NET SQUARE FOOTAGE: 228 SF NET SQUARE FOOTAGE: 724 SF NET SQUARE FOOTAGE: 637 SF

GARAGE GROSS SQUARE FOOTAGE: 532 SF
GARAGE NET SQUARE FOOTAGE: 504 SF

UNIT PLANS
UNIT A1 - 3BD

0 4 8 16

ATH & 8TH STREET SITE | COLUMBIA FALLS, MT

DATE 10.18.2022

RUIS CONSTRUCTION DAHLIN rieasanton casasss ~ A10

925-251-7200
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SQUARE FOOTAGE
CALCULATIONS":

UNIT GROSS SQFT -
MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS.
DECKS AND BALCONIES
EXCLUDED.

UNIT NET SQFT - MEASURED
TO THE INSIDE FACE OF STUDS.
CHASES EXCLUDED. DECKS
AND BALCONIES EXCLUDED.

*SQUARE FOOTAGES

MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS
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UNIT A2 GROUND FLOOR PLAN UNIT A2 SECOND FLOOR PLAN UNIT A2 THIRD FLOOR PLAN
SCALE: 1/4" =1'-0" SCALE: 1/4" =1'-0" SCALE: 1/4" =1'-0"

LIVING GROSS SQUARE FOOTAGE: 256 SF GROSS SQUARE FOOTAGE: 756 SF GROSS SQUARE FOOTAGE: 666 SF

LIVING NET SQUARE FOOTAGE: 222 SF NET SQUARE FOOTAGE: 713 SF NET SQUARE FOOTAGE: 626 SF

GARAGE GROSS SQUARE FOOTAGE: 522 SF
GARAGE NET SQUARE FOOTAGE: 499 SF

UNIT PLANS
UNIT A2 - 3BD

0 8 16 32

ATH & 8TH STREET SITE | COLUMBIA FALLS, MT

DATE 10.18.2022

RUIS CONSTRUCTION DAHLIN Pesanion chossss A1

925-251-7200
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4TH & 8TH STREET SITE | COLUMBIA FALLS, MT

RUIS CONSTRUCTION
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Item No.2.

SQUARE FOOTAGE
CALCULATIONS":

UNIT GROSS SQFT -
MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS.
DECKS AND BALCONIES
EXCLUDED.

UNIT NET SQFT - MEASURED

TO THE INSIDE FACE OF STUDS.

CHASES EXCLUDED. DECKS

AND BALCONIES EXCLUDED.

*SQUARE FOOTAGES

MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS
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SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 661 SF
NET SQUARE FOOTAGE: 621 SF

DAHLIN

UNIT PLANS
UNIT A3 - 3BD

JOB NO. 1719.001
DATE 10.18.2022

5865 Owens Drive
Pleasanton, CA 94588
925-251-7200

A12
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SQUARE FOOTAGE
CALCULATIONS™:

UNIT GROSS SQFT -
MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS.
DECKS AND BALCONIES
EXCLUDED.

UNIT NET SQFT - MEASURED
TO THE INSIDE FACE OF STUDS.
CHASES EXCLUDED. DECKS
AND BALCONIES EXCLUDED.

*SQUARE FOOTAGES

MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS
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ATH & 8TH STREET SITE | COLUMBIA FALLS, MT

DATE 10.18.2022
RUIS CONSTRUCTION DAHLIN pieasanton casasss A 13

925-251-7200
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SQUARE FOOTAGE
CALCULATIONS™:

UNIT GROSS SQFT -
MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS.
DECKS AND BALCONIES
EXCLUDED.

UNIT NET SQFT - MEASURED

TO THE INSIDE FACE OF STUDS.

CHASES EXCLUDED. DECKS
AND BALCONIES EXCLUDED.

*SQUARE FOOTAGES
MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS

21'-0
9'-0 1/2" 11'-11 1/2"
21'-0 21'-0
O O 9'-0" 12'-0" 9'-0 12'-0"
10" 11'-2"
. COVERED
I = ENTRY PORCH 3
% / 0| = - - = — —
p 1 _ PUP .
L | @
PUP — LIVING . :
ROOM S S
- :| |: Y = g
/
i i FOYER CAR iy _ /\
Zd— GARAGE N // : | [\
S { “ WIC §
DINING
[p) é ™ ™ é [p) [p) é ® DN g 3]
- . wic <
u DN SHELF
~ <
) Q i
O iy _
. & PRIMARY .
o\ : 55
T BATH 1 BONUS 5 KITCHEN OO
% ]O ROOM iy
— ) _][_‘ &
— 5 1 = ' 2
— = = 1 =
PATIO
1'-11 1/2" n
9" 5-31/2" 7'-3" 9" 6'-0 1/2" 1'-11 1/2"
80" 13-0" 80" 13-0" 80" 13-0"
21'-0 21'-0 21'-0
UNIT B2 GROUND FLOOR PLAN UNIT B2 SECOND FLOOR PLAN UNIT B2 THIRD FLOOR PLAN
SCALE: 1/4" = 1'-0" SCALE: 1/4" = 1'-0" SCALE: 1/4" = 1'-0"
GROSS SQUARE FOOTAGE: 627 SF
LIVING GROSS SQUARE FOOTAGE: 423 SF GROSS SQUARE FOOTAGE: 701 SF NET SQUARE FOOTAGE: 583 SF
LIVING NET SQUARE FOOTAGE: 379 SF NET SQUARE FOOTAGE: 663 SF U N IT P L AN S
GARAGE GROSS SQUARE FOOTAGE: 248 SF
GARAGE NET SQUARE FOOTAGE: 231 SF U N I T BZ _ 2 B D
0 8 16 32
4TH & 8TH STREET SITE | COLUMBIA FALLS, MT
)
DATE 10.18.2022
RU'S CONSTRUCT'ON 5865 Owens Drive
DAH LI N Pleasanton, CA 94588 A 1 4
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UNIT B3 GROUND FLOOR PLAN

SCALE: 1/4" = 1'-0"

LIVING GROSS SQUARE FOOTAGE: 423 SF
LIVING NET SQUARE FOOTAGE: 379 SF

GARAGE GROSS SQUARE FOOTAGE: 248 SF
GARAGE NET SQUARE FOOTAGE: 231 SF

4TH & 8TH STREET SITE | COLUMBIA FALLS, MT

RUIS CONSTRUCTION
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e :
@
] o
1] )
——— 1 —
PATIO
1'-11 1/2" m|
o" 5'-31/2"
8'-0" 13-0"
21'-0

341_6"

UNIT B3 SECOND FLOOR PLAN

SCALE: 1/4" =1'-0"

GROSS SQUARE FOOTAGE: 699 SF

NET SQUARE FOOTAGE: 660 SF

21'-0
9-0" 12'-0"
] — o
. . =
PUP
—
i LIVING
ROOM
7
) /
2 e
/
ol ©
DINING I
. 4
DN
© oPp
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B
=t )
7-3"
8-0" 130"
21'-0

9!_0"

12!_0"

341_6"

5|_7|l

1-21/2"

6 1/2"

11-51/2"

1'-0'

[]

[]

14'-21/2"

11'-5 1/2"

WIC

€ DN

3-101/2"

6!_3"

WIC

321_6"

4!_8"

34!_6"

PRIMARY 5
BED N
&
i~
l =
F—— -
6'-0 1/2" 111 1/2"
8’_0" 1 3’_0"
21-0

UNIT B3 THIRD FLOOR PLAN

SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 625 SF

NET SQUARE FOOTAGE: 577 SF

DAHLIN

Item No.2.

SQUARE FOOTAGE
CALCULATIONS":

UNIT GROSS SQFT -
MEASURED TO THE OUTSIDE
FACE OF PERIMETER STUDS.
DECKS AND BALCONIES
EXCLUDED.

UNIT NET SQFT - MEASURED

TO THE INSIDE FACE OF STUDS.

CHASES EXCLUDED. DECKS
AND BALCONIES EXCLUDED.

*SQUARE FOOTAGES
MAY VARY SLIGHTLY FOR
CONSTRUCTION DOCUMENTS

UNIT PLANS
UNIT B3 - 2BD

JOB NO. 1719.001
DATE 10.18.2022

5865 Owens Drive
Pleasanton, CA 94588
925-251-7200
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AN / S12°27'25"W 2.34’
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~—_ \/ _— “\ /
N ey i //" \
/ \ - Ub //
| | | ’ \
@ | - \ ; N
\ B : | / \
N T ™~
- R ’ |
—————— - \‘\ ! - '50%6 i
.8 [N, \ RN /II
OWNER : JAMES C JOHNSRUD B el
PARCEL ID : 0176700 J‘CL)’ . Tt .
"[:\z OWNER : RH2 LLC .
ST - 3083 PARCEL ID : 054705(\) :' (L?\f
\“ : ?)-
.. 3082 o \ T ,'
! L
T
LT / \ — ™
Y -- ,,—:”' ' o g i / \ / \
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“"""‘““\‘\~-- ----- w
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o S AN
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OWNER : WHITEFISH CREDIT UNION
PARCEL ID : 0666327

4TH & 8TH STREET | COLUMBIA FALLS, MT
RUIS CONSTRUCTION

Item No.2.

0 10

EXISTING =

Scale in Feet

CONDITIONS @

DATE 11.04.2022
JOB NO. 1719.001

NORTH
5865 Owens Drive
Pleasanton, CA 94588 C O 1

925-251-7200
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83.68
EG

83.90

EG
83.74
/ EG
8519

83.53
EOA

EG
83.45
EOA
83.25
/ EOA

DEMOLITION NOTES

ﬁ SAWCUT AND REMOVE EXISTING ASPHALT PAVEMENT
a SAWCUT AND REMOVE EXISTING SIDEWALK

e REMOVE EXISTING TREE

a REMOVE EXISTING HYDRANT

0 10

REMOVALS PLAN ===
4TH & 8TH STREET | COLUMBIA FALLS, MT 1
RUIS CONSTRUCTION - - @ —

DATE 11.04.2022
JOB NO. 1719.001
NO H

5865 Owens Drive
Pleasanton, CA 94588 C O 2
925-251-7200 .
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FOUND 3/4 in. PIPE
PER DEED EXHIBIT 0465
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N/

-
-
~———— L

/

SEWER MH #3185
IM ELEV~—~= _ 3083.20

\

R
8" RCP IE OUT~= 3073.70

Item No.2.

RUIZ TOWNHOMES
ADDRESS

812 4TH AVENUE WEST
COLUMBIA FALLS, MT 59912

LEGAL DESCRIPTION

S08, T30 N, R20 W, 12484-B,
PARCEL N/A, TR 8AA IN
SE4SE4SW4

PLANNED UNIT DEVELOPMENT - GENERAL BUSINESS

SITE DATA PRé)CI;g?.ED %
TOTAL LOT AREA 24,082 100.0
EXISTING BUILDING AREA 0.00 0.0
PROPOSED BUILDING AREA - BASE BID 8,912 37.0

OTHER IMPERVIOUS AREA (SIDEWALKS, 6,192 257

FOUND 5/8 in. REBAR -
W/YPC "MARQUARDT 73285" 48" @ MH
$2'57°30"W 1.10° STA 2+06.95 2
HELD FOR LINE \ /
S R / 12” MOUNTAIN ASH
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——— . — — @ ~2 e : 12" MOUNTAIN ASH
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& TEL 1 % === - s ﬁ
2000' ~ — ) [N - = ! @
ADJOINER'S 6" WOOD FENCE = ) \ ‘ -, N8E'54'547w 19346
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NORTH END \ 4 + : ' m / \ FO . N
) a1 —_— : \y Vi LI e F/O/ r FO ] —FQ—
> g B | T T /,/
ar o r : j ! 1 . ‘ ERRRE R
5 i 1 NEW TOWNHOMES 1 1 WD 5/8 in. REBAR -
< | F | 1 134.0'L X 34.0'W } il Is1227°25"w 2.34’
f : 1 FFE : 3084.00 + 1 4ORD INFORMATION
0 \ _t ¥ ] 1 + 1 COS 14837)
\ [ j T :’ :: : / |
N :/ | | { 1 x
L |§ [ :: :: 1 1 j ,,T 25.00' P
\ o R6.50‘ [ ~ i 1 1 o
L \ T 1 \ ] 24" boucGLAS FIR
| ————d I A E 42" DRIP LINE /
n i - . \ S \ s . S S S S S — L\ B |
Q\IP\ A( L \ n;"? 14/ a l T o . — el \ \ /
& - - m——l i i /
RUT 0 \ Q& \ 6" PVC — : (
?P\GOC‘:) ! > 6" 90° BEND B » - = — T - | i . <
/ -- R P - \
of S.l / - : iy i —
| s — - =
\\\ // SS dosoos = - \\ ) ' \\\
\\\ ! " SS ' I’ ’I \\\ 60%6 /
\\\ , 48 @ MH \ SS SS \ ’ A 1 ‘\\ n
~ o / *—‘g 4 U = " 1
' STA 1+37.31 - — S S e % ; N 48" @ MH e o
o8 — : T - [P GOQ"' ss : STA0+00.00 S
\4("3 — =" ‘\\ O? 1 SS ~
— = | | ~. ° ! A
\ - ' , l \ \~_‘~—_ /
[ N o 1 -l
R @) N : e ! , - _
~ \\ - — | . /I
N (D2 5D — 0 @
=\ Y °P SD I ONIE ) & ;
) \ \‘ SD SD \“ II’”,“
\\ \‘ SD ‘\\ //s :
\ \‘ D e— A <
m m m \ AN sb —'-_
\ : - N j| [ I — ] \ ) [m)
/ B ] pam: ) § ] i ] [ ] o | | II ¢
“ 15.00" “\T'L T T T T 1 ] Vs [
— [ 1 - 4 a1 T | 'I/
i 1 1 i I f~— 28.28' . a
- I NEW TOWNHOMES 1 T 1 ] 4 4
i I 147.50' L x 37.83' W T 1 1
| [ 1 FFE : 3083.80 1 1 1 &
- T § . T 1 S
ADJOINER'S 6 WOOD FENCE i I i ) 1 T g &
0.3 EAST OF PROPERTY LINE AT | i 1 1 T 1 + 1 ,/
SOUTH END \ [ 1 ) y T + 1 e
N\ g 1 1 1 T T J--"" 12" oecibuous! o
. s = . i T i I . 20’ DRIP LINE| 2
\\ M— ¥ 1 :, ,: : |
\ - 3 " T rm— Y \ \ : j/ e
— ww \ ]
/ T = p—— | : ! I
—_ Pr=-e_ — <
T "T__?&Q =¢ — . PR 2 /
——tes——— . S86'54’54"F / -
\ = / \ / I/Ir
— \ / h
~_—

ADJOINER’S WOOD FENCE CENTERED J

ON 0.67" WIDE CONCRETE WALL

DRIVES, & PARKING)

TOTAL IMPERVIOUS SURFACE AREA 10,746 62.7

TOTAL PERVIOUS AREA 20,652 37.3
16,857 70

MAX. IMPERVIOUS SURFACE AREA
ALLOWED

GENERAL NOTES

ALL WORK PERFORMED WITHIN THE PUBLIC
RIGHT-OF-WAY SHALL BE PERFORMED IN ACCORDANCE

1 WITH LATEST EDITION OF THE CITY OF COLUMBIA FALLS
STANDARD CONSTRUCTION SPECIFICATIONS.

ALL SIGNS TO BE APPROVED BY THE COLUMBIA FALLS
PLANNING DEPARTMENT (PLANNED UNIT DEVELOPMENT)

WATER SERVICE TO THE PROPERTY SHALL BE
3 CONSTRUCTED OF COPPER OR PVC PER CITY OF
" COLUMBIA FALLS STANDARDS. WATER SERVICE TO BE

BORED ON CITY PROPERTY.
4 SANITARY SEWER SERVICE TO THE PROPERTY SHALL BE
" CONSTRUCTED OF ASTM D3034 SDR-35 PVC.

STORM SEWER PIPE MAY BE EITHER HDPE OR RCP. ALL
STORM SEWER PIPE WITHIN PUBLIC RIGHT-OF-WAY

SHALL BE RCP.
6 COORDINATE UTILITY CONNECTIONS AND FINAL
" LOCATIONS WITH BUILDING CONTRACTOR.

7 ADDITIONAL PERIMETER DRAINAGE CANNOT BE
" DIRECTED TO ADJACENT LOTS.

CONSTRUCTION NOTES

@ FLARED DRIVEWAY

@ 7" CONCRETE SIDEWALK, 5' WIDE, ISOLATE ALL SIDES
WITH 1/2" EXPANSION

@ NEW HYDRANT, MUELLER SUPER CENTURION, 53", 3 WAY

5.

@ 7" CONCRETE DRIVEWAY
@ ROLL OVER CURB AND GUTTER. SEE DETAILS

@ NEW ASPHALT PAVEMENT

@ NEW 6" WATER MAIN TIE-IN LOCATION

6 NEW 8" SANITARY SEWER TIE-IN LOCATION
@ NEW 4' DIAMETER DRY WELL. SEE DETAILS
@ NEW 8" RCP OR HDPE STORM SEWER LINE

0 10
™=

Scale in Feet

SITE PLAN

11.04.2022
1719.001

DATE
JOB NO.

5865 Owens Drive
Pleasanton, CA 94588

925-251-7200

C.03
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SEWER MH #3185
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DATE 11.04.2022
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GENERAL NOTES

ALL WORK PERFORMED WITHIN THE PUBLIC
RIGHT-OF-WAY SHALL BE PERFORMED IN ACCORDANCE

1 WITH LATEST EDITION OF THE CITY OF COLUMBIA FALLS
STANDARD CONSTRUCTION SPECIFICATIONS.
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4TH & 8TH STREET | COLUMBIA FALLS, MT
RUIS CONSTRUCTION
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12"

1"

KEY & TIE IF ADJACENT
/ TO CONCRETE PAVEMENT

ADD WHEN
SIDEWALK ABUTS

©

12" AGGREGATE BASE

\ GEOTEXTILE FABRIC

m ROLL OVER CURB AND GUTTER

COMPACTED SUBGRADE

_/

4" CRUSHED BASE COURSE

" MINUS)
CRUSHED SUBBASE COURSE SHALL MATCH
PAVEMENT REMOVAL AND REPLACEMENT MATCH ngg{,’:‘,&@&%?ﬁgﬁ SWOHFTCNL,AI‘ETV%",'QAIE F(;F;OEF/;F;?; E TYPICAL
EXISTING THICKNESS OR MIN. 4" ASPHALT COMPACTED e MINUS ’ :
IN PLACE, WHICHEVER IS GREATER. (172 )
(2" MAX LIFT WITH TACK COAT BETWEEN LIFTS) EXISTING ASPHALT PAVEMENT
12“ (TYP)
g

/ EXISTING BASE COURSE

- |IX
%<
T2
TYPE A TRENCH
[9>[10> TRENCH BACKFILL WIDTH
3-0" MIN.

(TYP)

SEPARATION/STABLIZATION FABRIC << |

PIPE LOCATOR TAPE

A

[72> 95% COMPACTION

|

(CENTERED OVER PIPE)

4" RIGID INSULATION <]

6"

@ SELECT TYPE 1 PIPE
BEDDING MATERIAL \

(NO PEA GRAVEL ALLOWED) g

6"

~— 12" MIN

77— TRACER WIRE (12 GAUGE), OR APR@ED
EQUAL.
(WATER MAIN AND PRESSURE SEWER)

ot

\ WATER MAIN, STORM DRAIN,

SANITARY SEWER MAIN OR
SERVICE

TYPE 2 PIPE BEDDING WHERE REQUIRED FOR
SOFT OR UNSTABLE FOUNDATION

[~ PAVED SURFACE

SCALE: NONE

CONSTRUCTION STANDARDS PVC TRENCH BEDDING AND BACKFILL

CITY OF WHITEFISH

(PAVED SURFACE) Sb—21

4TH & 8TH STREET | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

CONSTRUCTION NOTES:

I> WHERE TRENCH PASSES THROUGH EXISTING PAVEMENT:
THE PAVEMENT SHALL BE CUT ALONG A NEAT VERTICAL LINE A MINIMUM OF 12" FROM THE EDGE OF THE TRENCH OPENING.

WHERE TRENCH PASSES THROUGH EXISTING PAVEMENT:

SAWCUT THE ASPHALT ALONG A NEAT VERTICAL LINE PER LIMITS SHOWN ON THE PLANS. WHERE SUITABLE TRENCH
BACKFILL IS NOT USED, SEPARATION/STABILIZATION FABRIC AMOCO 2006 OR CONTECH C-300 GEOTEXTILE FABRIC,
OR APPROVED EQUAL WILL BE USED.

3 WHERE TRENCH PASSES THROUGH EXISTING GRAVEL:
THE GRAVEL SHALL BE REMOVED AND REPLACED A MINIMUM OF 12" FROM THE EDGE OF THE TRENCH OPENING.

WHERE TRENCH PASSES THROUGH EXISTING UNIMPROVED SOIL:
THE TOPSOIL SHALL BE REMOVED AND REPLACED A MINIMUM OF 12" FROM THE EDGE OF THE TRENCH OPENING.

TRENCH SHALL BE CONSTRUCTED TO OSHA SPECIFICATIONS FOR EXCAVATION. DRAWINGS DO NOT SHOW TRENCH DIMENSIONS
OR BACKSLOPES THAT MAY BE REQUIRED. CONTRACTOR REQUIRED TO DETERMINE WHICH OSHA SPECIFICATIONS ARE
APPLICABLE. CONTRACTOR SHALL BE RESPONSIBLE FOR TRENCH EXCAVATION AND SAFETY PER OSHA SPECIFICATIONS.

6. ALL SPOILS SHALL BE REMOVED AND DISPOSED OF AT AN APPROVED LOCATION.

INSTALL 4" OF WATER RESISTANT RIGID INSULATION THE FULL WIDTH OF THE TRENCH WHEN BURY TO TOP OF PIPE IS
LESS THAN 6'-0" FOR WATER, 4'-0" FOR SEWER. (SHALL BE APPROVED BY CITY ENGINEER)

8. ALL ROCKS GREATER THAN 12" IN ANY DIMENSION SHALL BE HAULED OFF SITE AND DISPOSED OF PROPERLY.
NO ROCKS OR LUMPS LARGER THAN 2" IN ANY DIMENSION SHALL BE ALLOWED WITHIN 6" OF THE PIPE.

USE SUITABLE NATIVE MATERIAL FOR BACKEFILL:

WITH PRIOR APPROVAL OF THE CITY AND THE ENGINEER, ON-SITE EXCAVATED SOIL MAY BE USED TO BACKFILL WATER
MAINS, WATER SERVICES, FIRE HYDRANT LEADS, SEWER MAINS AND SEWER SERVICES. BLOCKY OR PLATY CLAY, AND
SATURATED OR NEAR SATURATED SOILS, WILL NOT BE PERMITTED FOR USE AS BACKFILL MATERIAL. BACKFILL MATERIAL
SHALL BE PLACED IN 12-INCH MAXIMUM LOOSE LIFTS AND SHALL BE COMPACTED TO AT LEAST 95% OF THE MATERIAL'S
MAXIMUM DRY DENSITY, AS DETERMINED BY AASHTO T-99 OR ASTM D698. NO ROCKS LARGER THAN 3", ANY DIMENSION,
WILL BE PERMITTED IN FIRST LIFT OF BACKFILL. THE CONTRACTOR SHALL PROVIDE THE ENGINEER WITH A PROCTOR
(MOISTURE-DENSITY RELATIONSHIP) FOR THE BACKFILL MATERIAL.

USE LABELED AND COLOR-CODED TAPE FOR THE APPROPRIATE UTILITY PIPE.

>
SEED, FERTILIZE, AND MULCH ALL DISTURBED AREAS WHICH ARE NOT PAVED, CONCRETED, GRAVELED, OR SODDED
1 PER SPECIFICATIONS.

FOR WATER MAINS AND PRESSURE SEWERS; TRACER WIRE (12 GAUGE MIN.),
1 OR APPROVED EQUAL, SHALL BE TAPED TO TOP OF ALL PLASTIC PIPE (PVC OR POLYETHYLENE) AND BROUGHT
UP IN "SNAKE PIT" BEHIND FIRE HYDRANT AND COILED AT END OF SERVICE.

COMPACTION REFERS TO PERGENT OF MAXIMUM DENSITY DETERMINED BY A STANDARD PROCTOR. AASHTO T-99
12> OR AASHTO T-9.
15

FINISHED GRADE MUST MATCH THE ORIGINAL EXISTING GRADE WHERE PIPE IS INSTALLED UNLESS OTHERWISE NOTED.

16. VERIFY THAT COMPACTION METHODS ARE COMPATIBLE WITH PIPE MANUFACTURER'S RECOMMENDATIONS. ANY
DAMAGE TO THE PIPE WILL BE THE CONTRACTOR'S RESPONSIBILITY.

SELECT TYPE 1 PIPE BEDDING MATERIAL SHALL BE 2" MINUS CRUSHED PER MPW 55 SECTION 02235.2.3.A WITH THE
I} FOLLOWING GRADATION:

SIEVE NO. PERCENT PASSING (BY WEIGHT)
an 100
g
44 40-70
#10 25.55
#200 210

GEOTEXTILE REPLACEMENT:

THE CONTRACTOR SHALL EXCAVATE TO STREET SUBGRADE AND EXPOSE THE GEOTEXTILE FABRIC WITHOUT DISTURBING IT.
THE FABRIC SHALL BE CUT AND ROLLED BACK INTACT. A MINIMUM TWO FEET OF FABRIC SHALL BE EXPOSED ON EITHER
SIDE OF THE CUT. THE FABRIC CUTS SHALL BE MADE WITH A SHARP KNIFE OR SCISSORS, RIPPING WITH A BACKHOE OR
OTHER MACHINE IS NOT ACCEPTABLE. AFTER PIPE BACKEFILL, THE FABRIC SHALL BE PATCHED BY THE FOLLOWING METHOD:

A CONTRACTOR SHALL INSTALL NEW FABRIC WITH A MINIMUM OVERLAP OF TWO FEET BEYOND ANY CUT MADE TO THE
EXISTING FABRIC.

THE PATCHING OF THE GEOTEXTILE FABRIC MUST BE INSPECTED BY THE CITY OF WHITEFISH PRIOR TO BACKFILLING.

CONSTRUCTION STANDARDS PVC TRENCH BEDDING AND BACKFILL NOTES | SD—24

CITY OF WHITEFISH

CIVIL DETAILS

DATE 11.04.2022
JOB NO. 1719.001
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HOLE CAST FOR 4" I.D. UNDERDRAIN
ON UPHILL SIDE(S) ONLY, BOTH
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SECTION - A SECTION -B

NOTES:

1. ALL CURB INLETS SHALL BE EAST JORDAN IRON WORKS 7752 CURB AND GUTTER INLET WITH 7750 M1
(HERRINGBONE) GRATE, OR APPROVED EQUAL.

2. ALL HOLES IN NEW INLETS SHALL BE CAST OR CORED. UNDER DRAIN HOLES MAY BE "ROTO-HAMMERED"
IN THE FIELD.

3. "DUMP NO POLLUTANTS, OUTFALL TO STREAM" SHALL BE FORGED IN TOP OF HOOD, OR APPROVED EQUAL.

STORM DRAIN INLET DETAIL

SCALE: NONE

CONSTRUCTION STANDARDS STORM DRAIN INLET DETAIL

CITY OF WHITEFISH

4TH & 8TH STREET | COLUMBIA FALLS, MT
RUIS CONSTRUCTION

- 6" | et

SD—93

>—
<C
gl‘
L
Q
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|
O
x|
L 10" 5' SIDEWALK (MIN) BLVD. VARIES
| L
|
|
‘ 1.5% 4] ¢
B '
REINFORCING FIBERS 4" EXCEPT AT DRIVEWAYS —
WHERE IT SHALL BE 6" REINFORCED

6" CRUSHED BASE COURSE
%" MINUS)

STANDARD SIDEWALK

SCALE: NONE

NOTES:

1. CONCRETE SHALL BE M-4000 WITH %" MAXIMUM AGGREGATE AND A 28-DAY STRENGTH OF 4000 PSI,
5% TO 8% AIR CONTENT WITH A MAXIMUM SLUMP OF FOUR (4) INCHES.

2. CONCRETE SHALL INCLUDE 0.75 POUNDS OF REINFORCING FIBERS PER CUBIC YARD.
3. CONTRACTION JOINTS SHALL BE SPACED THE SAME DIMENSION AS THE WIDTH BUT NOT EXCEED 6

FEET EACH WAY. CONTRACTION JOINTS SHALL BE CONSTRUCTED BY SAWING OR SCORING. A TOOL
SHALL BE USED WHICH WILL LEAVE CORNERS ROUNDED AND DESTROY AGGREGATE INTERLOCK FOR THE

SPECIFIED MINIMUM DEPTH. CONTRACTION JOINTS SHALL BE A MINIMUM OF }; OF THE TOTAL DEPTH
OF THE CONCRETE.

4. ALL SIDEWALKS GREATER THAN SIX FEET IN WIDTH SHALL BE SAWCUT LENGTHWISE DOWN THE CENTER
A MINIMUM OF %, THE TOTAL DEPTH OF THE CONCRETE.

5. EXPANSION JOINTS, USING }5" MATERIAL SHALL BE SPACED AT INTERVALS OF 45' MAXIMUM.
6. ALL EDGES AND JOINTS SHALL BE ROUNDED WITH AN EDGING TOOL OF A MINIMUM };" RADIUS.

7. SIX INCHES OF BASE MATERIAL IS REQUIRED. BASE MATERIAL SHALL BE %," CRUSHED BASE COURSE
COMPACTED TO 95% PER AASHTO, T-99, OR SAND THOROUGHLY COMPACTED IN PLACE.

8. GRADE, ALIGNMENT AND FORMS SHALL BE INSPECTED BY THE CITY OR THEIR DESIGNATED INSPECTOR
PRIOR TO POURING.

9. ALL CONCRETE DRIVEWAY SECTIONS SHALL BE 6" THICK WITH REINFORCEMENT.
(SEE DRIVEWAY APPROACH DETAIL SD-15)

10.  ALL COLD JOINTS SHALL HAVE SMOOTH DOWEL BARS PLACED IN BOTTOM }4 OF CONCRETE AT 18" O.C.
EACH WAY AND 6" FROM EDGES, OR KEY WAYS INSTALLED TO PREVENT VERTICAL SEPARATION.

b 2.0% MAX.

CONSTRUCTION STANDARDS
CITY OF WHITEFISH

STANDARD SIDEWALK

Item No.2.

MORTAR IN PLACE

INLAND FOUNDRY CO. #404 RING/

AND GRATE OR APPROVED EQUAL.

INSTALL i" NON—COMBUSTIBLE
COVER PRIOR TO ASPHALT PAVING.
AFTER PAVING, REMOVE COVER

AND TAPER PAVEMENT EDGES TO
INLET FRAME.
ADJUSTING RINGS FIELD SET TO

MATCH STREET GRADE AND
INLET ELEVATIONS

2" MIN, 12" MAX. HEIGHT

GRAVEL BACKFILL TO BE
COMPLETELY COVERED

WITH FABRIC

I>I>GRAVEL BACKFILL \

CONSTRUCTION STANDARDS
CITY OF WHITEFISH

TYPICAL sLopg
-

TYPICAL SLOPE

i
—d'

4,_011

/COMPACTED TO 95%<]

ASPHALT

CRUSHED AGGREGATE
BASE COURSE

NATIVE MATERIAL

ADJUSTMENT RINGS
(AS NEEDED)
2’—0")(4’—0")(4.,—0"
ECCENTRIC CONE

MIRIFI 140 FILTER FABRIC
OR APPROVED EQUAL

INLET PIPE<Z |

FABRIC LINER

(@)

ﬂ

DRYWELL - TYPE 'B'

SCALE: NONE

DRYWELL DETAILS SD—-64

4’'—0" I.D. SLOTTED

BARREL SECTION W/3
ROWS OF SLOTS LOCATED
@ 90°

5'—-4" 0.D. x 3'-0" I.D.
RING FOOTING

1" TO 3" CLEAN DRAIN
ROCK (TYP. AROUND
SLOTTED BARREL)

DAHLIN

CIVIL DETAILS 2

DATE 11.04.2022
JOB NO. 1719.001
5865 Owens Drive
Pleasanton, CA 94588 C . O 7

925-251-7200
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Planning Department

130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

January 27, 2023

Re:  Public hearing notice for an amended PUD for RH2 LLC
Dear Adjacent Property Owner:
Our records indicate that you are the owner of property within 150-feet of the proposed project.

As the Planning Staff for the Columbia Falls Planning Jurisdiction, I am writing to provide you
with a notice of a public hearing for amending the Planned Unit Development overlay approved
at 812 4™ Ave West just north of the new Whitefish Credit Union. The amended PUD will allow
twelve residential units rather than the nine residential units and three commercial spaces
previously approved. The three story building will meet the setback and height standards of the
CB-2 (General Business) zoning district as well as providing 24 off-street parking spaces. The
property is described as Assessors’ Tract 8AA (Parcel B of COS 12484) in the SW1/4 of Section
8, Township 30 North, Range 20 West, P.M.M., Flathead County.

If you have question or comments concerning this matter, please call, visit or write me at City
Hall. For written comment to be included in the Planning Board packet, it needs to be submitted
to the City Clerk, 130 6" Street West, Columbia Falls, MT 59912 no later than Tuesday
February 7, 2023 or by email: staalandb@cityofcolumbiafalls.com. Written or emailed comment
may be provided up to 5:00 pm on the day of the hearing and will be emailed and/or passed out
at the hearing. Written comment must include the commenter’s physical address.

Eric H. Mulcahy, City Planner

T - = 5 419
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CITY OF COLUMBIA FALLS
NOTICE OF PUBLIC HEARINGS

The Columbia Falls City-County Planning Board will hold public hearings for the following
items at their regular meeting on Tuesday, February 14, 2023 at 6:30 p.m. at the Cafetorium in
the Columbia Falls Junior High School, 1805 Talbot Road, Columbia Falls, Montana. The
Columbia Falls City Council will hold a subsequent hearing on March 20, 2023 starting at 7:00
p.m. in the same location.

Request to amend an approved Planned Unit Development in the Columbia Falls
Zoning Jurisdiction:

The RH2 LLC is requesting an amendment to a previously approved Planned Unit
Development overlay for the property located at 812 4™ Ave West which is at the corner of
8" Street West and 4" Ave West. The original PUD allows nine residential units and three
commercial spaces in two buildings on the half acre parcel. The amendment would replace
the three commercial units with three residential units for a total of twelve residential units.
The three story buildings will meet the setback and height standards of the CB-2 (General
Business) zoning district as well as providing 24 off-street parking spaces. The property is
described as Assessors’ Tract 8AA (Parcel B of COS 12484) in the SW1/4 of Section 8,
Township 30 North, Range 20 West, P.M.M., Flathead County.

A Zone Change Reguest from CSAG-5 and CSAG-10 to CR-4 in the Columbia Falls
Zoning Jurisdiction.

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
500 River Partners LLC are requesting a zone change for property located at 7030
Highway 2 East and 500 River Road in Columbia Falls. The properties are currently
zoned CSAG-5 and CSAG-10 (Suburban Agricultural) with a 5 and 10 acre minimum lot
size. The proposed zoning is a CR-4 (Urban Residential) zoning. The two properties total
approximately 22.5 acres and are located just east of the bridge over the Flathead River.
The properties are described as Parcel 1 of COS 16981 (Assessor’s Tract 3FB) and Tract 1
of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30 North, Range 20 West,
P.M.M., Flathead County.

Request for a Planned Unit Development in the Columbia Falls Zoning Jurisdiction:

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
River Partners LLC are requesting a Planned Unit Development in the Columbia Falls
Zoning Jurisdiction, the urban scale development is located at 7030 Highway 2 East and
500 River Road in Columbia Falls and is described as Parcel 1 of COS 16981 (Assessor’s
Tract 3FB) and Tract 1 of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30
North, Range 20 West, P.M.M., Flathead County. The project consists of 180 residential
units (99 single family attached units and 81 apartment units. The gross density of project
is 7.9 units per acre. The applicant is proposing 12.21 acres (55%) of the site as park and
open space. With the project, the applicants are proposing to extend Columbia Falls Water
and Sewer service to the site. Other than the clustering of density and the density bonus
provided by the PUD regulations, the applicant is not requesting any deviations.
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Persons are encouraged to submit written comments prior to the meeting. Written comments
carry the same weight as public testimony given during the hearing. Written comments may be
sent to Columbia Falls City Hall, Attention: Barb Staaland, City Clerk, 130 6™ Street West,
Room A, Columbia Falls, MT 59912 or via email: staalandb@cityofcolumbiafalls.com. Written
comments must include the commenter’s physical address. For more information on the
proposed Planned Unit Development, please call Eric Mulcahy, Columbia Falls City Planner at
755-6481. As these meetings are held at an alternate location, ZOOM virtual meeting is not
available for either meeting.

DATED this 27th day of January, 2023

Susan Nicesia
Susan Nicosia, City Manager/Planning & Zoning Administrator
COLUMBIA FALLS CITY-COUNTY PLANNING BOARD

Publish: Daily Interlake Sunday January 30, 2023
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ZONE CHANGE REQUEST
COLUMBIA FALLS AREA ZONING JURISDICTION
HIGH COUNTRY LAND AND CATTLE (MT) LLC
TWIN PEAKS FARM, LLC
COLUMBIA FALLS PLANNING OFFICE STAFF REPORT CZC#23-01
January 30, 2023

A report to the Columbia Falls City-County Planning Board and Zoning Commission and the
Columbia Falls City Council regarding a request to amend the zoning classification from
CSAG-10 and CSAG-5 (Suburban Agricultural) to CR-4 (Urban Residential) within the
Columbia Falls Zoning Jurisdiction. The zone change request is scheduled for a public
hearing before the Planning Board on Tuesday, February 14, 2023, at 6:30 P.M. A
subsequent hearing will be held by the Columbia Falls City Council March 20, 2023 at 6:30
P.M.

BACKGROUND INFORMATION

A. PETITIONERS
Owners:
Twin Peak Farm, LLC
197 S. Silverwood Way
Eagle, ID 83616

High Country Land & Cattle (MT) LLC
4531 N. 16t Street #103
Phoenix AZ, 85016

Applicant:
500 River Partners LLC affiliate of Location Ventures

275 Alhambra Circle
Coral Gables, FL. 33134

Consultant:

KILJ Engineering Attn: Mark Rohweder
1830 3rd Ave East Suite 303

Kalispell, MT 59901

B. LOCATION/DESCRIPTION

The properties are located at 500 River Road and 7030 Highway 2 E. Columbia Falls.
The 22.5-acres consists of two properties and are described as Tract 1 of COS 16958
(Assessor’s Tract 3F) and Parcel 1 of COS 16981 (Assessor’s Tract 3FB) in Section 16,
T30N, R20W, P.M.M., Flathead County.

C. REQUEST
The request would amend the zoning on this site from CSAG-10 and CSAG-5
(Suburban Agricultural) to CR-4 (Urban Residential). See figure 1. The properties
are approximately 22.5 acres in size with a house on Tract 3F and Tract 3FB is
vacant.
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Flathead County GIS

REASON FOR REQUEST

Item No.2.

The applicants want to develop an urban scale project that meets the Columbia Falls

Growth Policy and extend municipal services to the property.
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E. EXISTING LAND USE
The parcel is a vacant parcel with a hay crop. (See Figure 2).

Figure 2

Source: Flathead County GIS — Photo Layer

F. ADJACENT ZONING AND LAND USE: (See Figure 1)

Item No.2.

Direction Current Zoning Current Use
from Site
North CSAG-10 Grazing and open lands
South CR-3 and CSAG-5 The Benches and proposed River Highlands
West CSAG-10 and CR-3 Residential Subdivisions
East SAG-10 Residential and agricultural uses

CZC #23-01 Page 3 of &
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G. GROWTH POLICY DESIGNATION

The Columbia Falls Growth Policy Map designates the subject property for “Urban Residential”
(Figure 3). The proposed CSAG-5 zoning is not an urban zoning designation but it is a
transitional zoning classification that “provides a buffer between urban and unlimited
agricultural uses, encouraging separation of such uses in areas where potential conflicts of
uses will be minimized, and to provide areas of estate-type residential development.” The
Growth Policy document is a guide and not a regulatory document and therefore zoning map
amendments can loosely follow the growth policy as is the case here. The subject property is
near and adjacent to other Suburban Agricultural zoning designations and at present there
are no public sewer or water facilities that would support the urban density proposed in the
Growth Policy.

Figure 3

J'

Wholesale and industrial uses where noise, odor,
LightIndustrial dust and associated impacts are confined to a building
or screened area.

8 or more units/acre. High density residential including
. townhouses and apartment units. Served by urban
- MG services. May be a buffer or transitional area between
low density residgential and non-residential uses.

Betveen 2 and 8 units/acre. Primarily single family
UrbanResidential residential with limited quantities of multifamily units.
Fully served by urban services.

2 units/acre or less. Primarily single family residential

SuburbanResidential

Arural area, predominately used for corporate and
public lands, estate housing, and protective buffer
- — for inaustry. Outside the immediate needs of urban
copha development and having limited urban sesrvices.
Residential use closely associated with highly
developed access and low fire hazards.

e

in a quasi-rural setting. Some urban services available.

Excerpt from the 2019 Columbia Falls
Growth Policy Map

CZC #23-01 Page 4 of &
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H. UTILITIES /SERVICES
The property is less than 1/4 mile east of the City limits of Columbia Falls and will
annex into the City. The Applicant proposes to develop the property by extending
municipal sewer and water facilities across the river. The application indicates that the
developer will reconstruct River Road and relocate it east for better site distance.

Water: Columbia Falls Municipal Water

Sewer: Columbia Falls Municipal Sewer

Fire Protection: Upon Annexation Columbia Falls Fire Department
Police Protection: Upon Annexation Columbia Falls Police Department
Street Maintenance: Internal Streets Private HOA

Electricity: Flathead Electric

Natural Gas: Northwestern Energy

EVALUATION BASED ON STATUTORY CRITERIA

This request is reviewed pursuant to the criteria set forth in Section 76-2-304, M.C.A., and as
stated by the Montana Supreme Court. The following findings are made:

1. Does the requested zone comply with the Growth Policy?
The Columbia Falls Growth Policy Map designates the subject property urban
Residential (Figure 3). The Growth Policy designates a large area east of the Flathead
River and along the north and south sides of Highway 2. This proposal complies
with the Growth Policy.

The Growth Policy document provides a list of goals and policies for urban residential
uses.
Goals for urban residential include:

e Providing and adequate supply and mix of housing options in terms of cost,
location, type, and design to meet the needs of present and future residents.

e Residential development that does not excessively burden the local
government and is adequately served by public facilities and services

e Solid stable and well-maintained neighborhoods which are safe from intrusion
of incompatible uses.

Policies for Urban Residential include:

e Urban residential areas should be encouraged to be developed where adequate
services and facilities are available, or extensions can be made.

e Typical densities are two to eight dwellings per gross acre.

e Urban density residential areas should be fully served by urban infrastructure
and municipal services, including paved streets, curbs, gutters, sidewalks
abutting all residential lots, boulevards, and public sewer and water.

e Areas should be convenient pedestrian and vehicle access to neighborhood
business districts, parks, and elementary schools.

The project proposes a density of 7.9 dwelling units per acre. The development
provided a mix of single family attached and multi-family apartments. (99 single
family and 81 apartment units). The PUD standards also encourage clustering or
multi-family in exchange for open space areas. The project will be served by a full
complement of urban infrastructure including public sewer and water service, City

street and private streets developed to City standards with sidewalks, curb/gutter
- 65 -
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boulevards and sidewalks. Although some distance to commercial services sidewalks
and paths will connect the project to downtown. School bus service is provided by
the School District.

The proposed zone change complies with the text as well as the map of the Growth
Policy.

Is the requested zone designed to lessen congestion in the streets?

The proposed development will definitely add density to this area of Columbia Falls;
however the City’s long range planning documents have long anticipated urban
growth in this area. The applicant proposed to move the River Road approach to the
east for better sight distance and work through MDOT’s system impacts for any
required mitigations. Pedestrian paths will also be installed within the project and
connecting to the Highway frontage.

Will the requested zone secure safety from fire, panic, and other dangers?

The property is currently located in the Badrock Fire District, however, with
annexation the property will move into the Columbia Falls Fire District. Along with
annexation, the applicants will extend City water to the East side of the Flathead
River and install fire hydrants throughout the development. The applicants are
proposing public access to the river front area along with public parking within the
clubhouse parking lot. In this location of the Flathead River, the floodplain is limited
to the immediate river bank.

Will the requested change promote the health and general welfare?

The applicants are proposing to change the zoning from the suburban agricultural
designation which has densities of one dwelling to five or ten acres along with on-site
water and sewer service to an urban density that allows up to eight dwelling units
per acre but requires extension of municipal sewer and water facilities. The
conversion of these properties to urban densities has been anticipated by the City
since the adoption of the 2005 Growth Policy. It has long been a goal of the City to
offer municipal sewer services to residents along the Flathead River as a way to
improve water quality.

As the applicant is following the zoning up with a PUD overlay, the densities are
increased to 7.9 dwelling per acre in exchange for open space. In this project, the
applicants are proposing close to 55% of the property as park and open space.

Will the requested zone provide for adequate light and air?

The developer through the use of the PUD is concentrating the density of the project
away from wetlands and sensitive areas. Overall, the project is proposing 55% of the
22.5 acres as park and open space.

The applicants are not requesting any deviations to the zoning standards such as
height, setback, parking, or lot coverage. The development will provide for light and
air.

Will the requested zone prevent the overcrowding of land?

The proposed zone change complies with the Community’s long range planning
documents which is the Columbia Falls Growth Policy, 2019 Edition. The proposed
CR-4 zoning is very similar to the CR-3 zoning located south of the Highway and west
of the Flathead River (figure 1). Urban development and the associated populations
are anticipated in this area.

Will the requested zone avoid undue concentration of people?
The Growth Policy Map prescribes a density of two to eight dwellings per acre for
urban residential, the proposed 7.9 dwelling units per acre is within the CR-4 of

Planned Unit Development overlay standards which allows up to twelve units pej
CZC #23-01 Page 6 of d
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acre. The project will be fully served by urban infrastructure such as public sewer
and water service, private streets developed to City standards with curb/gutter,
boulevards and sidewalks. Although some distance to commercial services, school
bus service is provided to this area.

With the development providing the full complement of urban services, the proposed
project will accommodate the urban densities proposed.

Will the requested zone facilitate the adequate provision of transportation,
water, sewerage, schools, parks and other public requirements?

With the proposed zone, the applicants are also submitting application for a PUD.
The result of the concurrent applications is that we get to see what the end result will
be and how it may potentially impact services. As outlined in the PUD application
the applicants propose a full complement of urban infrastructure including
Municipal sewer and water, privately built streets to City standards, park areas, and
fire hydrants. The MDOT will review all approaches to the Highway system through
their systems impact process in Helena. Part of the MDOT review will be looking at
the Traffic Impact Study provided with this application and determining any required
mitigations to traffic impacts. Municipal sewer and water and stormwater will be
reviewed by the City of Columbia Falls and the MDEQ prior to any construction (See
MDOT email of January 20, 2023). The proposed zone change is facilitating the
extensions of these services.

Does the requested zone give reasonable consideration to the peculiar
suitability of the property for particular uses?

For at least 18 years, the City has identified this area for urban use and expansion of
City services. The proposed CR-4 zoning classification is an urban residential land
use designation. The proposed zoning does give consideration to the site suitability.

Does the requested zone give reasonable consideration to the character of the
district?

The property is sparsely developed and has the occasional hay crop. Much of the
surrounding lands are more rural and suburban than urban. However, this property
and property south of the Highway are designated in the Growth Policy for Urban
residential use. Although the neighborhood does not reflect urban use at present it
has long been planned for urban expansion of the City of Columbia Falls.

Will the new zoning affect property values?

The proposed land use is different than the existing suburban agricultural densities
and some may think the change may negatively impact property values. However,
others may argue the extension of municipal sewer and water to this area would
increase property values by adding development potential.

Will the requested zone encourage the most appropriate use of the land
throughout the municipality?

The subject property is on the edge of the Columbia Falls Zoning and Planning
jurisdiction. Many of the uses on the edge of the zoning district are suburban
agricultural in nature. The suburban zoning designations next to the City preserve
larger tracks that can be converted to urban designations in the future.

The subject property is designated in the Columbia Falls Growth Policy as Urban
Residential as far back as the 2005 Growth Policy document. The City of Columbia
Falls updates its Growth Policy every five years and most recently in 2019. The
consensus of the most recent update was that Columbia Falls is quickly running out
of developable lands with access to public sewer and water. This area east of the
Flathead River along with lands along the Northfork Road and the lands west of town
below Hilltop were areas identified for future growth. Since 2019 we continue to see

shortages in housing supply for all categories of housing type. The proposed project
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will extend the City’s infrastructure to an area of the community that has been
identified for urban expansion. Therefore, the proposed zone change is an
appropriate use as identified by the municipality.

SUMMARY

The Columbia Falls growth policy map designates the subject property urban residential
(figure 3). The Growth Policy designates a large area east of the Flathead River and along the
north and south sides of Highway 2. The Growth Policy prescribes a density of two to eight
dwellings per acre for urban residential, the proposed 7.9 dwelling units complies with the
policy.

With annexation, the applicants will extend City water to the east side of the Flathead River
and install fire hydrants throughout the development. The floodplain along this side of the
river is limited to the immediate river bank and will not threaten any structures that would
be developed within the project. Annexation will also bring the services of Columbia Falls
Fire and Police department to the property.

RECOMMENDATION

Staff finds that the subject sufficiently meets the adopted review criteria to be rezoned from
CSAG-10 & CSAG-5 to CR-4. Staff recommends that the Columbia Falls Planning Board
adopt staff report CZC-23-01 as findings of fact as the first motion. As a second motion
staff proposes that the Planning Board send a recommendation of approval for the zone
change to the Columbia Falls City Council.
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COLUMBIA FALLS AREA ZONING JURISDICTION

7030 HIGHWAY 2 RESIDENCES PLANNED UNIT DEVELOPMENT (PUD)
COLUMBIA FALLS PLANNING OFFICE STAFF REPORT # CPUD-23-02
February 2, 2023

A report to the Columbia Falls City-County Planning Board regarding a request for a Planned
Unit Development concurrent with a zone change application. The development proposes 180
residential units (99 attached single family units and 81 apartments). A public hearing is
scheduled before the Columbia Falls City-County Planning Board and Zoning Commission on
February 14, 2023 at 7:00 PM in the Columbia Falls Junior High Cafetorium and a
subsequent public hearing is scheduled for the Columbia Falls City Council for March 20,
2023 at 6:30 PM in the Columbia Falls Junior High Cafetorium.

BACKGROUND INFORMATION

A. PETITIONERS
Owners:
Twin Peak Farm, LLC
197 S. Silverwood Way
Eagle, ID 83616

High Country Land & Cattle (MT) LLC
4531 N. 16th Street #103
Phoenix AZ, 85016

Applicant:
500 River Partners LLC affiliate of Location Ventures

275 Alhambra Circle
Coral Gables, FL. 33134

B. PETITIONER’S TECHNICAL ASSISTANCE
KLJ Engineering Attn: Mark Rohweder
1830 3rd Ave East Suite 303
Kalispell, MT 59901

C. LOCATION/DESCRIPTION

The properties are located at 500 River Road and 7030 Highway 2 E. Columbia Falls.
The 22.5-acres consists of two properties and are described as Tract 1 of COS
16958(Assessor’s Tract 3F and Parcel 1 of COS 16981 (Assessor’s Tract 3FB) in
Section 16, T30N, R20W, P.M.M., Flathead County.

CPUD-23-02 Page 1 of 16
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REQUEST

The applicant is proposing a residential development on 22.5 acres of land. The
request includes a PUD and a zone change application. The Development proposes
180 units on the 22.5 acres for a density fewer than eight units per acre. The unit
mix would be 99 attached single family dwellings along with 81 apartments units in
two buildings. With the urban density, the applicant proposes extending municipal
sewer and water mains across the river to the subject property. The applicants will
reconstruct and move River Road to the east for better site distance and they will
work with MDOT on any required mitigation. Pedestrian paths will be constructed
throughout the project but currently there are no pedestrian paths on the north side
of the highway. With the PUD, the design creates 55% open space which includes
active park areas as well as passive open space.

REASON FOR REQUEST
The applicants want to develop and urban scale project that meets the Columbia
Falls Growth Policy and extend municipal services to the property.

EXISTING LAND USE
There is a house and outbuildings on the western tract and the eastern tract is
vacant. Over the years the property has been hayed occasionally.

ADJACENT ZONING AND LAND USE:

North Large lot Residential, Agriculture, and the Badrock Canyon Wildlife
Management Area

South Residential (The Benches Subdivision) and Suburban Agricultural Uses

East Suburban Agricultural/residential use

West Flathead River and Urban residential uses in single family and multi-

family developments

CPUD-23-02 Page 2 of 16
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Figure 2 -

H. GROWTH POLICY DESIGNATION

The Columbia Falls Growth Policy Map designates the subject property for Urban Residential
(Figure 3 - Yellow Area). This proposal complies with the map and text of the Growth Policy.

Text of the Columbia Falls Growth Policy (2019 update) supports the request as described in
Policy 2.a. “Urban residential areas should be encouraged to be developed where adequate
services and facilities are available, or extensions can be provided.”

CPUD-23-02 Page 3 of 16
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Excerpt from the 2019 Columbia Falls
Growth Policy Map
(The green box indicated the subject

property)
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Subject Property

Lightlndustrisl

MuttiF amily

UrbanResidential

SuburbanResidentisl

- -

Wholesale and industrial uses where noise, odor,
dust and associated impacts are confined to a building
or screened area.

8 or more units/acre. High density residential including
townhouses and apartment units. Served by urban
services. May be a buffer or iranstional area between
low density residential and non-residential uses.

Botveen 2 and 8 units/acre. Primarily single family
residential with limited quanttties of multifamily units.
Fully served by urban services.

2 units/acre or less. Primarily single family residential
in a quasi-rural setting. Some urban services available.

Arural area, predominately used for corporate and
public lands, estate housing, and protective buffer
for industry. Outside the immediate needs of urban
development and having limited urban services.
Residential use closely associated with highly
developed access and low fire hazards.

CPUD-23-02 Page 4 of 16
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I. UTILITIES/SERVICES
The property is less than 1/4 mile east of the City limits of Columbia Falls and will
annex into the City. The Applicant proposes to develop the property by extending
municipal sewer and water facilities across the river. The application indicates that the
developer will reconstruct River Road and relocate it east for better site distance.

Water: Columbia Falls Municipal Water

Sewer: Columbia Falls Municipal Sewer

Fire Protection: Upon Annexation Columbia Falls Fire Department
Police Protection: Upon Annexation Columbia Falls Police Department
Street Maintenance: Internal Streets Private HOA

Electricity: Flathead Electric

Natural Gas: Northwestern Energy

EVALUATION BASED ON STATUTORY CRITERIA!

The following findings are made:

This request is reviewed pursuant to the criteria set forth in Section 76-2-304,
M.C.A. and as stated by the Montana Supreme Court; Chapters 18.348, Planned
Unit Development Standards. The Columbia Falls Zoning Regulations (18.624.004
Definitions) state that only “large building” in the CB-2 and CB-4 zoning require a
Conditional Use Permit to show compliance with Chapter 18.428, Large Building
Standards of the Columbia Falls Area Zoning Ordinance. However, to show that the
apartment units provide the character elements of the Zoning Standards we are
providing that review. The following findings are made:

1. Conformity to the Large Building Criteria as required in Columbia Falls Zoning
Code Section 18.428.

1. Facades and Exterior Walls:

A. The building is greater than 60-feet in length and the applicants have
incorporated numerous recess and projections along the facade of the building
in the front, rear and side to comply with these standards.

B. All four sides of the building have windows and architectural elements such as
windows, decks, doors, textural changes in siding materials, and multiple
gables.

C. The proposed buildings will use various types of siding materials of different
colors and textures. The larger apartment building designed in an “L” shaped
footprints to lessen the mass.

2. Roofs and Parapets:

A. The applicant is using gabled roofs with additional gables extending over the
deck area. They are also showing shed roofs at the ends of the buildings for
the architectural interest appearance. Most of the mechanical will be housed
inside the building or at ground level. The buildings will comply with the
maximum height limits of the CR-4 zoning regulations.

1 This request is reviewed pursuant to the criteria set forth in Section 76-2-304, M.C.A., and as stated
by the Montana Supreme Court as well as Chapter 18.33, Planned Unit Development Standards, of the
Columbia Falls Area Zoning Ordinance.

CPUD-23-02 Page 5 of 16
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The apartment project went through the Columbia Falls Site Review pro

with the City departments and Karl Weeks, Columbia Falls Fire Chief,
reviewed access to the buildings throughout the project. The apartments will
be fully sprinkled and the fire department will have access to the roof. The
Columbia Falls Fire Department does have a fully equipped ladder truck in its
fire house.

There are no parapets.

N/A No Parapets

It appears that the apartments have large overhangs
The roof pitch meets the City’s standards

The roof appears to meet this standard

Entrance:

Much of these sections were created to address customers entrances for
Commercial structures and not a residential project, however, the proposed
apartments address some of these elements. Entrances include overhangs,
columns/posts, recessed features, roof elements.

Materials and Color:

The exterior materials will consist of wood, stone and textured composites.
(See color rendering in the application materials.)

Origin of construction materials has not yet been selected but the applicant is
encouraged to purchase locally sourced lumber.

The color of the structure is to be determined.

The trim compliments the wall colors and is earth toned and not bright.

The applicant is not proposing any concrete block, tilt-up concrete, or smooth
faced steel.

Landscaping:

The site is 22.5 acres in size. Approximately 54% of the site is to be devoted to
park/open space/recreation areas. The applicants are concentrating the
apartment units to the center of the property and ringing the development
with single family residential units. The project creates large courtyards with
pedestrian paths, trees, lawns, natural areas, and landscaped areas. The
streets will have tree lined boulevards.

The applicant proposes 54% of the site as landscape area (native and
cultivated) which exceeds the 15% requirement for large building CUP’s. The
54% also exceeds the 30% requirement of the PUD standards.

The site plan incorporates the existing features of the site and preserves most
of the vegetation in and along the wetlands and along the River bank. The
remainder of the property will be completely revegetated with maintained
landscape areas. Presently we have a schematic landscaping plan that does
not indicate the plant mix or irrigation system. Staff will recommend a
condition of approval that requires City Manager approval of the detailed
landscape plan prior to issuance of the occupancy permit. Staff can work with
the applicant and the time of year to ensure that the approved landscaping
plan is implemented through a developer’s agreement.

. The regulations require that large buildings on sites less than 30 acres provide

a 10-foot landscape buffer around the perimeter of the site. The CR-4 zoning
has a minimum setback of 20 feet for structures. Based on the site plan, the
applicants appear to meet the setback except for the parking lot at the club
house. The parking lot will need to be moved north on the site to meet the
buffer requirement of ten feet.

The conceptual parking layout appears to comply with the landscaping and
spacing requirements of the code.

CPUD-23-02 Page 6 of 16
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Parking Lot:

The conceptual plan shows curbed planting beds

Details of the landscaping and planting beds will be reviewed through a
detailed landscape plan that will be conditioned as part of this PUD.

This appears to be met and will be reviewed in detail with the formal
landscape plan.

There are no parking isles in excess of thirty spaces.

The applicant has segmented the parking area so that the parking lot is
separated by landscape islands, common areas, and roads.

No traffic calming (such as speed bumps) is proposed within the project.
There is a round-about at the clubhouse which serves the club house public
parking and an easement to the properties north of the proposed development.

. The Columbia Falls zoning regulations require two parking spaces per unit

plus one space per 400 square feet at the clubhouse. With 180 units and
7500 square feet of clubhouse the parking requirements is 379 spaces. The
applicant is providing 421 parking spaces with surplus “Guest” parking being
spread throughout the project. There is also a surplus of six parking spaces
in the clubhouse parking lot that will be provided to the public for access to
the River.

Snow Storage.

A snow storage plan will be required for review prior to building permit
approval. With 54% of the site in open space, there should be more than
enough room for snow storage on the site.

Lighting

At this point in time we do not have a sign package or lighting information for
the apartments which is typical for projects at this stage. Not many
developers would go to the expense to design all of the building details when
they don’t know if they have an approval to construct the building. The City of
Columbia Falls requires all applicants to fill out a sign application and receive
a sign permit from the City prior to erecting any signage. The City staff will
review the sign permit application for compliance with the standards of the
Columbia Falls Zoning Regulations prior to issuing a sign permit.

The lighting package will be reviewed with the building plans for compliance
with full shields and/or opaque shields for direct lights to walks, entrances
and parking areas.

A lighting package has not been submitted. The Columbia Falls zoning
regulations will require that all light be dark sky compliant with full cut-offs
and parking lots lighting shall not exceed 18 feet in height. The complete
lighting package will be reviewed at the time of building permit.

Pedestrian Circulation
The applicant is showing two types of road sections: One with sidewalks on
one side of the street and one with sidewalks on both sides of the street.

Overall, the project has good pedestrian circulation throughout the project.
However, at this point in time there are no walkways or paths on the north
side of Highway 2. As a result persons wanting to walk or bike into town will
either walk the shoulder of the highway or cross the highway to get to the
pedestrian paths on the south side of the highway.

The applicants should work with the MDOT to determine if there is a way to
safely implement a crosswalk to the south side of the highway.

Community Space
The applicant is providing ample community space in the form of paths,
playgrounds, and a club house. The applicants are proposing public access to

CPUD-23-02 Page 7 of 16
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the river and are providing six parking spaces for the public with the R

Access.

Trash and receiving

At this conceptual stage there is no detail to review the location or enclosure
for refuse. The applicants will work with Evergreen Disposal on Refuse
container locations. As with the landscaping and lighting, the details of the
enclosures will be reviewed at the building permit level. The single family
homes have garages and can have individual bins for curbside pick-up.

B. The developer is not proposing a loading dock.
C. No outdoor storage is proposed for the apartment use.

2. Conformity to the PUD criteria as required in Columbia Falls Zoning Ordinance
Section 18.338.040.

1.

The minimum size of a PUD is 2 acres:

The site contains about 22.55 acres; thus, it meets the minimum criteria of 2
acres for a PUD.

The maximum density of a CR-4 zoned PUD is 12 units/acre:

The site contains a total of 22.55 acres. The applicant is requesting 180 units
or 7.98 dwelling units per acre.

. Not more than 70% of the PUD shall be devoted to parking and structures:

PUD’s limit developed area, which includes buildings, streets and road
easements, and parking lots, to 70% of the development so conversely 30% of
the site is required to be in open space/park. The applicant is showing 12.21
acres of the 22.55 acre site as open space/park area which equals 54.2% of the

property.

Off-street parking requirements are two spaces per dwelling unit and one space
per 400 square feet for the clubhouse:

With 180 units and 7500 square feet of clubhouse the parking requirements is
379 spaces. The applicant is providing 421 parking spaces with surplus
“Guest” parking being spread throughout the project. The applicant exceeds
the minimum parking requirement.

. Landscaping

The applicants are proposing extensive landscaping throughout the project.
However, the landscaping plan is very conceptual at this point. A full
landscape plan will be required as a condition of PUD approval and it shall be
approved prior to issuance of building permits.

. Public utilities shall be provided:

Water: The applicant is proposing the extension of Municipal water to the
property.

Sewer: The applicant is proposing the extension Municipal Sewer to the
property.

CPUD-23-02 Page 8 of 16
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Fire Protection: The project is currently within the Badrock Fire Departn

service area but with annexation, the property will be in the Columbia Falls
Fire District. Should the PUD be approved, the annexation will follow
immediately.

Police: The project is currently within the Flathead County Sheriff
Departments service area but with annexation, the property will be in the
Columbia Falls Police Departments jurisdiction. Should the PUD and
Subdivision be approved the annexation will follow immediately.

Stormwater: There is no public stormwater collection and disposal available
to this area. The applicant is proposing, and will be required, to detain all
stormwater on site. A conceptual stormwater plan is included with the
application. All stormwater management plans are required to be reviewed by
the City of Columbia Falls and the Montana Department of Environmental
Quality.

Parks/Recreation: As this subdivision is also a PUD, it is required to provide
30% of the property as open space/common area. The applicant is showing
12.21 acres of the 22.55 acre site as open space/park area which equals 54.2%
of the property. Park areas will include public access to the River along with
public parking and a bike station. Other park amenities within the project
include pavilions, playgrounds, and a dog park for the residents. In addition,
there will be a club house with full amenities for the residents of the
Development.

The application provides a park space map that identifies areas of
native/natural area which consists of the wetland areas and the manmade
pond on the southeast side of the project. The applicants are showing
maintained park area along the River. Based on comment from Fish Wildlife
and Parks along with growth policy statement that look to preserve riparian
vegetation, the area along the River should be maintained in more of a native
vegetation state with the exception of primitive paths providing access to the
River.

Streets: The primary access to the project is to be approached from US
Highway 2. The applicant proposes moving River Road approach further east
to get better site distance at the intersection with Highway 2. Per comment
from the Montana Department of Transportation (MDOT), both approaches
will be required to go through the States System Impact Analysis to evaluate
the Traffic Impact Study for the project and implement any mitigation needed
for safe access to and from the development and the Traffic Impact Study
indicates that the project will warrant a traffic signal at River Road and
Highway 2. With annexation the County will transfer the annexed portion of
the road to the City.

All roads within the project will be privately built and maintained. None of the
roads will be dedicated to the City. As this project is coming in without
subdivision the roads will have associated easement or right-of-way as
everything remains under a single ownership. The applicants are proposing
road cross section with pavement of 20-feet along with two feet of rollover curb
and gutter on each side.

Road cross sections A and B have a detached sidewalk on one side of the
street with a four foot boulevard separating the sidewalk from the street. The
only difference in cross sections A and B is that A has homes on both sides of
the road and B has dwellings on one side.
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Road Cross Section C has sidewalks on both sides of the street along with

eight foot on-street parking isle. The sidewalk on the side of the street with
parking abuts the curb and gutter so no boulevard on that side of the street.
As this is not a subdivision and the roads are not ever to be dedicated to the
City, they are not required to conform to the City’s Subdivision standards.
That said they are required to meet the minimum standards required by the
Fire Department. The Columbia Falls Fire Chief has reviewed the road cross
sections and has stated that they meet the Departments minimum standards.

7. Off-street loading area may be required:
This is not applicable to this project as it is a residential application.

8. Architectural Design of the buildings shall be compatible with surrounding
buildings within the PUD.

The PUD is developing single family attached dwellings and apartment
buildings that resemble Mountain Modern architecture using traditional
materials such as stone and wood exposed structural elements similar to
lodge architecture. The apartments are located to the center of the property
with the single family attached dwelling ringing the development. This is the
first urban neighborhood developed on the east side of the river so it is
different than the traditional dwellings and neighborhoods that existed when
this was mostly agricultural uses.

Does the requested zone comply with the Growth Policy?
The Columbia Falls Growth Policy Map designates the subject property Urban
Residential (Figure 3). The Growth Policy also designates a large area east of the
Flathead River and along the north and south sides of Highway 2 as Urban
Residential. This proposal complies with the Growth Policy.

As stated previously in this report, the Growth Policy document provides a list of
goals and policies for urban residential uses. The proposed PUD complies with the
text as well as the map of the Growth Policy.

The Growth Policy recommends densities of two to eight dwellings per acre for urban
residential property, the proposed 7.98 dwelling units per acre meet the provisions of
the Planned Unit Development and the Growth Policy. The Growth Policy goes on to
state that urban residential is primarily a single family residential district with
“limited quantities of multi-family residential”. The proposed project has 99 units of
single family residential and 81 multi-family units. On the 22.5 acres of property in
the development 7% of the property is devoted to multi-family building and 13% is
devoted to single family. The project will be served by a full complement of urban
infrastructure including public sewer and water service and private streets developed
with sidewalks, curb/gutter, and boulevards.

. Is the requested zone designed to lessen congestion in the streets?

All of the residential dwellings and units are accessed by the internal development
roads. None of the units have direct access to the Highway. Based on the Traffic
Impact Study (TIS) prepared by the applicants consulting engineer all traffic
generated by the project will use Highway 2 for travel.

The TIS (page 5) shows a split with half of the traffic coming and going into Columbia
Falls and half the traffic heading east to the Canyon or down Highway 206. The TIS
also completed a Level of Service (LOS) analysis of the project looking at “Build” and
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“no build” scenarios. There is no drop in Service to the highway system w

comparing the “no Build” to the “Build” except at the Westbound approach drops
from B to C at the peak PM hour.

The MDOT responded to a request for agency comment stating that this project
would be required to go through their Systems Impact Process. The MDOT will
review the TIS and determine if additional study is required and they will require
whatever mitigations are needs to develop safe access to the project.

. Will the requested zone secure safety from fire, panic, and other dangers?

The property is currently located in the Badrock Fire District, however, with
annexation the property will move into the Columbia Falls Fire District. Along with
annexation, the applicants will extend City water to the east side of the Flathead
River and install fire hydrants throughout the development. The 100-year floodplain
is limited to the immediate bank of the river in this location and does not impact any
of the development sites.

. Will the requested change promote the health and general welfare?

The applicant is required to secure approach permits from the MDOT and go through
their Systems Impact Analysis. Through the MDOT review, the applicants will be
required to mitigate any impacts identified in their review. Sidewalks and paths are
proposed throughout the project however at present there is no pedestrian
connection to town on the north side of the Highway. The applicant will extend City
sewer and water services to the east side of the Flathead River which will protect
groundwater resources and provide fire suppression.

In the agency comment from Fish Wildlife and Parks, they recommend a setback of
300 feet from the Flathead River and 130 feet from wetlands and ponds. The existing
River Road and house located on the property are within the recommended buffer
and the proposed clubhouse in no closer than the existing road. The pond
referenced in the letter is a manmade pond and as neither Columbia Falls nor
Flathead County have river or wetland setbacks, the proposed project complies with
the City Zoning Regulations. As the Army Corps of Engineers regulates wetlands and
permits encroachments, the applicants will need to secure approval from the Corps
for the wetland crossing on the north side of the project as well as any other activity
deemed applicable by the Corps.

The applicants are proposing to extend municipal sewer and water services to the
site. To do this, the applicants are proposing to directional bore the utilities under
the Flathead River. Because the utilities will cross a designated floodway of the
Flathead River, the applicants will need to secure a floodplain development permit
from the City of Columbia Falls. The Flathead River is also the jurisdiction of the
Flathead Conservation District who administers the District’s 310 Permit and the
Army Corps of Engineers. The Applicants will need to secure the 310 permit and
contact the Corps to determine if a permit is required from their agency.

. Will the requested zone provide for adequate light and air?

The developer, through the use of the PUD, is concentrating the density of the project
into the center of the 22.5-acre property. The applicant is not requesting any
deviations to the height or setback requirements. As stated previously in this report
the applicants exceed all setback requirements. With approximately 54% of the site
being designated park and open space the proposal will provide light and air.

. Will the requested zone prevent the overcrowding of land?

The proposed PUD complies with the Community’s long range planning document
which is the Columbia Falls Growth Policy, 2019 Edition. Urban development
identified in the Growth Policy and the associated populations are anticipated in this
area.
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Project Specifics

» 54% of the site will be set aside as park/open space.

» The park and open space areas are amenity filled with proposed playgrounds, dog
park, walking paths, and a club house

» The applicants are proposing 180 units on 22.55 acres or fewer than eight units
per acre in conformance with the Growth Policy.

» A street and pedestrian network provides safe walking/biking routes through the
neighborhood.

» The project has immediate access to high capacity Highway 2.

The presence of these elements will prevent a sense of overcrowding.

9. Will the requested zone avoid undue concentration of people?
The Growth Policy Map prescribes a density of two to eight dwellings per acre for
urban residential, the proposed density of fewer than eight dwelling units per acre is
within the CR-4 Planned Unit Development density requirements. The project will be
fully served by urban infrastructure such as public sewer and water service, private
streets developed with curb/gutter, boulevards and sidewalks.

The PUD proposes to avoid undue concentrations of people by providing the following
elements:

54% of the site will be set aside as park/open space.

The park and open space areas are amenity filled with proposed playgrounds, dog
park, walking paths, and a club house

The applicants are proposing 180 units on 22.55 acres or fewer than eight units
per acre in conformance with the Growth Policy.

A street and pedestrian network provides safe walking/biking routes through the
neighborhood.

The project has immediate access to high capacity Highway 2.

YV V V VYV

The presence of these elements will avoid an undue concentration of people.

10.Will the requested zone facilitate the adequate provision of transportation, water,
sewerage, schools, parks and other public requirements?
Adequate facilities are proposed and achieved in the following manner:
» With annexation the property will be in the Columbia Falls Fire and Columbia
Falls Police Departments jurisdiction.
With the extension of Municipal Water to the property, the project will be
developed with fire hydrants and fire flows.
With the extension of Municipal Sewer, the projects waste water will be treated
by the Columbia Falls Wastewater Treatment Plant.
The development is in School District #6 and bus service is available.
There are numerous parks and open spaces in the project. The Park and open
space along the river will be open to the public.

VYV V VY

11.Does the requested zone give reasonable consideration to the peculiar suitability
of the property for particular uses?
The PUD is the best mechanism to develop the property east of the river by allowing
clustering of density to create 54% (12.21 acres) of the site as open space. Without the
PUD densities the property would most likely be developed in lots similar to that of the
Benches utilizing on-site sewer and a public water system. The Benches is a nice
development but it does not provide the number of units needed to meet the housing
demand in the Flathead.

The proposed project does give reasonable consideration to the peculiar suitability of
the property for residential development.
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district?
The property is sometimes used for hay production and much of the surrounding
lands are more rural and suburban than urban. However, this property was
designated in the Growth Policy for Urban Residential uses and properties just south
of the Highway have been zoned for urban densities.

Although the neighborhood does not reflect urban use at present it has long been
planned for urban expansion of the City of Columbia Falls. This statement is true for
any growth of Columbia Falls since the City has little infill opportunity left. The City
can grow in three directions: east across the Flathead River; north up the north fork
road; or west in the agricultural lands below Hilltop Road. Any one of these
directions would convert rural landscapes to urban densities should the City expand.

13.Will the new zoning affect property values?

The proposed land use is different than the existing suburban agricultural densities
and some may think the change may negatively impacts property values. However,
others may argue the extension of municipal sewer and water to this area would
increase property values by adding development potential.

14.Will the requested zone encourage the most appropriate use of the land

throughout the municipality?

The subject property is on the edge of the Columbia Falls Zoning and Planning
jurisdiction. Many of the uses on the edge of the zoning district are suburban
agricultural in nature. The suburban zoning designations next to the City preserve
larger tracks that can be converted to urban designations in the future.

The subject property is designated in the Columbia Falls Growth Policy as Urban
Residential as far back as the 2005 Growth Policy document. The City of Columbia
Falls updates its Growth Policy every five years and most recently in 2019. The
consensus of the most recent update was that Columbia Falls is quickly running out
of developable lands with access to public sewer and water. This area east of the
Flathead River along with lands along the Northfork Road and the lands west of town
below Hilltop were areas identified for future growth. Since 2019 we continue to see
shortages in housing supply for all categories of housing type. The proposed project
will extend the City’s infrastructure to an area of the community that has been
identified for urban expansion. Therefore, the proposed zone change is an
appropriate use as identified by the municipality.

SUMMARY OF FINDINGS

The Columbia Falls growth policy map designates the subject property urban residential
(figure 3). The Growth Policy designates a large area east of the Flathead River and along the
north and south sides of highway 2. The Growth Policy prescribes a density of two to eight
dwellings per acre for urban residential, the proposed 7.9 dwelling units complies with the

With annexation, the applicants will extend City water to the east side of the Flathead River
and install fire hydrants throughout the development. The floodplain along this side of the
River is limited to the immediate river bank and will not threaten any structures that would
be developed within the project. Annexation will also bring the services of Columbia Falls
Fire and Police department to the property.

CPUD-23-02 Page 13 of 16
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Although not subject to the Large Building Standards, the project appears to meet the L

Building Standards of the Columbia Falls Zoning Ordinance. Detailed landscaping and
lighting plans will need to be reviewed and approved by the City Manager prior to the issuance
of a building permit.

There does not appear to be any negative impacts to public health and welfare as the
developed portion of the project is not located within a 100 year floodplain. There are no
steep slopes on the property except those along the river that are confined to the park and
open space area. The applicants will need to secure the applicable permits for the
directional bore of the City’s Sewer and Water Mains.

RECOMMENDATION

Staff recommends that the Columbia Falls City-County Planning Board and Zoning
Commission adopt Columbia Falls Planning Office Staff Report #CPUD-23-02 as Findings of
Fact and recommend approval of the requested PUD overlay zone subject to the following
conditions:

1. Except as modified by these conditions, the project shall be built in substantial
compliance with the Location Ventures/SB Architects/KLJ plans submitted in the
application dated January 3, 2023.

2. The project is approved as a single phase meaning all infrastructure (sewer, water,
stormwater, roads, and power) shall be installed prior to issuance of building permits

3. Other than clustering and the allowed density bonus, the 7030 Highway 2 Residences
PUD is not requesting any deviations to zoning and no deviations are permitted.

4. The applicant has offered in their application that none of the proposed units with the
development will be offered for short term rental. This PUD approval will prohibit the
use of this development for short term rental.

5. The parking lot for the clubhouse and any roadway on the site plan shall provide a
minimum 10-foot landscape buffer between the parking lot/roadway and the property
line. Any structure shall meet a minimum 20 foot setback from the exterior property
line. The minimum buffer area shall be fully landscaped and include ground cover,
shrubs and trees.

6. Landscaping and landscaping features will generally follow the PUD plan with the
understanding that the PUD plan is not a detailed Landscaping Plan. The applicants
shall provide the City Manager a detailed Landscape plan, in compliance with the
landscape provisions of the “Large Building Standards.” The landscape plan shall be
approved and the landscaping installed prior to the issuance of an occupancy permit.
If, due to weather, the landscaping cannot be completed prior to occupancy, the
applicant may enter into a developer’s agreement with the City of Columbia Falls and
provide a security (bond or letter of credit) in the amount of 125% of the landscape
improvements. The security amount will be determined by actual bid or licensed
engineer. The developer’s agreement will not be for longer than six months.

7. The riverfront park area, for the most part, shall maintain its native vegetation.
Primitive paths are allowed in the park area. Areas that need revegetation shall be done
so with native plant species.

8. Refuse enclosures for the apartment buildings shall comply with the Columbia Falls
Large Building Standards.

CPUD-23-02 Page 14 of 16
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9. The developer shall install five-foot sidewalks with the development as shown in

application.

10.The applicant shall secure approval from the Montana Department of Transportation
for the two approaches and relocation of River Road. The applicants shall install any
mitigation measures required by the MDOT.

11.The applicant shall provide easement to the northern property owners for access
through the development on the reconfigured River Road. The applicant shall provide
the City a copy of the recorded easement prior to any construction of the 7030 Highway
2 Residences development.

12.The applicant shall work with the MDOT to determine if there is a safe location to
install a pedestrian crosswalk connecting the subject development to the pedestrian
path on the south side of the Highway.

13.The applicant shall secure approval from the City of Columbia Falls Public Works
Department for the internal street and that street shall be constructed to the standard
outlined in the application which provides for curbs, gutters, boulevards, and
sidewalks.

14.The applicant shall secure approvals from the City of Columbia Falls Public Works
Department and the Montana Department of Environmental Quality for the extensions
of sewer, water and stormwater within the project.

15.The applicants shall secure a Floodplain Development Permit from Columbia Falls and
310 Permit from the Flathead Conservation District for the sewer and water directional
bore under the Flathead River. The applicants shall provide documentation from the
Army Corps of Engineers (ACOE) as to whether or not a permit is needed from their
agency. If a Corps permit is required, it shall be secured prior to issuance of a
Floodplain Permit.

16.The applicants shall secure applicable permits from the ACOE for any wetland crossing
or other activities deemed applicable by the Corps.

17.The City staff will review the sign permit application for compliance with the
standards of the Columbia Falls Zoning Regulations prior to issuing a sign permit.

18.The light details will be reviewed at the building permit stage to ensure that they
comply with the 18-foot height standards and that all lighting has full cut off and/or
opaque shields. Lighting shall conform to dark sky standards.

19.The River front park will be open to the Public. Six parking spaces within the Club
House parking lot shall be designated for public parking.

20.The applicant shall submit a sign permit application to the City for approval and prior
to erecting any identification signage

21.All utilities including electrical, telephone and cable shall be placed underground.

22.A mailbox location(s) shall be approved by the local post office and the boxes shall be
installed prior to issuance of occupancy permit.

23.All conditions must be complied with prior to the issuance of an occupancy permit by
the City of Columbia Falls. If certain conditions such as paving or landscape
improvements cannot be reasonably complied with because of unforeseen
circumstances, such as winter conditions, the applicant may, upon prior approval of

CPUD-23-02 Page 15 of 16
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the City Manager, post a bond or financial security found to be acceptable by the
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Manager and equal to 125% of the cost of the improvements as certified by a licensed

engineer or where appropriate a landscape architect.

24.Should the PUD be approved, the annexation will follow immediately.

CPUD-23-02 Page 16 of 16
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FWP MT.GOV

THE OUTSIDE IS IN US ALL.

Region One
490 North Meridian Road
Kalispell, MT 59901
(406) 752-5501
REF# 08-01-30
January 30, 2023
Columbia Falls City Hall
Attn: Eric Mulcahy, City Planner
130 6 Street West
Room A
Columbia Falls, MT 59912

RE: Zone Change and Pianned Unit Development, Location Ventures
Dear Mr. Mulcahy,

Thank you for the opportunity to comment on the proposed Zone Change and Planned Unit Development
submitted by Locations Ventures for a 22.5-acre parcel off River Road, Columbia Falls, MT. This proposed
subdivision would create 180 residential units inclusive of 99 single family attached units and 81 apartment
units. The parcel is a mix of hay field, emergent wetland, and riparian woodland, includes a small pond, and
abuts the Flathead River and the Bad Rock Canyon Wildlife Management Area. The area is used frequently by
wildlife and provides habitat for numerous wildlife species including white tailed-deer, elk, black bears, grizzly
bears, small mammals, amphibians, and migratory birds. Development of a high-density subdivision on this
property will have significant negative impacts to wildlife on this parcel and in the surrounding area. Continued
high density development throughout this area will have cumulative impacts to the wildlife species that
currently make the Flathead Valley unique. Of particular concern is maintenance and the potential loss of a
north-south wildlife movement corridor stretching from the Flathead River east to Highway 206. This winter,
elk have been seen regularly crossing Highway 2 at this location.

Deer and Elk Habitat

This area provides a movement corridor for wildlife, including deer and elk that winter to the north in the Bad
Rock Canyon WMA. Numerous studies indicate that development in areas like this fragment habitat and
associated human and domestic pet activity further impacts the surrounding area.

The proposed project area is also heavily used by a resident elk herd. This parcel is part of a continuous
movement corridor for elk, which cross Highway 2 at this location to access larger tracts of available habitat.
This lot is a critical connection for elk moving north-south along the river corridor and through the remaining
bands of open space and forest. The loss of this habitat may significantly alter movement patterns.
Cumulatively, higher density development on this parcel and surrounding parcels will displace elk and
eventually block this wildlife movement corridor.
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Black and Grizzly Bears

In addition to ungulates, the area is used by black and grizzly bears. FWP Grizzly Bear Conflict Biologists have
responded to numerous black and grizzly bear conflicts both north and south of Highway 2 in this area. Both
hear species travel through these larger undeveloped parcels to access the river corridor. Last summer FWP
responded to a grizzly bear on a vehicle-killed deer, just north of the subject parcel. Development of this area
would limit the ability of bears to access surrounding areas, displace some bears, and result in increased
human-bear conflicts.

Suhdivisions in grizzly and black bear habitat create bear attractants in the form of garbage, pet foods, bird
feeders, and other food sources, such as fruit bearing trees. FWP is called to address the bear issue arising from
these attractants, often resulting in lethal removal of the bear. The NCDE grizzly bear population remains on
the federal Threatened and Endangered Species list.

Riparian Corridor and Wetlands

The project area includes several wetlands —a small pond in the scutheast corner, emergent wetlands within
the northern third of the parcel, a small spring creek along the northwest corner, and the Flathead River along
the western flank. These wetlands provide habitat for numerous species including migratory birds,raptors and
amphibians. They also provide important vegetative cover for wildlife and protect water quality within the
Flathead River. Proposed high density development in the adjacent uplands, absent appropriate building
setbacks and vegetated buffers, will reduce the area’s functionality and water quality.

Per the Subdivision Recommendations (https://fwp.mt.gov/conservation/living-with-wildlife/subdivision-
recommendations}, FWP recommends a minimum of 250 feet of vegetated buffer plus 50 additional feet of
building setback from the ordinary high-water mark from rivers, and a minimum of 100 feet of vegetated huffer
plus 30 additional feet of building-set back from all wetlands, ponds, and intermittent streams. Total building
setback at least 300 feet from rivers and 130 feet from wetlands and intermittent streams

Vegetated buffer should exclude all development, including buildings, roads, and trails. Within the building
sethack, lawns can be planted, and native vegetation can be removed or otherwise disturbed.

Wildlife Attractants/Wildlife Conflicts/Living with Wildlife

Attractants associated with developments often bring wildlife {mountain lions, bears, deer and other wildlife}
into conflict with people. Garbage, pet foods, livestock feed, chickens, bird feeders, barbecue grills, and
anything that looks or smells like food is an attractant that may bring bears into contact with people, can result
in property damage and often leads to the death of the bear. We recommend that bear resistant garbage
containers be used, and all garbage be collected in electrically fenced, bear-proof, centralized waste disposal
areas. There are additional suggestions for ways to minimize wildlife/ human conflicts, including conflicts with
bears in FWP’s Fish and Wildlife Recommendations for Subdivision Development in Montana at:
http://fwp.mt.gov/fishAndWildlife/livingWithwildlife/buildingWithwildlife/subdivisionRecommendations/.

The following conditions are recommended to minimize problems that future homeowners could have with
wildlife, as well as help those individuals protect themselves, their property, and the wildlife. Future
homeowners need to be aware that FWP cannot respond to all wildlife problems, and it is the homeowner’s
responsibility to avoid such problems. If this development occurs, we recommend that all future property
owners in this subdivision be made aware of the potential for wildlife conflicts and be given a copy of the
following information:
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Homeowners must be aware of the potential for vegetation damage by wildlife, particufarly from deer
feeding on lawns, gardens, flowers, ornamental shrubs, and trees in this subdivision. Covenants should limit
the types of plants to nonpalatable vegetation or require homeowners to protect their vegetation {fencing,
netting, repellents) in order to avoid problems. Landscape plantings of certain species of native vegetation
are less likely to suffer extensive feeding damage by deer. We recommend the excellent booklet,
Minimizing Deer Damage to Residential Plantings, put out by the Montana State University Animal & Range
Sciences Extension Service and available online at:
http://www.animalrangeextension.montana.edu/articles/wildlife/deer damage.htm.

Fruit-producing trees and shrubs should not be allowed because they attract bears, If present, they must be

fenced with electric fencing to deter bears. Keep produce and any fruit picked and off the ground. Ripe or

rotting fruit or vegetable material attracts bears, deer, skunks, and other wildlife. To help keep wildlife such

as deer out of gardens, fences should be 8 feet or taller. Electric fencing for deer should be at a minimum
of 8 feet, as well. :

Garbage must be stored either in secure, bear-resistant containers or indoors, preferably both, to avoid
attracting wildlife such as bears and raccoons. If stored indoors, garbage cans may not he set out until the
morning of garbage pickup and must be brought in no later than that same evening. If home sites are
occupied seasonally or if the occupants are to be away from the household for 7 days or more, garbage
from the home, other buildings, or containers must be removed from the property prior to their departure.

Do not feed wildfife or offer supplements such as salt or mineral blocks, attractants, or bait for deer or
other wildlife. Feeding wildlife results in unnatural concentrations of animals that can lead to overuse of
vegetation, disease transmission, and other adverse effects to wildlife (such as foundering of deer). Such
actions accustom wild animals to humans, which can be dangerous for both. It is against state law [MCA
87-6-217) to purposely or knowingly attract ungulates, bears, or mountain lions with supplemental food
attractants (any food, garbage, salt block, hay, grain, or other attractant for game animals} or to provide
supplemental feed attractants in a manner that results in “an antificial concentration of game animals that-
may potentially contribute to the transmission of disease or that constitutes a threat to public safety.” Also,
homeowners must be aware that deer might attract mountain lions to the area.

Birdseed is an attractant to bears, deer, and turkeys. Use of bird feeders is not recommended from April 1
through November 30. If used, bird feeders must be suspended a minimum of 10 feet above ground level
(measured from bottom of catch plate), be at least 4 feet from any support poles or paints, and be
designed with a catch plate located below the feeder and fixed such that it collects the seed knocked off
the feeder by feeding birds. Humminghird feeders follow the same criteria.

Pets at large, particularly dogs and cats, are a real threat to wildlife. Pets must be confined to the house, a
fenced yard, or an outdoor kennel when not under the immediate control of the owner, and not allowed to
roam. Under state law it is illegal for dogs to chase hooved game animals (MCA87-6-404), Keeping pets
confined also helps protect them from predatory wildlife.

Pet food must be stored indoors, in closed sheds, or in bear-resistant containers in order to avoid attracting
wildlife such as bears, mountain lions, skunks, and other wildlife. When feeding pets, do not leave food out
overnight.

Barbecue grills must be stored indgors, and permanent outdoor barbecue gritls should not be allowed.
Keep all portions of the barbecues routinely clean. Food spills and smells on and near the grill attract bears
and other wildlife.
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i} Fencing of lot boundaries is discouraged. If used, rail or smooth wire fences will be erected that are no
higher than 40” at the top rail/wire and no lower than 18” at the bottom rail/wire in order to facilitate
wildlife movement and help avoid animals becoming ensnared and killed by the fence or injuring
themselves when trying to jump the fence. Please refer to the heipful booklet on wildlife-friendly fences
available from FWP and online at: http://fwp.mt.gov/fishAndWildlife/landowners/.

i} Compost piles and beehives can attract bears and must be fenced with electric fencing to prevent access to
them or not allowed in the subdivision.

Recreation

The proposed development has the potential to impact pre-existing public recreation and access properties
managed by FWP and the Gateway to Glacier trail organization. FWP owns and manages the Teakettle Fishing
Access Site (FAS} located immediately west of the proposed development. This site is a public access point to
the Flathead River and sees heavy visitation during the peak season of June through September. Teakettle FAS
provides 40 parking spaces and is frequently full to capacity. In 2022 37,825 vehicle trips were counted in the
site, 26,353 of which occurred during the peak season. It Is assumed that large scale residential developments
immediately adjacent to this site will increase demand on this access point.

This project is located along the proposed Columbia Falls to Hungry Horse segment of the Gateway to Glacier
bicycle/pedestrian trail corridor connecting Columbia Falls to West Glacier. This segment of US Highway 2 has
poor bicycle/pedestrian access and ideally increased residential development along this segment would be
accompanied by improved bicycle pedestrian amenities. The developer should work with FWP, the City of
Columbia Falls, Flathead County, Montana Department of Transportation, Gateway to Glacier Trails Association
and other interested parties to address issues related to trail use and connectivity to FWP sites, City Parks, and
other trail systems,

The plarnned unit development is located approximately 525’ south of the Bad Rock Canyon WMA. Potential
impacts to the WMA include:

o Heavy utilization of the WMA by residents for recreational activities.

o Pioneering of tralls from the development onto the WMA.

o Disturbance to wildlife as a result of pets.

The developer should work with FWP to maintain our WMA access along River Road, a county-right-of way that
leads into the Bad Rock Canyon WMA,

Thank you for the opportunity to provide comment. If you have any questions, please feel free to contact area
wildlife biologist Franz Ingeifinger at (406} 751-4580, Fingelfinger @ mt.gov, or Recreation Manager Tony Powell
at (406) 751-5423, TPowell@mt.gov.

Sincerely,

L e Anteraon

lL.ee Anderson
Region 1 Supervisor
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Eric Mulcahz _

From: Tierney, Michael <mtierney@mt.gov>

Sent: Tuesday, January 17, 2023 1:44 PM

To: 'Oz Khan'

Cc: nicosias@cityofcolumbiafalls.com; sobczakc@cityofcolumbiafalls.com; Eric Mulcahy
Subject: RE: TIS Submission - Location Acquisitions US 2-MP 137.45

Oz - Thank you for submitting materials for the Location Acquisition approach proposal along US 2 near mile post 137.45
to the Montana Department of Transportation (MDT). The development has been nominated for review in MDT’s
Systems Impact Actions Process (SIAP).

A guide to the process can be found at the following link:

https://www.mdt.mt.gov/other/webdata/external/planning/SIAP-DEVELOPERS-GUIDE/siap guide.pdf

The Montana Department of Transportation (MDT) has reviewed the TIS and other materials submitted for review. MDT
provides these comments with the understanding that the development is subject to the local land-use authority’s
process for development. MDT has no authority regarding land-use decisions. MDT’s comments refer to our permit
process and safe operation of State Highway facilities. A copy of these comments will be sent to the local government.
We will also plan to respond to the City’s recent solicitation for comments regarding the subdivision. Please note the
following:

1. The TIS stated that turn lanes are not required. MDT requires a turn lane work sheet to be submitted in
order to verify the findings (both right and left).

2. The turning moving diagrams did not show what the distribution of traffic will be at each approach for each
peak hour. Please revise to show the traffic distribution at all proposed approaches. Please also provide LOS
calculations at these approaches.

3. Please provide a discussion on the design and control vehicle within the TIS. MDT recommends a WB-50 as
a design vehicle and a WB-67 for a control vehicle.

4, The WB-50 would simulate a Sysco truck or other support/delivery type vehicles for the clubhouse and
multi-plex/apartments. The WB-50 should also accommodate the fire truck if Kalispell/Columbia Falls has a
larger adder style truck.

5. MDT will request geometric plans and construction details as needed once the TIS review has been
completed.
B. Please submit and approach application in the MDT Maintenance Permit System located at

https://app.mdt.mt.gov/mntence/.

7. MDT requires a hydraulics report for the development at full build-out. Specific MDT requirements are
detailed in the Developer’s Guide to the Systems Impact Pracess.
https://www.mdt.mt.gov/other/webdata/external/planning/SIAP-DEVELOPERS-GUIDE/siap guide.pdf

8. MDT requires copies of all other state or federal agency permits or authorizations required for this
development as determined by the developer.




We look forward to seeing your responses required to complete our review. Per our process, | am the sole poin
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contact at MDT for review of materials associated with MDT applications for this subdivision. Please cali me If you have

any guestions regarding the MDT process or need to discuss technical issues. Thanks,

Mike
Mike Tierney

MONTANA
Departrment of Transportation

Planner - Policy, Program, and Performance Bureau
Rail, Transit, & Planning Division

2701 Prospect Ave

PO BOX 201001

Helena, MT 59601-2001

email: mtierney@mt.gov ; ph: 406-444-5416

From: Tierney, Michael

Sent: Tuesday, January 17, 2023 1:00 PM

To: Oz Khan <oz.khan@kljeng.com>

Cc: Wosoba, LeRoy <lwosoba@mt.gov>

Suhject: RE: TIS Submission - Location Acquisitions in Columbia Falls MT

Hi Oz — We are looking over the final draft comments. We should be able to respond in the next few days. Thanks,

Mike
Mike Tierney

MONTANA
Drepartmant of Transpornation

Planner - Policy, Program, and Performance Bureau
Rail, Transit, & Planning Division

2701 Prospect Ava

PO BOX 201001

Helena, MT 59601-2001

email: mtierney@mt.gov ; ph: 406-444-9416

From: Oz Khan <gz.khan@kljeng.com>

Sent: Monday, January 16, 2023 9:02 AM

To: Tierney, Michael <mtierney@mt.gov>

Cc: Wosoba, LeRoy <lwosoha@mt.gov>

Subject: [EXTERNAL] RE: TIS Submission - Location Acquisitions in Columbia Falls MT

Hi Mike,

Just wanted to check-in with you to see if there is any update on when we can expect to get your feedback/approval.

Thanks,
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Oz Khan, PE

Traffic Engineer/Transportation Planner
KLJ - 5t Paul

651-726-5036 (Direct)

370 Wabasha Street Narth, Suite 300

St Paul, MN 55102

«&H

From: Wosoba, LeRoy <lwoscha@mt.gov>

Sent: Monday, November 28, 2022 2:39 PM

To: 0z Khan <oz khan@kileng.com>

Cc: Tierney, Michael <mtierney@mt.gov>

Subject: RE: TIS Submission - Location Acquisitions in Columbia Falls MT

CAUTION: This email originated from outside the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

This has been assigned to Mike Tierney to coordinate the review. He’ll be your point of contact through the review of
this development and will be in contact with you shortly to fet you know what to expect for a timeline as well if
additional information is needed.

Thanks,

LeRoy

From: Oz Khan <oz .khan@kljeng.com>

Sent: Wednesday, November 23, 2022 8:07 AM

To: Wosoba, LeRoy <lwosoba@mt.gov>

Cc: Mark Rohweder <Mark.Rohweder@kljeng.com>

Subject: [EXTERNAL] TiS Submission - Location Acquisitions in Columbia Falls MT

Good day Leroy,

KL would like to submit the attached Traffic impact Study report for the proposed residential development in Columbia
Falls, MT on behalf of Location Acquisitions. Could you give us an estimate of when we could expect to receive your
feedback/approval. Please let us know if you have any questions.

Thanks,

Oz Khan, PE

Traffic Engineer/Transportation Planner
KLJ - St Paul

651-726-5036 (Direct)

370 Wabasha Street North, Suite 300

St Paul, MN 55102

&KL
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Eric Mulcahz

From: Kristian Jackola <k_jackola@cfmtschools.net>

Sent: Monday, January 16, 2023 5.57 PM

To: Eric Mulcahy

Subject: Agency Referral notice for the Location Ventures Zone Change PUD and Subdivision for

located at 264, 316, 378, 494 River Road in Columbia Falls.

Eric,
| have reviewed the proposed subdivision and have no objections as we currently have bus service to that area.
Thank You,

Kristian Jackola
Director of Transportation and Facilities
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Eric Mulcahx

from: Franke, Rebecca <rfranke@mt.gov>

Sent: Friday, January 20, 2023 3:58 PM

To: Eric Mulcahy

Ce: Tierney, Michael

Subject: RE: [EXTERNAL] Agency Comment for Proposed 180 Unit Development in Columbia
Falls

Eric,

Thank you for contacting the Montana Department of Transportation (MDT) regarding the Location Ventures Zone
Change PUD and Subdivision, east of Columbia Falls. The proposal refers to a 180 unit residential development with
access via River Road and a proposed approach on the north side of US Highway 2. Please see our following comments:

* Any new access or change in use of an existing access will require an approach permit to be approved by MDT.
Each approach will require a permit.

¢ Adraft Traffic Impact Study (TiS) has been submitted to MDT and is under review. The final study should show
the traffic distribution and impacts this development will place on state and local roads. The TIS must also
identify and propose any mitigation necessary to maintain levels of service and safety.

¢ The developer must submit a hydraulics report for the development at fuil build-out.

e The developer will be required to design, construct, and fund all mitigations. MDT will also need to review and
approve any plans designed for the construction of the approach(es).

In conclusion, this development is currently being reviewed by MDT's System Impact Action Process {SIAP). This process
will facilitate the review and approval of any required permits and mitigation required by the development. MDT has no

further comments at this time,
Feel free to contact us if you have any questions.

Rebecca Franke, PE
District Traffic Engineer | Kalispell
85 50 Ave EN

P.O. Box 7308

Kalispell, MT 59904-0308
406-751-2066 | rfranke@mt.gov
MOMTANA  Follow Us: mdt.mt.gov
Deparmmemt ol FEEETEE i
YM%MMH Hﬂ ﬂ ot

From: Eric Mulcahy <eric@sandssurveying.com>

Sent: Monday, January 16, 2023 10:51 AM

To: Mavkuth, Lynsay <LMaykuth@mt.gov>; Burton, Stevie <Stevie.Burton@mt.gov>: Franke, Rebecca
<rfranke@mt.gov>; k_jackola@cfmtschools.net; nathan.).green@usace.army.mil; DNRC Flathead CD
<gingerk@flatheadcd.org>

Cc: sobczakc@cityofcolumbiafalls.com; Susan Nicosia <nicosias@cityofcalumbiafalls.com>; eric@sandssurveying.com
Subject: [EXTERNAL] Agency Comment for Proposed 180 Unit Development in Columbia Falls

Good morning,
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I’'m the Contract City Planning for the City of Columbia Falls. Attached is a brief write-up and some maps of a pr
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development proposed in Columbia Falls. Please respond with any comment you would like included in the reviewand

recommendation to the Planning Board and City Council. Thank you for your time.

Eric H. Mulcahy, AICP
Sands Surveying, Inc
(406) 755-6481
eric@sandssurveying.com

2 Village Loop
Kalispell, MT 59901
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PUBLIC WORKS DEPARTMENT

COLUMBIA FALLS MT. 59912 FAX: (406) 892-4413

2/7/2023

RE: Pros/Cons — Directional Drilling vs. Hanging utilities off Bridge

Directional Drilling — Pros

e A more permanent installation

® Less exposure to the elements means adding 50 to 75 percent more years to the lifespan
of the pipe and burying utility lines can increase their durability.

e No chance of pipe freezing/breaking in cold weather conditions

e No exposure to the public for potential tampering/destruction of pipeline(s)

* No need for heat source and backup power supply in winter conditions

e Less exposure to ecosystem in the event of failed pipeline

Directional Drilling — Cons
e C(Cost
* Redundancy in case of plugged/broken line (Could run 2 lines for emergency bypass)

e Constructability concerns with HDD through cobble

Bridge Installation - Pros

e More economical

* Possibly a faster installation (Unknown)

¢ Easier access for future maintenance or upsizing
e Can inspect for leaks visually

Bridge Installation — Cons

e  Would require some sort of maintenance sooner that HDD

e Chance of pipe(s) freezing during cold weather months

e Chance of potential tampering/destruction from public

e  Weathering of pipe due to elements

* May need relocated when bridge work is required for maintenance or new build

Item No.2.

130 6TH STREET WEST PHONE: (406) 892-4430
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Costs associated with backup power supply
Would directly impact ecosystem in the event of failed pipeline

Item No.2.
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1830 3™ Avenue East Suite 303
Kalispell, MT 59901-5778

406 755 2763

KLENG.COM

1/3/2023

Susan Nicosia and Eric Mulcahy
City Manager and City Planner
City of Columbia Falls

130 6th St West

Columbia Falls, MT 59912

Re: 7030 Hwy 2 Residences: Annexation, PUD, and Zone Map Amendment Applications
Dear Ms. Nicosia and Mr. Mulcahy:

On behalf of Rishi Kapoor and Location Acquisitions, please find attached the application for the 7030
Hwy 2 Residences. The pre-application meeting occurred on December 27, 2022 with Location
Ventures, KU Engineering, and City staff.

The two properties (500 River Road, 516, T30 N, R20 W, Tract 3F and 7030 US Hwy 2 E, S16, T30 N, R20
W, Tract 3F) are located east of Columbia Falls, on the east side of the Flathead River, and north side of
US Highway 2. The two properties are within the City of Columbia Falls jurisdiction. Together the
properties total approximately 22.55 acres and are currently zoned CSAG-10 and CSAG-5, respectively.
The proposed project conforms to the goals, policies, and maps of the Columbia Falls Growth Policy.

Included with this electronic submission is a digital file with the applications, supportive narratives, and
drawings. Payment will be provided to the City by the Owner in a total amount of $3,375. A hardcopy of
the application will be delivered in person with a thumb drive to the City of Columbia Falls.

We are excited about the benefits that the Columbia Falls Rental Development will bring to Columbia Falls
and the community.

Thank you for your gracious assistances to date and please call if you have any questions.

Sincerely,

Mark Rohweder

Project Manager

Enclosure(s): Annexation, PUD, and Zoning Map Amendment applications
Project #: 2106-01243

cc: Location Acquisitions, File
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Planning Department

130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

APPLICATION FOR PLANNED UNIT DEVELOPMENT (PUD)

Project Name: 7030 Hwy 2 Residences

2

Item No.2.

Name of Applicant:__ 500 River Partners LLC affiliate of Location Acquisitions

Mailing Address: 275 Alhambra Circle
City/State/Zip: Coral Gables, FL 33134 Phone; (786) 701-6734

Name and address of owner if different than applicant (Tract 3F):
Name: High Country Land & Cattle (MT) LLC

Mail Address: 4531 N 16th St #103
City/State/Zip: Phoenix, AZ 85016 Phone:

Name and address of owner if different than applicant (Tract 3FB):
Name: Twin Peaks Farms LI.C

Mail Address: 2098 W Champagne Ct

City/State/Zip: Eagle, ID 83616 Phone: (208) 890-6669
Technical Assistance: KLLJ Engineering

Mail Address: 1830 3" Ave E, Suite 303

City/State/Zip: Kalispell, MT 59901 Phone:(406) 300-7099

If there are others who should be notified during the review process, please list those.
SB Architects, 2333 Ponce De Leon Boulevard, Suite 1000, Coral Gables, Florida, 33134

Phone: (305) 856-2021

Check One:
X Initial PUD  Proposal
Amendment to an existing PUD
Property Address: 500 River Road (Tract 3F) and 7030 Highway 2 E (Tract 3FB)
Total Area of Property: 22.5 acres
Legal description including section, township, range: Section 16, T30N, R20W, Tracts 3F

and 3FB. See attached COS #16958 for Tract 3F and COS #16981 for Tract 3FB for
complete legal descriptions.

The present zoning of the above property is: CSAG-10 and CSAG-5

Please provide the following information in a narrative format with supporting drawings or
other format as needed:
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1)
2)

3)

4)

5)
6)

7)

8)

9)
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Item No.2.

An overall description of the goals and objectives for the development of the
project.

In cases where the development will be executed in increments, a schedule showing
the time within phases will be completed.

The extent to which the plan departs from zoning and subdivision regulations
including but not limited to density, setbacks and use, and the reasons why such
departures are or are not deemed to be in the public interest;

The nature and extent of the common open space in the project and the provisions
for maintenance and conservation of the common open space; and the adequacy
of the amount and function of the open space in terms of land use, densities and
dwelling types proposed in the plan; The manner in which services will be
provided such as water, sewer, storm water management, schools, roads, traffic
management, pedestrian access, recreational facilities and other applicable
services and utilities;
The relationship, beneficial or adverse, of the planned unit development project
upon the neighborhood in which it is proposed to be established;
How the plan provides reasonable consideration to the character of the
neighborhood and the peculiar suitability of the property for the proposed use;
Where there are more intensive uses or incompatible uses planned within the
project or on the project boundaries, how will the impacts of those uses be
mitigated;
How the development will further the goals, policies and objectives of the
Columbia Falls Growth Policy;
Include site plans, drawings and schematics with supporting narratives where
needed that include the following information:
a. Total acreage and present zoning classifications;
b. Zoning classification of all adjoining properties;
c. Density in dwelling units per gross acre;
d. Location, size height and number of stories for buildings and uses proposed
for buildings;
Layout and dimensions of streets, parking areas, pedestrian walkways and
surfacing;
Vehicle, emergency and pedestrian access, traffic circulation and control;
Location, size, height, color and materials of signs;
Location and height of fencing and/or screening
Location and type of landscaping
Location and type of open space and common areas;
Proposed maintenance of common areas and open space;
Property boundary locations and setback lines;
. Special design standards, materials and/or colors;
Proposed schedule of completions and phasing of the development, if
applicable;
Covenants, conditions and restrictions;
Any other information that may be deemed relevant and appropriate to
allow for adequate review.

BgroFTER S0

T o
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DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338DOCA1B9C6

Item No.2.

If the PUD involves the division of land for the purpose of conveyance, a preliminary plat
shall be prepared in accordance with the requirements of the subdivision regulations.

Please note that the approved final plan, together with the conditions and restrictions
imposed, shall constitute the zoning for the district. No building permit shall be issued for
any structure within the district unless such structure conforms to the provisions of the
approved plan.

The signing of this application signifies that the aforementioned information is true and
correct and grants approval for the City of Columbia Falls staff to be present on the
property for routine monitoring and inspection during review process.

DocuSigned by:

Kislui kapoor 7/11/2022 | 8:40 AM PDT

3968951BE1CB498.

Appucantdignature (500 River Partners LLC) Date

DocuSigned by:
RLQA&OLRBBLL(}%L 7/9/2022 | 2:44 PM MST

Uwfii?c?igogglfgﬁ%lulc g \,ountry Land & Cattle) (MT) LLC Date

DocuSigned by:

Ko llml(uuu 6/30/2022 | 6:51 PM CDT
o OE8B0B30TESBB440...

OUwners dignature (Twin Peaks Farms) Date
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dates for the planning board meeting at which it will be heard in order that requirements of
state statutes and the zoning regulations may be filled. The application must be accepted
as complete 45 days prior to the scheduled planning board meeting.

[

Item No.2.
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Item No.2.

PLANNED UNIT DEVELOPMENT (PUD) NARRATIVE

Background:

The project consists of two adjacent lots located at 500 River Road, Columbia Falls on the 12+ acres or
546,678 SF and 7030 Hwy 2 E, Columbia Falls, FT on 10+ acres or 435,600 SF collectively 22.55 acres (see
PUD Exhibits, Vicinity Map), the “Project”. The Property is east of the Flathead County River and within
the City’s Future Growth Plan.

The current City zoning for 500 River Road is CSAG-10 and 7030 US 2 E is CSAG-5, and the Growth Policy
Use of the combined Property is Urban Residential allowing 2 to 8 units/acre. The county zoning for
Tract 3F is SAG-10 and Tract 3FB is SAG-10 and Scenic Corridor (see PUD Exhibits, Current Zoning Map).

The Applicant is requesting a mix of 180 dwelling units (7.98 units/acre) consisting of 99 single family
attached in 3- and 4- unit buildings, 81 apartment units, a private clubhouse, a public park, green space
and sufficient on-street parking.

The City’s sewer and water utilities extension will be placed underground and extended to the most
eastern portion of the Project.

The property is adjacent to US 2 East consisting of 5 lanes of traffic (2 lanes eastbound, 2 lanes
westbound and a center turn lane); with ingress and egress occurring from 2 access to the Property

1. An overall description of the goals and objectives for the development of the project.

Location Acquisitions is pleased to present our proposed 180-unit housing development as a high-
quality feature at the eastern US 2 gateway to the City of Columbia Falls. Our goal is to provide market
priced rental housing units that architecturally complement the surrounding natural environment and
mimic the historical development of the City. The site is an ideal location for our proposed housing
development because it provides convenient access to residents’ workplaces and needed services.

Our proposed housing development will consist of single-family attached, supplemented by apartment
offerings, and a clubhouse along with support facilities as illustrated in PUD Exhibits, Site Plan. Table 1
below breaks down the number of units for each building by the number of bedrooms provided. The
array of options in housing size allows us to meet the market demand for a broad spectrum of
households. Unit size and type will range from mid-600 square foot studio models to 2,000+ square foot
four-bedroom models.
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Table 1. Proposed Housing Units by Building Type

Building Type Unit Types Units/Bldg # Structures # DUs Gross Area (sf)
Single Family 2 bdrm 1 5 15 36,500
Attached (3) 3 bdrm 2
Single Family 2 bdrm 1 21 84 210,000
Attached (4) 3 bdrm 2
4 bdrm 1
24 Unit Apt 1 bdrm 6 1 24 45,562
2 bdrm 12
3 bdrm 6
54 Unit Apt 1 bdrm 18 1 57 100,125
2 bdrm 27
3 bdrm 12
TOTALS 28 180 392,187

The proposed development is designed to fit the site by retaining natural features and wetlands as

opposed to clearcutting and starting with a blank slate.

Featured amenities incorporated into the development include a clubhouse, playground, and dog park

to serve residents. Natural open areas and a public meandering trail leading from the clubhouse through

mature aspen and lodgepole pines to a landing on the Flathead River is contemplated.

As discussed further under Question #4, the proposed development is consistent with the Growth Policy
(2019 Edition) and is proposed as a Planned Unit Development to more efficiently meet the intent of the
Columbia Falls Zoning Ordinance and Subdivision Regulations while creating a high-quality housing

development to help meet the significant demand for housing in Flathead County.

In summary the goals include:

. A majority of single-family attached with apartment units will provide more attainable
housing prices vs. detached single family option

o Preserve large green space (nearly 55% of the total development area) and enhance land
ecological health by prioritizing native species in landscape design & management

. Collaboration with local stakeholder groups to promote safe wildlife movement

. Provide public amenities including walking trails, river access, parking, and access to the
Gateway to Glacier Trail

o Provide recreational areas for residents including playground, dog park, and clubhouse

. Connect to City water and sewer services

o Increase local long-term rental options to promote sustainable economic growth
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2. Incases where the development will be executed in increments, a schedule showing the time
within phases will be completed.

Location Acquisitions intent is to construct this development in a single phase beginning as soon as late

2024 with completion of the entire construction project estimated in 2028. This intention is tempered

by the recognition that worker and material shortages may impact the ability to meet this stated

schedule. Consequently, we are prepared to phase increments of the total project in accordance with

those market realities.

3. The extent to which the plan departs from zoning and subdivision regulations including but
not limited to density, setbacks and use, and the reasons why such departures are or are not

deemed to be in the public interest.

Under Question 1, we are proposing a PUD to more efficiently meet the intent of the City’s zoning
regulations while making best use of the site. We have worked closely with city officials on

development details to ensure this proposal is in the best interests of the City of Columbia Falls and its

residents. The following tables and paragraphs illustrate the ways that the proposed development
compares with the base zoning district recommended by the City Planner and the CPUD standards.

Table 2. Comparison of Zoning District Requirements and Proposed PUD Equivalents
CSAG5& 10 CR-4 CPUD Proposed
Permitted Uses Agricultural Single family Single family Single family
and dwelling dwelling attached
Horticultural Two family (3- and 4- unit
dwelling buildings), multi-
Multi-family family (two
dwelling apartment
Private recreation | buildings), and
and service facility | private clubhouse
Maximum density NA NA 12 DU/acre 7.98 DU/acre
Minimum lot size 5ac/10 ac 7,200 sq ft 87,120 sq ft 22.55 acres
Minimum lot width | 1/3+ avg 60 ft NA NA
length/NA
Maximum lot 25%/20% 35% 70% NA
coverage
Front yard setback | 20 ft/30 ft 20 ft NA NA
Side yard setback 20 ft 5 ft NA 15 ft*
Side corner yard 20 ft/30 ft 15 ft NA NA
setback
Rear yard setback 20 ft 20 ft NA 20 ft
Maximum building | NA 35 ft NA 35 ft
height
* Average distance between single-family attached

Table 3 and PUD Exhibits, Typical Street Sections and Parking Count Exhibit provides a comparison of
City standards for roads owned and maintained by the City and proposed road design for the privately

owned and maintained roads within the 7030 Hwy 2 Residences PUD.
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Table 3. Comparison of Road, Sidewalk, and Parking Requirements and Proposed PUD Equivalents
City Standard Proposed

Minimum ROW - local road 60 ft NA

Minimum width — local road 24 ft 24 ft

Minimum sidewalk width w/o boulevard | 6 ft 5 ft

Minimum sidewalk width w/ boulevard 5 ft 5 ft

Minimum residential off-street parking 2 spaces per living unit | 2 spaces per living unit + 36

spillover spaces

4. The nature and extent of the common open space in the project and the provisions for
maintenance and conservation of the common open space; and the adequacy of the amount
and function of the open space in terms of land use, densities and dwelling types proposed in
the plan.

The total area of the development is 22.55 acres or approximately 982,278 square feet. As mentioned

above, the proposed layout allows nearly 55% green space. The green space will include both natural

and maintained park spaces (see PUD Exhibits, Proposed Park Space). Great care will be taken to
preserve wetland and wooded areas. Additionally, Location Ventures has been in communication with
local stakeholders including FWP, Flathead Land Trust, and Gateway 2 Glacier to explore the best ways
to incorporate wildlife health and movement into current site designs, including a potential wildlife
corridor and ecosystem-oriented landscaping (see PUD Exhibits, Wildlife Corridor). Where restoration
is appropriate, natural habitat may be augmented with native plant species to improve biodiversity and
enhance soil and ecosystem health. Managed landscaping will prioritize native species that complement
the surrounding ecosystems.

The community flows through open areas to allow residents to feel the sense of the natural
environment while they are outside of their homes. These open spaces also provide views of the
surrounding mountains and calming sounds of the Flathead River. A playground, dog park, pavilions for
seating throughout the development allow all levels of activities to enjoy the green space. Again,
environmentally sensitive areas are avoided and preserved for the enjoyment of the residents and for
wildlife use.

Table 4 and Exhibits, Distribution of a Development and Open Space Areas illustrate the location and
amount of open space, environmentally protected areas, as well as the development areas.

Table 4. Distribution of a Development and Open Space Areas
Square Feet Percent of Total Area
Total Tract Area 982,278 100%
Building Footprint Area 196,800 20%
Roads, Sidewalks, Driveways Area 253,530 26%
Open Space Area 310,227 32%
Wetlands and Forest Riparian Area 221,721 22%

The open space which abuts the buildings provide access to light, air and views for the residents. In
addition, the open space includes a playground and maintained open green space. Green space
(pervious ground) composes approximately 54% of the total area.
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5. The manner in which services will be provided such as water, sewer, storm water
management, schools, roads, traffic management, pedestrian access, recreational facilities
and other applicable services and utilities.

Details pertaining to service provision are described in the following paragraphs:

Municipal Water Supply. The development will connect to City water service. See PUD Exhibits, Utility
Layout.

Sanitary Sewage Collection. Wastewater from the development will be conveyed to a proposed lift
station directly south across US 2. Wastewater will be treated by the City of Columbia Falls treatment
facility which is the optimal method of treatment over alternatives such as individual onsite septic
systems. See PUD Exhibits, Utility Layout.

Stormwater Management. Stormwater runoff will be managed on-site through detention ponds and
diversion into natural drainage areas. See PUD Exhibits, Utility Layout.

Roads. Private roads open to the public that meet the City’s emergency service access needs are
provided throughout the development. Two access points are provided from the development onto US
2. See PUD Exhibits, Site Plan.

Pedestrian Access. Sidewalks provide ready access throughout the development and connect from the
dwelling units to the clubhouse. Additionally, there will be a linkage from the clubhouse to the Flathead
River. There will potentially be a linkage to an existing multi-use trail along US 2. See PUD Exhibits, Site
Plan.

Traffic Management. A traffic impact study was completed to determine if any improvements are
needed, such as turning lanes and acceleration lanes onto US 2. Please see PUD Exhibits, Traffic Impact
Study.

Telecommunications. The best available telecommunications services will be provided to the
development.

Power Supply. Single phase power will be supplied via underground cable throughout the housing
development. Power will be supplied by Flathead Electric Cooperative currently located along US 2.

Recreational Facilities. A clubhouse will provide onsite recreational amenities for the residents.
Additionally, a playground, a dog park and both managed and natural open areas will provide an array of
outdoor recreational opportunities onsite. The preservation of nearly all the existing mature trees and
environmentally sensitive areas on site provide opportunities for residents to enjoy the natural
environment. The development will also provide public access to the Flathead River and the Gateway to
Glacier Trail, including public parking.

Schools. Resident children will attend either Ruder or Glacier Gateway elementary schools, Columbia
Falls Junior High School, and the Columbia Falls High School. School district officials have assured
Location Acquisitions that there is sufficient capacity within the existing facilities to accommodate the
additional students.

Other Public Facilities. Many other public facilities such as the library, community center, city hall, and
city parks are only a few minutes away in downtown Columbia Falls.
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6. The relationship, beneficial or adverse, of the planned unit development project upon the
neighborhood in which it is proposed to be established.
The existing site is located just outside the official boundaries of the City of Columbia Falls, in
unincorporated Flathead County but within the City’s Future Growth Map. The proposed development
is on land currently containing one single family residence and undeveloped natural open space. The
surrounding land uses include less than ten rural residences within 1,000 feet, natural environment land
owned by Montana Fish and Game, limited agricultural uses, and a mixed residential and commercial
development that borders both sides of US 2 approximately % mile east of the proposed development.
A small residential subdivision was platted on the south side of US 2 directly across from the proposed
development. Landscaping and architectural design are intended to help the proposed development
blend into the rural landscape, including integration of native plant species where appropriate.

The proposed development area is part of the City’s housing growth strategy but has not seen
development to date; being one of the first annexations of a growth area may be perceived adversely as
change tends to cause concern for over development. Secondly, some of the land has sensitive areas
that cannot be developed. A wetland delineation was performed (see PUD Exhibits, Aquatic Resource
Delineation) and groundwater depth monitored throughout the site to identify those areas. The
proposed development has strategically avoided these sensitive areas to the extent possible to ensure
the land is protected.

The overall benefits from the project include:

a. Connection to City water and sewer services — no individual onsite septic systems.

b. Density / Open space — building up to provide more open space that will blend with the original
heritage of the area. As mentioned approximately 55% of the PUD will be green space which
includes the natural elements and active uses for the residents.

c. Traffic —increased density generally means increased traffic. However, the traffic impact study
determined intersection operates with acceptable intersection delay and Level of Service in the
No-Build and Build conditions. Furthermore, the projected No-Build and Build volumes do not
recommend dedicated turn lanes at the two accesses via US 2.

d. Long-term rental: options of single-family and apartment units provide attainable long-term
housing options relative to detached single-family housing and allow a variety of income levels
access to housing. It also gives residents the flexibility to downsize or upsize as their family
structure changes without leaving the community. These options will help fulfill the demand for
the housing shortage.

With exception to increased traffic generated by the proposed development, the impacts on the
surrounding area are beneficial or benign. The proposed development is beneficial because it helps
implement the Columbia Falls Growth Policy (2019 Edition). It is consistent with the Growth Policy
intent for this land to be developed into urban scale residential use. It is within the Growth Policy’s
overall density objectives and it brings much needed housing supply to the City of Columbia Falls. See
additional detail under Question #9 regarding how the proposed development supports the Growth
Policy.
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7. How the plan provides reasonable consideration to the character of the neighborhood and
the peculiar suitability of the property for the proposed use.
The project provides reasonable consideration to the character of the neighborhood, and the property is
particularly suitable for this proposed development. This project is designed to provide a mix of
residential uses and density based on the intent of the Growth Policy, which designates this location as
Urban Residential with up to 8 dwelling units per acre. Please see PUD Exhibits, Growth Policy Map.
The proposed PUD will follow the intended use by ensuring a density of less than 8 units per acre is
maintained. The urban residential designation intent is to provide single family and limited quantity of
multi-family units. The Growth Policy designation matches the character of surrounding neighborhoods.
In just over half a mile to both the east and west of the site are mid-density urban areas with a mix of
multi-family and single-family housing, including Columbia Heights to the West and Columbia Falls city
center and Highline Apartments to the east. Beyond housing type, the development also provides nearly
55% open space compared to roughly 20% open space if the site was designed with traditional detached
single-family homes. Allowing the construction of mid-density housing leaves more land untouched and
provides housing at a lower overall cost by eliminating sprawl.

The architectural design provides reasonable consideration to the character of the surrounding area.
The project emphasizes the heritage of the community by choosing a traditional mountain aesthetic
with natural materials and a rustic ambiance that is consistent with the City of Columbia Falls
architectural design preferences. The plan contains architectural features that create visual interest,
incorporate human scale elements, and reduce large building scale by breaking up major facades with
offsets, embellishments, and changes in texture and color. The proposed development effectively sites
the buildings in a way that minimizes the length of the fagade facing US 2. It will screen the project as a
whole from US 2 by creating a natural barrier through enhancement of the existing trees and buffers
with added elements, such as the introduction of additional native species trees and berms. This will
benefit both residents, public visitors, and passers-by alike, audibly and visually. Please refer to PUD
Exhibits, Aerial, Single Family Attached (3- & 4- Units), and Apartment Building for renderings of the
development, buildings, and screening.

Beyond considering the surrounding neighborhoods, the project reasonably responds to and is designed
around the character of the existing site itself. The proposed development preserves 100% of the
jurisdictional wetlands and 96% of all wetlands, retains the existing pond, conserves the riparian
forested area, and provides a high percentage of open space compared to other design possibilities.
Additionally, where appropriate, we will augment preserved natural green space with native plant
species to blend into the landscape and contribute to area biodiversity and ecosystem health.

Overall, this project will provide a variety of new housing options that fit in adjacent neighborhoods and
maintain significant open green space that blends in aesthetically with the surroundings, all while
meeting the Growth Policy (2019 Edition) guidance for this area.

8. Where there are more intensive uses or incompatible uses planned within the project or on
the project boundaries, how will the impacts of those uses be mitigated.

The Property is near and adjacent to other Suburban Agricultural zoning designations. The Growth Policy
Map designates the site Urban Residential to allow more intense use than currently zoned with the
intent of providing additional housing. There will be 2 multi-family buildings within reasonable distances
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from each other to ensure appropriate free space. These units will be closer to the entrance of the
project and the single-family attached will be further away, this limits the vehicular activity around the
greater community but still does not provide an incompatible intense use. A Traffic Impact Study was
completed that showed the density provided will not significantly impact the surrounding neighborhood
along the highway.

Generally, there are no incompatible uses planned within this project. Housing is the intended Growth
Policy use of this area. The majority of the proposed development is single family dwellings. There are
two multi-family buildings. The proposed design maintains the intended overall density standard by
leaving a major part of the site undeveloped. Architectural design is compatible with the historical
heritage of the community. This enhances one of three gateways to the City of Columbia Falls, while
providing attainable housing.

The only impact of the proposed project which may need mitigation pertains to traffic. A 343-unit
housing project is being proposed across US 2 from this project site. Both developers conducted traffic
impact studies to evaluate the individual and combined impact to traffic on US 2 and determine what
mitigation will be needed to address increased traffic volumes safely and efficiently. Location
Acquisitions is coordinating with MDT and the developer on appropriate traffic mitigation options and
schedule. Location Acquisitions is in full support of any safety recommendation by MDT on US 2, such as
pedestrian/bike crossings and traffic signals.

9. How the development will further the goals, policies and objectives of the Columbia Falls
Growth Policy
The Columbia Falls Growth Policy has three specific goals that pertain to residential housing:

1. An adequate supply and mix of housing options (in terms of cost, location, type and design) to
meet the needs of present and future residents.
The proposed housing development provides market priced rental housing units that are
attainable to a broad range of the market demand. The development will commit and initially
offer up to 10% of the units, based on demand, to public employees.

2. Residential development that does not excessively burden the local government and is
adequately served by public facilities and services.
While meeting the Growth Policy’s density, the development will have a relative life cycle return
on public investment much higher than the Growth Policy’s predicted single family with public
streets and infrastructure since the streets and infrastructure installed on site will be private but
open to the public. Actual city investment in this proposed development is relatively nominal.
City officials have confirmed there is capacity to serve the development with city services, which
will be further supported by the additional tax dollars realized. The primary services specific to
the development will be financed by the developer.

3. Solid, stable, well-maintained neighborhoods which are safe from the intrusion of incompatible
uses.
The proposed development is a small self-contained residential neighborhood. Due to US 2, the
Flathead River, and wetlands acting as barriers to adjacent development, there is very little
opportunity for intrusion of incompatible uses.
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The Growth Policy Map for Columbia Falls identifies the project site for Urban Residential development.
There are six Policies for Urban Residential development. The following paragraphs identify the relevant
policies and how this development is consistent with them:

1.

Urban residential areas should be encouraged to be developed where adequate services and
facilities are available, or extensions can be provided.
The proposed development will connect to City water and sewer services.

Typical densities are two to eight dwellings per gross acre.

Proposed density is 7.98 DU/acre. The Growth Policy Map for Columbia Falls identifies the
project site for Urban Residential development. Urban Residential development is characterized
by density between 2 and 8 dwelling units per acre that is a mixture of single family residential
and multi-family units.

Single-family houses are the primary housing type. Duplexes, guest houses, accessory
apartments, and small dispersed areas of multi-family housing are also anticipated.

Based on the City Planner’s recommendation, the base zoning proposed for this development is
CR-4. A PUD provides an opportunity for multi-family housing. A vast majority of the buildings in
the development are single-family attached. Each dwelling unit in the single-family attached will
have a dedicated outdoor space. The scale of development is largely “missing middle” housing
which provides the character of single-family development while increasing the density.

Urban density residential areas should be fully served by urban infrastructure and municipal
services, including paved streets, curbs, sidewalks abutting all residential lots, boulevards and
public sewer and water.

The proposed development supplies all the listed urban density residential components.

These areas should have convenient pedestrian and vehicle access to neighborhood business
districts, parks, and elementary schools.

As noted in the Growth Policy, there is very little available land within the City of Columbia Falls
for infill residential development. This proposed development is proposed for annexation and
provide contiguous growth of the city. The proposed development is adjacent to US 2 and
consequently has as convenient access as can be achieved without being infill development.
Internal pedestrian and vehicular circulations are efficient and effectively connects the entire
neighborhood.

10. Include site plans, drawings and schematics with supporting narratives where needed that
include the following information:

a.

b.

Total acreage and present zoning classifications.
22.55 acres, CSAG-10 and CSAG-5

Zoning classifications of all adjoining properties.
i.  South: CR-3 (non-adjoining separated by US 2), CSAG-5
ii.  West: CR-3 (opposite side of river-non adjoining)
iii.  North: CSAG -10
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iv. East: SAG-10

Density of dwelling units per gross acre.
Total site area of 22.55 acres and a total of 180 dwelling units results in a density of 7.98
dwelling units per gross acre.

Location, size, height, number of stories for buildings and uses proposed for uses.

Single family attached are 2-3 story buildings, and the two apartment buildings are three stories.
Maximum height of the single-family attached and apartments will not exceed 35 feet. A one-
story clubhouse with residential recreational facilities will also be provided. See PUD Exhibits,
Overall Building Heights for location, size and a complete summary of details. A total of 23 small
storage units for resident use are also being planned (see PUD Exhibits, Site Plan).

Layout and dimensions of streets, parking areas, pedestrian walkways and surfacing.
Private asphalt local streets with City approved 24-foot widths are provided for vehicular
circulation. Asphalt parking is provided for the City required 2 spaced per dwelling unit.
Concrete pedestrian walkways are provided throughout the development.

Vehicle, emergency and pedestrian access, traffic circulation and control.

Vehicular and pedestrian circulation within the development was noted previously. Internal
local street width of 24 feet is adequate for emergency access. The two vehicular access points
from the development onto US 2 allow a backup emergency access point if one is blocked due to
a vehicle crash or other incident. Traffic control for local streets and access onto US 2 will be
designed to meet City standards.

Location, size, height, color and materials of signs.
Design details for development signage have not been defined yet but will not be constructed
until their design has been reviewed and approved by city officials.

Location and height of fencing and screening.

There is no fencing intended except as needed to screen solid waste receptacles. Landscaping
screening details are not yet designed but their design will be reviewed and approved by city
officials before installation.

Location and type of landscaping.

All managed landscaping will prioritize the use of native plants. Where appropriate, we will work
with professionals and local conservation groups to restore natural open spaces with native
plant species to improve soil and ecosystem health. Landscaping details are not yet designed but
their design will be reviewed and approved by city officials before installation. Please refer to
PUD Exhibits, Aerial for a depiction of the intent for the mature landscaping.

Location and type of open space and common areas.
Nearly 55% of the site is being left as open space and common areas.
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k. Proposed schedule of completions and phasing of development, if applicable.
As noted under Question #2, the intent is to complete development in a single phase but
prepared to phase as necessary due to material and workforce availability.

|.  Covenants, conditions, and restrictions.
This development contains only rental housing, so no homeowners’ association documents or
covenants are needed.

m. Additional relevant information.
Not Applicable.
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Zoning Legend
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Legend
Clubhouse

- Single Family Attached (3 Units)
- Single Family Attached (4 Units)

- Apartments

DI Playground & Dog Park
- Storage Units

D Bike Station

Data Summary

Overall Site Area_ 982,278 sf. (100%)

Impervious
Roads & Sidewalks _ 253,530 sf. (25.8%)

Building Footprint 196,800 sf. (20%)

Single Family 157647 sf, (13.0%)
Attached

Multi-Family 69138 sf.,  (7.0%)

Perviousness 531,948 sf. (54.2%)

LOCATION Q@ ARCHITECTS Y MONIANA MeSTER PLAN SITE PLAN
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Legend
- Clubhouse - 25 Spaces
- Single Family Attached (3 Units) - 30 Spaces
- Single Family Attached (4 Units) - 168 Spaces
- Apartment - 162 Spaces
% Additional Guest Parking- 36 Spaces

LOCATION SR ARCHITECTS . & MONIANA MeSIER PLIAN PARKING COUNT EXHIBIT




LOCATION

VENTURES

B ARCHITECTS

U

COUNT/ REQUIRED PROVIDED
UNITTYPE AREA CODE REQUIREMENT SPACE COUNT | SPACE COUNT
SINGLE FAMILY ATTACHED
3 Units 5 BLDGS. 18.504.020 Two-Family Dwelling - two spaces per dwelling unit 30
4 Units 21 BLDGS. 18.504.020 Two-Family Dwelling - two spaces per dwelling unit 168
| Total 198 198
APARTMENT BUILDINGS
Apartment Building "A"
1-BED 6 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 12
2 BED 12 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 24
3-BED 6 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 12
*included in parking count |HANDICAP PARKING REQUIRED (PER TABLE 208.2 OF THE 2010 ADA STANDARDS) 3
Total 48 48
Apartment Building "B"
1-BED 18 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 36
2 BED 27 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 54
3-BED 12 UNITS 18.504.030 Multi-Family Dwelling - two spaces per dwelling unit. 24
*included in parking count |FANDICAP PARKING REQUIRED (PER TABLE 208.2 OF THE 2010 ADA STANDARDS) 3
| Total 114 114
CLUBHOUSE
7,500 SF 6.06.040 - One space per 400 square feet of gross floor area. 19
*included in parking count |FANDICAP PARKING REQUIRED (PER TABLE 208.2 OF THE 2010 ADA STANDARDS) 1
I Total 19 25
ADDITIONAL GUEST PARKING
36 These parking spaces supplement those required by code. 0 36
I Total 0 36
I GRAND TOTAL 379 421

MONIANA MeSIERPLAN

Iltem No.2.

PARKING DATA

255




Data Summary
Overall Site Area 982,278 sf. (100%)

Total Park Space 261,221 sf. (26.64%)

I Maintained 40,000 sf. (4.07%)
[ Natural 221,721 sf. (22.57%)

LOCATION Q) ARCHITECTS

VENTURES

«&Y

MONIANA MesTER PLAN

PROPOSED PARK SPACE




Legend
- *Potential Wildlife Corridor

* Exact location and design to be determined by collaborative effort amongst Location Ventures, Flathead

Land Trust, and FWP.

LOCATION SR ARCHITECTS . & MONIANA MeSIER PLIAN WILDLIFE CORRIDOR EXHIBIT
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Legend
- Building Footprint _— : =

[1 Roads, Sidewalks, Driveways S ? s o - :
|| Wetlands & Forest Riparian Areas .

|:| Open Space

Data Summary

Overall Site Area 982,278 sf. (100%)

Building Footprint
Roads & Sidewalks
Total Green Space

196,800 sf. (20%)

253,530 sf. (25.8%)

531948 sf. (54.14%)
310,227 sf  (31.57%)
Forest Riparian & Wetlands 221,721 sf. (22.57%)

Open Space

LOCATION

B ARCHITECTS &M MONIANA MesIER AN

DISTRIBUTION OF DEVELOPED AND OPEN SPACE

-128 -




Hﬂﬂ H

ﬁf nnnnnmﬂ

Q IanHH

._._l <___—-c

LEGEND

PROPOSED FIRE HYDRANT
PROPOSED SANITARY MANHOLE
PROPOSED SANITARY LIFT STATION
PROPOSED STREET LIGHT STANDARD
PROPOSED WATER MAIN

PROPOSED SANITARY SEWER MAIN
PROPOSED STORM SEWER

UTILITY LAYOUT - PARCELS 3 & 5

Dec 30, 2022 - 3:35pm - K:\Projects\Developer\LocationVenturesLLC\2106-01243_CFallsVacationRentals\CAD\Utility_Layout_Exhibits.dwg (Lot 3-5)
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Introduction

This study has been prepared to evaluate the traffic impacts associated with the proposed development of 22.55-
acre residential development near Columbia Falls, MT. The development is located east of Flathead River and north
of US 2 (Figure 1). The subject property is currently undeveloped. The access to the proposed development will be
provided via US 2.

Figure 1 - Study Area

FLATHEAD RIVER

22.55AC. 7 I
(982 2728.SF) :

(Source —Montana Master Planning Studies, 2022-0519)

Objective

The objective of this traffic impact study is to identify any unique characteristics of site generated traffic, and to
evaluate the overall impacts on the adjacent roadway network. Capacity analysis is presented both with and
without the traffic generated by the proposed development to determine what, if any, impact this development
will have on traffic operations.

Proposed Development
The proposed development will include two parcels with multifamily housing and a clubhouse. The development
will provide a single access to each Parcel 3 and 5. The entrances to the proposed development will be along US 2.

The following proposed development information will be used for this Traffic Impact Study:

»  4-Plex Multifamily Housing (72 Dwelling Units)
»  3-Plex Multifamily Housing (33 Dwelling Units)
»  Apartment Building “A” (24 Dwelling Units)
»  Apartment Building “B” (51 Dwelling Units)

Traffic Impact Study — Location Acquisitions 1 5
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Clubhouse (7,500 square feet)

The proposed site layout of Parcel 3 and 5 is shown in Figure 2.

3-Plex

4-Plex

Apartment

EI_ . Clubhouse

(Source —Montana Master Planning Studies, 2022)

Regional Network

Regional access to the proposed site is provided by US 2 and MT Hwy 206. US 2 is a five-lane roadway with center
two-way-left-turn lane (TWLTL) with a posted speed limit of 55-mph. The roadway is classified as a principal arterial.
MT Hwy 206 is a two-lane roadway with a posted speed limit of 60-mph. The roadway is classified as a minor arterial.

Study Intersection

The intersection of US 2 with MT Hwy 206 is expected to be impacted with the proposed development in the study
area. The intersection is a three-approach intersection and currently controlled by a semi-actuated traffic signal.
The signal detection is on the minor approach (MT Hwy 206). Non-detected phases are controlled on a pretimed
basis. Cycle length is allowed to change by varying the detected phase lengths.

The existing lane configuration of the intersection includes:

Eastbound: One dedicated left turn lane with approximately 330-feet of storage lane, and two thru lanes.
Westbound: One thru lane, and one shared thru/right-turn lane.

Northbound: One left turn, and one dedicated right turn lane with approximately 330-ft of storage lane.
Southbound: No Southbound approach

Traffic Impact Study — Location Acquisitions 2 ea -
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Figure 3 — Intersection of US 2 and MT Hwy 206 Lane Configuration

(Screenshot from Synchro Software)

Existing Conditions

Traffic Volumes

The most recent traffic data was provided by Montana Department of Transportation (MDT) which was collected
on Wednesday, July 21, 2021. In accordance with Montana Department of Transportation (MDT) standards, traffic
volumes are typically adjusted to average-month-day conditions. The traffic volumes on Wednesdays in July are
generally 36-percent higher than average-month-day conditions. No seasonal adjustment factor was used in this
study to remain conservative. The daily traffic along US 2 ranges from 14,500 vehicles per day on the west and
9,000 vehicles per day on the east of MT Hwy 206. The daily traffic on MT Hwy 206 is 6,800 vehicles per day. The
raw traffic volume profiles of the study intersections are included in Appendix A. This study focuses on the AM peak
and PM peak hour traffic volumes. The AM peak hour was observed between 7:30 AM and 8:30 AM, and PM peak
hour was observed between 4:45 PM and 5:45 PM. The intersection traffic volume for the AM and PM peak hours
is shown in Table 1. Traffic Volumes are generally greater by 67% in the PM peak compared to AM Peak in the study
area.

Traffic Impact Study — Location Acquisitions 3 -
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‘ WB Approach (US 2) NB Approach (MT Hwy 206)

Left Thru Right Left Thru Right
AM - 425 141 87 277 - 218 - 146
PM - 579 285 174 654 - 271 - 200

EB — Eastbound, WB — Westbound, NB — Northbound, SB - Southbound

Future Conditions

Traffic Projections

An annual growth rate of 1.5-percent was used for projecting traffic volumes in the future. The growth rate was
sourced from the Draft Columbia Falls Long Range Transportation Plan (LRTP) published in November 2021. The
proposed development is anticipated to be fully developed by Spring 2027.

The projected background traffic in the study area without the proposed developments are summarized in Table 2.

n— EB Approach (US 2) WB Approach (US 2) NB Approach (MT Hwy 206)
ea
Left Thru Right Left Thru Right Left Thru Right
AM - 458 152 94 299 - 235 - 158

PM - 624 308 188 705 - 292 - 216
EB — Eastbound, WB — Westbound, NB — Northbound, SB - Southbound

Trip Generation

To account for the trips generated by the proposed development, ITE Trip Generation Manual, 11™ Edition was
utilized to calculate trips generated based on the land use characteristics that most closely fit the proposed
development. ITE Land Use Code 220 — Low-rise Multifamily Housing was used. This land use is applicable for
apartments, townhouses, and condominiums located within the same building with at least three other dwelling
units and that have two or three floors (levels). This land use does not include facilities located on a resort-corridor
facility such as the “Strip” in Las Vegas, Nevada. For each land use, the number of vehicular trips the development
will generate during the following time periods were calculated for weekday AM and PM peak.

The estimated trips generated by the proposed development are summarized in Table 3. The proposed
development is expected to generate 1213, 85, and 103 trips in the Daily, AM peak and PM peak respectively.

: Daily AM Peak PM Peak
Development Type Units | # . . . . . .
Entering Exiting Entering Exiting Entering Exiting

Type A Building (4-Plex) | DU | 72 242 243 8 26 25 16
Type B Building (3-Plex) DU 33 111 111 4 12 12
Apartment A (3-floors) DU 24 81 81 2 9 8

Apartment B (3-floors) DU 51 172 172 6 18 18 11

606 607 20 65 63 40

Total DU | 180
1,213 85 103

It is anticipated that the clubhouse will only be utilized by residents within the proposed development and will not
be opened to the public, therefore no additional generated trips for the clubhouse is proposed.

Traffic Impact Study — Location Acquisitions 4 -135 -
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Trip Distribution and Assignment

The origins and destinations of site-generated traffic were estimated based on prevailing travel patterns, and trips
being assigned to the roadway network using engineering judgement, estimating the most ideal and reasonable
routes between origins and destinations, and illustrated in Figure 4.

Figure 4 - Trip Distribution by Percent

@ Inbound
® Outbound

Source: MDt. ESRI. KLJ Mav 2022

The peak hour trips generated by the proposed development are summarized in Table 4.

Table 4 - Projected Development Trip Distribution

Peak EB Approach (US 2) WB Approach (US 2) NB Approach (MT Hwy 206)
Left Thru Right Left Thru Right Left Thru Right

AM - 20 10 0 6 - 4 - 0

PM - 12 6 0 19 - 13 - 0

EB — Eastbound, WB — Westbound, NB — Northbound, SB - Southbound

The projected traffic volumes at the study intersection after the completion of proposed development are
summarized in Table 5.

Traffic Impact Study — Location Acquisitions 5 e
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Peak EB Approach (US 2) WB Approach (US 2) NB Approach (MT Hwy 206)
Left Thru \ Right \ Left \ Thru Right Left Thru Right

AM - 478 162 94 305 - 239 - 158

PM - 636 314 188 724 - 305 - 216

EB — Eastbound, WB — Westbound, NB — Northbound, SB - Southbound

Traffic Operations Analysis

Traffic Operations Methodology

The traffic conditions in the network will be impacted by the proposed development. Traffic operational analysis
results are described as a Level of Service (LOS) ranging from "A to F" with "A" operating with the least delay and
"F"indicating a breakdown in operations. LOS is determined based on methodology in the Highway Capacity Manual
(HCM), which defines the LOS based on control delay. LOS “E” or worse is considered poor or unacceptable, in
accordance with the MDT standards. The LOS and its associated intersection delay for signalized intersections as
defined by HCM is shown in Table 6.

Control Delay Per Vehicle (sec.)

LOS : . .
Signalized Intersection
A <10
B >10and £ 20
C >20and <35
D > 35 and <55
E > 55 and <80

For signalized intersections, the LOS is based on the average stopped delay per vehicle. The procedures used to
evaluate signalized intersections use detailed information on geometry, lane use, signal timing, peak hour volumes,
arrival types, and other parameters. This information is then used to calculate delay and determine the capacity of
each intersection.

Traffic Models

Traffic operations analysis was completed using Synchro V10 software, which included geometry such as number
of lanes, storage lengths, link distances, speed limits, traffic volumes, and existing signal timing plan. The results of
the synchro analysis are displayed as measures of effectiveness (MOE). The primary MOEs that are used in the study
are delay and level of service (LOS).

The following scenarios were modeled for the AM and PM peak periods:

1. 2027 No-Build — “No-Build” refers to the conditions without the proposed development scenario. This
option includes no geometric improvements at the US 2/MT Hwy 206 intersection, and the existing traffic
counts projected to the 2027 traffic volumes.

2. 2027 Build — “Build” refers to conditions with the proposed development scenario. This option includes
no geometric improvements at the US 2/MT Hwy 206. The trips generated by the proposed development
were included in the build scenario traffic volumes.

Traffic Impact Study — Location Acquisitions 6 -137 -
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Traffic Operation Results

The traffic operation results for two scenarios are illustrated in Table 7. For detailed synchro results, refer to
Appendix B.

AM Peak | PM Peak

Scenario

No Build | A | A B|B|B B C| B

Build A A B B B C C B
EB — Eastbound, WB — Westbound, NB — Northbound, SB - Southbound

The intersection of US 2 and MT Hwy 206 is expected to operate with acceptable delay and LOS in 2027 with the
intersection operating no worse than LOS B in the peak hours under No-Build and Build scenarios. The Westbound
approach LOS is expected to drop by a letter grade from LOS B under No-Build conditions to LOS C under Build
conditions.

Turn Lane Warrants
The MDT has established guidelines for the consideration of turn-lanes at intersections. Turn lane needs at the

proposed accesses via US 2 were analyzed according to MDT turn lanes guidance. The projected No-Build and Build
volumes do not recommend dedicated turn lanes at the two accesses.

Summary

This study has been prepared to evaluate the traffic impacts associated with the proposed development of 22.55-
acre residential development near Columbia Falls, MT. The study investigated the No-Build and Build traffic
operations in the transportation network near the proposed development. The following are the key summary of
the study:

Trip Generation

The proposed development is projected to generate 1213, 85, and 103 trips in the Daily, AM peak and PM peak
respectively.

Traffic Operations
The study intersection operates with acceptable intersection delay and LOS in the No-Build and Build conditions.

Turn Lane Warrants
The projected No-Build and Build volumes do not recommend dedicated turn lanes at the two accesses via US 2.

Traffic Impact Study — Location Acquisitions 7 -138 -
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Montana Department of Transportation
2701 Prospect

Helena, Montana, United States 59620
406-444-9417 mdttdca@mt.gov

Turning Movement Data

Count Name: US 2 & S206
Site Code:

Start Date: 07/21/2021
Page No: 1
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Westbound Approach Northbound Approach Eastbound Approach
Start Time Westbound Northbound Eastbound
Thru Left U-Turn Peds App. Total Right Left U-Turn Peds App. Total Right Thru U-Turn Peds App. Total Int. Total
7:00 AM 54 16 0 0 70 33 38 0 0 71 22 80 0 0 102 243
7:15 AM 63 25 0 0 88 36 38 0 0 74 31 89 0 0 120 282
7:30 AM 86 19 0 0 105 34 60 0 0 94 35 106 0 0 141 340
7:45 AM 62 17 0 0 79 39 63 0 0 102 43 116 0 0 159 340
Hourly Total 265 77 0 0 342 142 199 0 0 341 131 391 0 0 522 1205
8:00 AM 54 19 0 0 73 37 48 0 0 85 30 95 0 0 125 283
8:15 AM 75 32 0 0 107 36 47 0 1 83 33 108 0 0 141 331
8:30 AM 63 29 0 0 92 48 45 0 0 93 27 116 0 0 143 328
8:45 AM 81 22 0 0 103 47 51 0 0 98 32 109 0 0 141 342
Hourly Total 273 102 0 0 375 168 191 0 1 359 122 428 0 0 550 1284
9:00 AM 72 24 0 0 96 37 42 0 0 79 45 118 0 0 163 338
9:15 AM 81 26 0 0 107 36 44 0 1 80 38 131 0 0 169 356
9:30 AM 80 33 0 0 113 48 39 0 0 87 32 119 0 0 151 351
9:45 AM 85 39 0 0 124 45 37 0 1 82 36 136 0 0 172 378
Hourly Total 318 122 0 0 440 166 162 0 2 328 151 504 0 0 655 1423
10:00 AM 116 36 0 0 152 48 41 0 1 89 35 122 0 0 157 398
10:15 AM 93 38 0 0 131 36 50 0 0 86 43 130 0 0 173 390
10:30 AM 95 32 0 0 127 41 48 0 1 89 43 141 0 0 184 400
10:45 AM 117 36 0 1 153 46 51 0 0 97 40 126 0 0 166 416
Hourly Total 421 142 0 1 563 171 190 0 2 361 161 519 0 0 680 1604
11:00 AM 117 28 0 0 145 48 49 0 0 97 47 133 0 0 180 422
11:15 AM 84 25 0 0 109 42 54 0 0 96 47 109 0 0 156 361
11:30 AM 99 26 0 0 125 48 50 0 0 98 39 126 0 0 165 388
11:45 AM 123 30 0 0 153 54 48 0 2 102 49 119 0 0 168 423
Hourly Total 423 109 0 0 532 192 201 0 2 393 182 487 0 0 669 1594
12:00 PM 121 32 0 0 153 38 44 0 0 82 52 118 0 0 170 405
12:15 PM 90 28 0 0 118 42 52 0 0 94 58 128 0 0 186 398
12:30 PM 117 29 0 0 146 40 40 0 0 80 36 118 0 0 154 380
12:45 PM 141 35 0 0 176 33 35 0 0 68 42 139 0 0 181 425
Hourly Total 469 124 0 0 593 153 171 0 0 324 188 503 0 0 691 1608
1:00 PM 149 51 0 2 200 43 42 0 0 85 49 150 0 0 199 484
1:15PM 137 47 0 0 184 35 51 0 0 86 42 114 0 0 156 426
1:30 PM 111 30 0 0 141 54 39 0 0 93 35 121 0 0 156 390
1:45 PM 148 37 0 0 185 25 40 0 0 65 47 115 0 0 162 412
Hourly Total 545 165 0 2 710 157 172 0 0 329 173 500 0 0 673 1712
2:00 PM 115 33 0 0 148 29 41 0 0 70 53 119 0 0 172 390
2:15PM 158 45 0 0 203 28 47 0 0 75 47 132 0 0 179 457
2:30 PM 160 32 0 0 192 38 31 0 0 69 55 130 0 0 185 446
2:45 PM 115 30 0 0 145 41 51 0 0 92 42 113 0 0 155 392
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Hourly Total 548 140 0 0 688 136 170 0 0 306 197 494 0 0 691 1685
3:00 PM 118 40 0 0 158 49 58 0 0 107 44 141 0 0 185 450
3:15 PM 182 61 0 0 243 34 43 0 0 77 51 122 0 0 173 493
3:30 PM 155 27 0 1 182 29 58 0 1 87 48 130 0 0 178 447
3:45 PM 163 44 0 0 207 49 55 0 0 104 55 141 0 0 196 507
Hourly Total 618 172 0 1 790 161 214 0 1 375 198 534 0 0 732 1897
4:00 PM 137 43 0 0 180 51 62 0 0 113 53 113 0 0 166 459
4:15 PM 170 39 0 0 209 59 51 0 0 110 63 132 0 0 195 514
4:30 PM 151 45 0 0 196 48 63 0 0 111 53 135 0 0 188 495
4:45 PM 187 33 0 0 220 54 62 0 0 116 73 155 0 1 228 564
Hourly Total 645 160 0 0 805 212 238 0 0 450 242 535 0 1 777 2032
5:00 PM 139 46 0 0 185 52 71 0 0 123 83 143 0 0 226 534
5:15 PM 172 50 0 0 222 47 66 0 0 113 66 146 0 0 212 547
5:30 PM 156 45 0 0 201 47 72 0 0 119 63 135 0 0 198 518
5:45 PM 187 49 0 0 236 47 53 0 0 100 60 147 0 0 207 543
Hourly Total 654 190 0 0 844 193 262 0 0 455 272 571 0 0 843 2142
6:00 PM 164 54 0 0 218 31 37 0 0 68 61 100 0 0 161 447
6:15 PM 182 45 0 0 227 38 32 0 1 70 57 130 0 0 187 484
6:30 PM 154 41 0 0 195 35 42 0 0 77 53 106 0 0 159 431
6:45 PM 132 36 0 0 168 18 39 0 0 57 37 105 0 0 142 367
Hourly Total 632 176 0 0 808 122 150 0 1 272 208 441 0 0 649 1729
Grand Total 5811 1679 0 4 7490 1973 2320 0 9 4293 2225 5907 0 1 8132 19915
Approach % 77.6 224 0.0 - 46.0 54.0 0.0 - 27.4 72.6 0.0 - - -
Total % 29.2 8.4 0.0 37.6 9.9 11.6 0.0 21.6 11.2 29.7 0.0 - 40.8 -
Lights 5628 1603 0 7231 1895 2243 0 4138 2126 5738 0 - 7864 19233
% Lights 96.9 95.5 - 96.5 96.0 96.7 - 96.4 95.6 97.1 - - 96.7 96.6
Other Vehicles 182 76 0 258 78 76 0 154 98 168 0 - 266 678
% Other Vehicles 3.1 4.5 - 3.4 4.0 3.3 - 3.6 4.4 2.8 - - 3.3 3.4
Bicycles on Road 1 0 0 1 0 1 0 1 1 1 0 - 2 4
% Bicycles on Road 0.0 0.0 - 0.0 0.0 0.0 - 0.0 0.0 0.0 - - 0.0 0.0
Bicycles on Crosswalk - - - 0 - - - - 6 - - - - 0 - -
% Bicycles on Crosswalk - - - 0.0 - - - - 66.7 - - - - 0.0 - -
Pedestrians - - - 4 - - - - 3 - - - - 1 - -
% Pedestrians - - - 100.0 - - - - 33.3 - - - - 100.0 - -
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Montana Department of Transportation
2701 Prospect

Helena, Montana, United States 59620

406-444-9417 mdttdca@mt.gov

Count Name: US 2 & S206
Site Code:

Start Date: 07/21/2021
Page No: 4

Item No.2.

Turning Movement Peak Hour Data (10:15 AM)
Westbound Approach Northbound Approach Eastbound Approach
Start Time Westbound Northbound Eastbound
Thru Left U-Turn Peds App. Total Right Left U-Turn Peds App. Total Right Thru U-Turn Peds App. Total Int. Total
10:15 AM 93 38 0 0 131 36 50 0 0 86 43 130 0 0 173 390
10:30 AM 95 32 0 0 127 41 48 0 1 89 43 141 0 0 184 400
10:45 AM 117 36 0 1 153 46 51 0 0 97 40 126 0 0 166 416
11:00 AM 117 28 0 0 145 48 49 0 0 97 47 133 0 0 180 422
Total 422 134 0 1 556 171 198 0 1 369 173 530 0 0 703 1628
Approach % 75.9 241 0.0 - 46.3 53.7 0.0 - 24.6 75.4 0.0 - - -
Total % 25.9 8.2 0.0 34.2 10.5 12.2 0.0 22.7 10.6 326 0.0 - 43.2 -
PHF 0.902 0.882 0.000 0.908 0.891 0.971 0.000 0.951 0.920 0.940 0.000 - 0.955 0.964
Lights 409 124 0 533 161 192 0 353 167 505 0 - 672 1558
% Lights 96.9 92.5 - 95.9 94.2 97.0 - 95.7 96.5 95.3 - - 95.6 95.7
Other Vehicles 13 10 0 23 10 6 0 16 6 25 0 - 31 70
% Other Vehicles 3.1 75 - 4.1 58 3.0 - 43 35 4.7 - - 4.4 43
Bicycles on Road 0 0 0 0 0 0 0 0 0 0 0 - 0 0
% Bicycles on Road 0.0 0.0 - 0.0 0.0 0.0 - 0.0 0.0 0.0 - - 0.0 0.0
Bicycles on Crosswalk - - - 0 - - - - 1 - - - - 0 - -
% Bicycles on Crosswalk - - - 0.0 - - - - 100.0 - - - - - - -
Pedestrians - - - 1 - - - - 0 - - - - 0 - -
% Pedestrians - - - 100.0 - - - - 0.0 - - - - - - -
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Eastbound Approach [W]
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Montana Department of Transportation
2701 Prospect

Helena, Montana, United States 59620
406-444-9417 mdttdca@mt.gov

Turning Movement Peak Hour Data (4:45 PM)

Item No.2.

Count Name: US 2 & S206
Site Code:

Start Date: 07/21/2021
Page No: 6

Westbound Approach Northbound Approach Eastbound Approach
Start Time Westbound Northbound Eastbound
Thru Left U-Turn Peds App. Total Right Left U-Turn Peds App. Total Right Thru U-Turn Peds App. Total Int. Total
4:45 PM 187 33 0 0 220 54 62 0 0 116 73 155 0 1 228 564
5:00 PM 139 46 0 0 185 52 71 0 0 123 83 143 0 0 226 534
5:15 PM 172 50 0 0 222 47 66 0 0 113 66 146 0 0 212 547
5:30 PM 156 45 0 0 201 47 72 0 0 119 63 135 0 0 198 518
Total 654 174 0 0 828 200 271 0 0 471 285 579 0 1 864 2163
Approach % 79.0 21.0 0.0 - 42.5 57.5 0.0 - - 33.0 67.0 0.0 - - -
Total % 30.2 8.0 0.0 38.3 9.2 12.5 0.0 - 21.8 13.2 26.8 0.0 - 39.9 -
PHF 0.874 0.870 0.000 0.932 0.926 0.941 0.000 - 0.957 0.858 0.934 0.000 - 0.947 0.959
Lights 642 169 0 811 195 266 0 - 461 276 572 0 - 848 2120
% Lights 98.2 97.1 - 97.9 97.5 98.2 - - 97.9 96.8 98.8 - - 98.1 98.0
Other Vehicles 11 5 0 16 5 5 0 - 10 9 7 0 - 16 42
% Other Vehicles 1.7 2.9 - 1.9 2.5 1.8 - - 2.1 3.2 1.2 - - 1.9 1.9
Bicycles on Road 1 0 0 1 0 0 0 0 0 0 0 - 0 1
% Bicycles on Road 0.2 0.0 - 0.1 0.0 0.0 - - 0.0 0.0 0.0 - - 0.0 0.0
Bicycles on Crosswalk - - - 0 - - - - 0 - - - - 0 - -
% Bicycles on Crosswalk - - - - - - - - - - - 0.0 - -
Pedestrians - - - 0 - - - - 0 - - - - 1 - -
% Pedestrians - - - - - - - - - - - 100.0 - -
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2027 No Build - AM Peak

Q

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N

Lane Group EBT EBR WBL WBT NBL NBR

Lane Configurations 41 LI % ul

Traffic Volume (vph) 458 152 94 299 235 158

Future Volume (vph) 458 152 94 299 235 158

Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750

Storage Length (ft) 0 270 265 0

Storage Lanes 0 1 1 1

Taper Length (ft) 25 25

Lane Util. Factor 095 09 100 09 100 1.00

Frt 0.963 0.850

Flt Protected 0.950 0.950

Satd. Flow (prot) 3079 0 1599 3197 1599 1430

Flt Permitted 0.411 0.950

Satd. Flow (perm) 3079 0 692 3197 1599 1430

Right Turn on Red Yes Yes

Satd. Flow (RTOR) 69 165

Link Speed (mph) 55 55 25

Link Distance (ft) 5222 1115 883

Travel Time (s) 64.7 138 241

Peak Hour Factor 09 09 09 09 09 0.96

Heavy Vehicles (%) 4% 4% 4% 4% 4% 4%

Adj. Flow (vph) 477 158 98 31 245 165

Shared Lane Traffic (%)

Lane Group Flow (vph) 635 0 98 311 245 165

Enter Blocked Intersection No No No No No No

Lane Alignment Left  Right Left Left Left  Right

Median Width(ft) 12 12 12

Link Offset(ft) 0 0 0

Crosswalk Width(ft) 16 16 16

Two way Left Turn Lane Yes Yes

Headway Factor 1.11 1.11 1.11 1.11 1.11 1.11

Turning Speed (mph) 9 15 15 9

Number of Detectors 2 1 2 1 1

Detector Template Thru Left ~ Thru Left  Right

Leading Detector (ft) 100 20 100 20 20

Trailing Detector (ft) 0 0 0 0 0

Detector 1 Position(ft) 0 0 0 0 0

Detector 1 Size(ft) 6 20 6 20 20

Detector 1 Type CI+Ex Cl+Ex CIl+Ex CIl+Ex CI+Ex

Detector 1 Channel

Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0

Detector 2 Position(ft) 94 94

Detector 2 Size(ft) 6 6

Detector 2 Type CI+Ex CI+Ex

Detector 2 Channel

Detector 2 Extend (s) 0.0 0.0

Turn Type NA Perm NA Prot  Perm

Protected Phases 2 6 4

Existing 4:45 pm 07/11/2014 Existing

S. Karjala

Synchro 10 Report
Page 1
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2027 No Build - AM Peak

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N
Lane Group EBT EBR WBL WBT NBL NBR
Permitted Phases 6 4
Detector Phase 2 6 6 4 4
Switch Phase
Minimum Initial (s) 30.0 30.0 300 6.0 6.0
Minimum Split (s) 36.8 36.8 368 335 335
Total Split (s) 45.0 450 450 40.0 400
Total Split (%) 52.9% 529% 52.9% 471% 47.1%
Maximum Green (s) 38.2 382 382 335 335
Yellow Time (s) 5.0 5.0 5.0 3.0 3.0
All-Red Time (s) 1.8 1.8 1.8 3.5 3.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.8 6.8 6.8 6.5 6.5
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Min Min Min  None  None
Walk Time (s) 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 22.0 220 220 200 200
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 30.1 30.1 30.1 138 138
Actuated g/C Ratio 0.53 053 053 024 024
v/c Ratio 0.38 027 019 064 035
Control Delay 8.5 11.3 82 274 5.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 8.5 11.3 82 274 5.7
LOS A B A C A
Approach Delay 8.5 9.0 18.6
Approach LOS A A B
Queue Length 50th (ft) 53 17 26 75 0
Queue Length 95th (ft) 104 52 55 137 36
Internal Link Dist (ft) 5142 1035 803
Turn Bay Length (ft) 270 265
Base Capacity (vph) 2084 463 2141 938 907
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.30 021 015 026 0.18
Intersection Summary
Area Type: Other

Cycle Length: 85

Actuated Cycle Length: 57.3

Natural Cycle: 75

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.64

Intersection Signal Delay: 11.5
Intersection Capacity Utilization 80.9%

Analysis Period (min) 15

Intersection LOS: B
ICU Level of Service D

Existing 4:45 pm 07/11/2014 Existing

S. Karjala

Synchro 10 Report
Page 2
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Item No.2.

2027 No Build - AM Peak
1: MT-206 & US-2

Splits and Phases:  1: MT-206 & US-2

11/16/2022

—*g2

Synchro 10 Report

Existing 4:45 pm 07/11/2014 Existing
Page 3

S. Karjala
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2027 No Build -PM Peak

2

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N

Lane Group EBT EBR WBL WBT NBL NBR

Lane Configurations 41 LI % ul

Traffic Volume (vph) 624 308 188 705 292 216

Future Volume (vph) 624 308 188 705 292 216

Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750

Storage Length (ft) 0 270 265 0

Storage Lanes 0 1 1 1

Taper Length (ft) 50 50

Lane Util. Factor 095 09 100 09 100 1.00

Frt 0.950 0.850

Flt Protected 0.950 0.950

Satd. Flow (prot) 3037 0 1599 3197 1599 1430

Flt Permitted 0.251 0.950

Satd. Flow (perm) 3037 0 422 3197 1599 1430

Right Turn on Red Yes Yes

Satd. Flow (RTOR) 130 163

Link Speed (mph) 55 55 25

Link Distance (ft) 5222 1115 883

Travel Time (s) 64.7 138 241

Peak Hour Factor 09 09 09 09 09 0.96

Heavy Vehicles (%) 4% 4% 4% 4% 4% 4%

Adj. Flow (vph) 650 321 196 734 304 225

Shared Lane Traffic (%)

Lane Group Flow (vph) 971 0 196 734 304 225

Enter Blocked Intersection No No No No No No

Lane Alignment Left  Right Left Left Left  Right

Median Width(ft) 12 12 12

Link Offset(ft) 0 0 0

Crosswalk Width(ft) 16 16 16

Two way Left Turn Lane Yes Yes

Headway Factor 1.11 1.11 1.11 1.11 1.11 1.11

Turning Speed (mph) 9 15 15 9

Number of Detectors 2 1 2 1 1

Detector Template Thru Left ~ Thru Left  Right

Leading Detector (ft) 100 20 100 20 20

Trailing Detector (ft) 0 0 0 0 0

Detector 1 Position(ft) 0 0 0 0 0

Detector 1 Size(ft) 6 20 6 20 20

Detector 1 Type CI+Ex Cl+Ex CIl+Ex CIl+Ex CI+Ex

Detector 1 Channel

Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0

Detector 2 Position(ft) 94 94

Detector 2 Size(ft) 6 6

Detector 2 Type CI+Ex CI+Ex

Detector 2 Channel

Detector 2 Extend (s) 0.0 0.0

Turn Type NA Perm NA Prot  Perm

Protected Phases 2 6 4

Existing 4:45 pm 07/11/2014 Existing

S. Karjala

Synchro 10 Report
Page 1
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2027 No Build -PM Peak

o]

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N
Lane Group EBT EBR WBL WBT NBL NBR
Permitted Phases 6 4
Detector Phase 2 6 6 4 4
Switch Phase
Minimum Initial (s) 30.0 30.0 300 6.0 6.0
Minimum Split (s) 36.8 36.8 368 335 335
Total Split (s) 45.0 450 450 40.0 400
Total Split (%) 52.9% 529% 52.9% 471% 47.1%
Maximum Green (s) 38.2 382 382 335 335
Yellow Time (s) 5.0 5.0 5.0 3.0 3.0
All-Red Time (s) 1.8 1.8 1.8 3.5 3.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.8 6.8 6.8 6.5 6.5
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Min Min Min  None  None
Walk Time (s) 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 22.0 220 220 200 200
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 38.4 384 384 184 184
Actuated g/C Ratio 0.55 055 055 026 026
v/c Ratio 0.56 085 042 073 045
Control Delay 11.3 519 112 339 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 11.3 519 112 339 9.7
LOS B D B C A
Approach Delay 11.3 198 236
Approach LOS B B C
Queue Length 50th (ft) 110 65 88 119 21
Queue Length 95th (ft) 215 #223 167 197 71
Internal Link Dist (ft) 5142 1035 803
Turn Bay Length (ft) 270 265
Base Capacity (vph) 1720 231 1749 767 771
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.56 085 042 040 029
Intersection Summary
Area Type: Other

Cycle Length: 85

Actuated Cycle Length: 70.2

Natural Cycle: 90

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.85

Intersection Signal Delay: 17.2
Intersection Capacity Utilization 88.7%

Analysis Period (min) 15

# 95th percentile volume exceeds capacity, queue may be longer.

Intersection LOS: B
ICU Level of Service E

Existing 4:45 pm 07/11/2014 Existing

S. Karjala

Synchro 10 Report
Page 2
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Item No.2.

2027 No Build -PM Peak

1: MT-206 & US-2 11/16/2022

Queue shown is maximum after two cycles.

Splits and Phases:  1: MT-206 & US-2

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 3
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Traffic Impact Study — Location Acquisitions
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2027 Build - AM Peak

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N

Lane Group EBT EBR WBL WBT NBL NBR

Lane Configurations 41 LI % ul

Traffic Volume (vph) 478 162 94 305 239 158

Future Volume (vph) 478 162 94 305 239 158

Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750

Storage Length (ft) 0 270 265 0

Storage Lanes 0 1 1 1

Taper Length (ft) 25 25

Lane Util. Factor 095 09 100 09 100 1.00

Frt 0.962 0.850

Flt Protected 0.950 0.950

Satd. Flow (prot) 3076 0 1599 3197 1599 1430

Flt Permitted 0.398 0.950

Satd. Flow (perm) 3076 0 670 3197 1599 1430

Right Turn on Red Yes Yes

Satd. Flow (RTOR) 7 165

Link Speed (mph) 55 55 25

Link Distance (ft) 5222 1115 883

Travel Time (s) 64.7 138 241

Peak Hour Factor 09 09 09 09 09 0.96

Heavy Vehicles (%) 4% 4% 4% 4% 4% 4%

Adj. Flow (vph) 498 169 98 318 249 165

Shared Lane Traffic (%)

Lane Group Flow (vph) 667 0 98 318 249 165

Enter Blocked Intersection No No No No No No

Lane Alignment Left  Right Left Left Left  Right

Median Width(ft) 12 12 12

Link Offset(ft) 0 0 0

Crosswalk Width(ft) 16 16 16

Two way Left Turn Lane Yes Yes

Headway Factor 1.11 1.11 1.11 1.11 1.11 1.11

Turning Speed (mph) 9 15 15 9

Number of Detectors 2 1 2 1 1

Detector Template Thru Left ~ Thru Left  Right

Leading Detector (ft) 100 20 100 20 20

Trailing Detector (ft) 0 0 0 0 0

Detector 1 Position(ft) 0 0 0 0 0

Detector 1 Size(ft) 6 20 6 20 20

Detector 1 Type CI+Ex Cl+Ex CIl+Ex CIl+Ex CI+Ex

Detector 1 Channel

Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0

Detector 2 Position(ft) 94 94

Detector 2 Size(ft) 6 6

Detector 2 Type CI+Ex CI+Ex

Detector 2 Channel

Detector 2 Extend (s) 0.0 0.0

Turn Type NA Perm NA Prot  Perm

Protected Phases 2 6 4

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak

Oz Khan

Synchro 10 Report
Page 1
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2027 Build - AM Peak

-

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N
Lane Group EBT EBR WBL WBT NBL NBR
Permitted Phases 6 4
Detector Phase 2 6 6 4 4
Switch Phase
Minimum Initial (s) 30.0 30.0 300 6.0 6.0
Minimum Split (s) 36.8 36.8 368 335 335
Total Split (s) 45.0 450 450 40.0 400
Total Split (%) 52.9% 529% 52.9% 471% 47.1%
Maximum Green (s) 38.2 382 382 335 335
Yellow Time (s) 5.0 5.0 5.0 3.0 3.0
All-Red Time (s) 1.8 1.8 1.8 3.5 3.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.8 6.8 6.8 6.5 6.5
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Min Min Min  None  None
Walk Time (s) 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 22.0 220 220 200 200
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 30.1 30.1 30.1 140 140
Actuated g/C Ratio 0.52 052 052 024 024
v/c Ratio 0.41 028 019 064 035
Control Delay 8.8 1.7 83 274 5.6
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 8.8 1.7 83 274 5.6
LOS A B A C A
Approach Delay 8.8 9.1 18.7
Approach LOS A A B
Queue Length 50th (ft) 57 17 27 76 0
Queue Length 95th (ft) 111 53 56 139 36
Internal Link Dist (ft) 5142 1035 803
Turn Bay Length (ft) 270 265
Base Capacity (vph) 2076 447 2134 936 905
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.32 022 015 027 0.18
Intersection Summary
Area Type: Other

Cycle Length: 85

Actuated Cycle Length: 57.5

Natural Cycle: 75

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.64

Intersection Signal Delay: 11.6
Intersection Capacity Utilization 81.1%

Analysis Period (min) 15

Intersection LOS: B
ICU Level of Service D

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak

Oz Khan

Synchro 10 Report
Page 2
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Item No.2.

2027 Build - AM Peak
1: MT-206 & US-2

Splits and Phases:  1: MT-206 & US-2

11/16/2022

—*g2

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak Synchro 10 Report
0z Khan Page 3

- 157 -




2027 Build PM Peak

Q

Item No.2.

1: MT-206 & US-2 11/16/2022
— N ¢ T N

Lane Group EBT EBR WBL WBT NBL NBR

Lane Configurations 41 LI % ul

Traffic Volume (vph) 628 314 188 724 305 216

Future Volume (vph) 628 314 188 724 305 216

Ideal Flow (vphpl) 1750 1750 1750 1750 1750 1750

Storage Length (ft) 0 270 265 0

Storage Lanes 0 1 1 1

Taper Length (ft) 50 50

Lane Util. Factor 095 09 100 09 100 1.00

Frt 0.950 0.850

Flt Protected 0.950 0.950

Satd. Flow (prot) 3037 0 1599 3197 1599 1430

Flt Permitted 0.245 0.950

Satd. Flow (perm) 3037 0 412 3197 1599 1430

Right Turn on Red Yes Yes

Satd. Flow (RTOR) 133 161

Link Speed (mph) 55 55 25

Link Distance (ft) 5222 1115 883

Travel Time (s) 64.7 138 241

Peak Hour Factor 09 09 09 09 09 0.96

Heavy Vehicles (%) 4% 4% 4% 4% 4% 4%

Adj. Flow (vph) 654 327 196 754 318 225

Shared Lane Traffic (%)

Lane Group Flow (vph) 981 0 196 754 318 225

Enter Blocked Intersection No No No No No No

Lane Alignment Left  Right Left Left Left  Right

Median Width(ft) 12 12 12

Link Offset(ft) 0 0 0

Crosswalk Width(ft) 16 16 16

Two way Left Turn Lane Yes Yes

Headway Factor 1.11 1.11 1.11 1.11 1.11 1.11

Turning Speed (mph) 9 15 15 9

Number of Detectors 2 1 2 1 1

Detector Template Thru Left ~ Thru Left  Right

Leading Detector (ft) 100 20 100 20 20

Trailing Detector (ft) 0 0 0 0 0

Detector 1 Position(ft) 0 0 0 0 0

Detector 1 Size(ft) 6 20 6 20 20

Detector 1 Type CI+Ex Cl+Ex CIl+Ex CIl+Ex CI+Ex

Detector 1 Channel

Detector 1 Extend (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Queue (s) 0.0 0.0 0.0 0.0 0.0

Detector 1 Delay (s) 0.0 0.0 0.0 0.0 0.0

Detector 2 Position(ft) 94 94

Detector 2 Size(ft) 6 6

Detector 2 Type CI+Ex CI+Ex

Detector 2 Channel

Detector 2 Extend (s) 0.0 0.0

Turn Type NA Perm NA Prot  Perm

Protected Phases 2 6 4

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build - PM Peak

Oz Khan

Synchro 10 Report
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1: MT-206 & US-2 11/16/2022
— N ¢ T N
Lane Group EBT EBR WBL WBT NBL NBR
Permitted Phases 6 4
Detector Phase 2 6 6 4 4
Switch Phase
Minimum Initial (s) 30.0 30.0 300 6.0 6.0
Minimum Split (s) 36.8 36.8 368 335 335
Total Split (s) 45.0 450 450 40.0 400
Total Split (%) 52.9% 529% 52.9% 471% 47.1%
Maximum Green (s) 38.2 382 382 335 335
Yellow Time (s) 5.0 5.0 5.0 3.0 3.0
All-Red Time (s) 1.8 1.8 1.8 3.5 3.5
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) 6.8 6.8 6.8 6.5 6.5
Lead/Lag
Lead-Lag Optimize?
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0
Recall Mode Min Min Min  None  None
Walk Time (s) 7.0 7.0 7.0 7.0 7.0
Flash Dont Walk (s) 22.0 220 220 200 200
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 38.5 385 385 192 192
Actuated g/C Ratio 0.54 054 054 027 027
v/c Ratio 0.58 088 044 074 045
Control Delay 11.8 582 118 342 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 11.8 582 118 342 9.7
LOS B E B C A
Approach Delay 11.8 213 240
Approach LOS B C C
Queue Length 50th (ft) 115 68 94 125 21
Queue Length 95th (ft) 225 #230 177 207 71
Internal Link Dist (ft) 5142 1035 803
Turn Bay Length (ft) 270 265
Base Capacity (vph) 1706 223 1731 759 763
Starvation Cap Reductn 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0
Reduced v/c Ratio 0.58 088 044 042 029
Intersection Summary
Area Type: Other

Cycle Length: 85
Actuated Cycle Length: 71
Natural Cycle: 90

Control Type: Semi Act-Uncoord

Maximum v/c Ratio: 0.88
Intersection Signal Delay: 18.2

Intersection Capacity Utilization 89.9%

Analysis Period (min) 15

# 95th percentile volume exceeds capacity, queue may be longer.

Intersection LOS: B
ICU Level of Service E

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build - PM Peak

Oz Khan

Synchro 10 Report
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1: MT-206 & US-2 11/16/2022

Queue shown is maximum after two cycles.

Splits and Phases:  1: MT-206 & US-2
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DEPARTMENT OF THE ARMY
CORPS OF ENGINEERS, OMAHA DISTRICT
MONTANA REGULATORY OFFICE
100 NEILL AVENUE, SUITE 200
HELENA, MONTANA 59601-3329

October 14, 2022

SUBJECT: Approved Jurisdictional Determination — Columbia Falls Rentals — Lots 3 & 5 —
File Number NWO-2005-90960

Nicholas Sovner

KLJ Engineering

2969 Airport Road, Suite 1B
Helena, Montana 59601

Dear Mr. Sovner:

We are responding to your request for an approved jurisdictional determination
regarding the above-referenced project. The 22-acre project site is located on and near an
unnamed tributary to the Flathead River, Latitude 48.36548°, Longitude -114.16379°, within
Section 16, Township 32 N, Range 20 W, Columbia Falls, Flathead County, Montana.

Based on available information, an approved jurisdictional determination has been
completed for the areas identified in your request. We concur with the estimate of waters of
the United States, as depicted on the enclosed map, dated October 5, 2022, titled
“Columbia Falls — Location Ventures Lots 3 & 5 Flathead County, MT Aquatic Resource
Delineation”, prepared by KLJ. Wetland 3 is comprised of approximately 1.85 acres of
palustrine emergent wetlands, 0.55 acre of palustrine scrub shrub wetlands, and 1.44 acres
of palustrine forested wetlands present within the survey area. These waters are regulated
under Section 404 of the Clean Water Act, since they are “wetlands adjacent to a TNW”.

Our basis for this determination is the application of the Corps' 1987 Wetland
Delineation Manual, the Regional Supplement to the Corps of Engineers Wetland
Delineation Manual: Western Mountains, Valleys, and Coast Region and the positive
indicators of wetland hydrology, hydric soils, and hydrophytic vegetation. The wetland is a
water of the United States and is part of a tributary system to interstate waters (33 CFR
328.3(a)).

The 0.58 acre pond and 0.27 acre wetland fringe identified as “Wetland 2", and 0.12
acre PEM wetland identified as “Wetland 1” on the above drawing are intrastate isolated
waters with no apparent interstate or foreign commerce connection. As such, these waters
are not currently regulated by the Corps of Engineers. This disclaimer of jurisdiction is only
for Section 404 of the Federal Clean Water Act. Other Federal, State, and local laws may
apply to your activities.

This letter constitutes an approved jurisdictional determination for your subject site. If
you object to this determination, you may request an administrative appeal under Corps
regulations at 33 CFR Part 331. A Notification of Appeal Process (NAP) and Request for
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Appeal (RFA) form is enclosed. If you request to appeal this determination you must submit
a completed RFA form to the Northwestern Division Office, Regulatory Appeals Review
Officer, Melinda Larsen at Melinda.M.Larsen@usace.army.mil. For any questions you may
contact her at (503) 808-3888.

In order for an RFA to be accepted by the Corps, the Corps must determine that it is
complete, that it meets the criteria for appeal under 33 C.F.R. part 331.5, and that it has
been received by the Division Office within 60 days of the date of the NAP. Should you
decide to submit an RFA form, it must be received at the above address by December 13,
2022. Itis not necessary to submit an RFA form to the Division Office if you do not object to
the determination in this letter.

This determination has been conducted to identify the limits of Corps of Engineers'
Clean Water Act jurisdiction for the particular sites identified in this request. This
determination may not be valid for the wetland conservation provisions of the Food Security
Act of 1985. If you or your tenant are U.S. Department of Agriculture (USDA) program
participants, or anticipate participation in USDA programs, you should request a certified
wetland determination from the local office of the Natural Resources Conservation Service
prior to starting work.

This determination is valid for five (5) years from the date of this letter, unless
new information warrants revision of the determination before the expiration date.

Please refer to identification number NWO-2005-90960 in any correspondence
concerning this project. If you have any questions, please contact Nathan Green by email at
nathan.j.green@usace.army.mil, or by telephone at 406-439-7265.

Sincerely,

<i';'f?ﬁ’/é S

Sage L. Joyce
Section Chief, Montana Regulatory Program

2 Enclosures:

1. Notification of Administrative Appeal Options and Process Request for Appeal
(NAP/RFA)

2. Delineation Map

cc (via email):
Mr. Richard Jutzi, High Country Land & Cattle (richardj@crjpc.com)
Mr. Ron Mayhew, Twin Peaks Farms, LLC (ron.mayhew@evergreenintl.com)
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Introduction

KLJ was contracted by Location Acquisitions LLC to conduct a field aquatic resource delineation for the
proposed Columbia Falls Rentals Lots 3 & 5 Project in Flathead County, Montana. The project study area
is located in Section 16, Township 30 North, Range 20 West. Please refer to Figure 1, Project Location
Map for the study area location. The developer is proposing to construct multiple rental housing units
at the study area with internal roads and utilities, including city water and sanitary sewer service. The
field wetland and Waters of the US delineation was conducted on June 1st and 2nd, by Mr. Nicholas
Sovner of KLJ. The study area consisted of approximately 22.08 acres was surveyed for the presence of

aquatic resources.
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I[I. Wetland Delineation

A. Definitions and Methods

The aquatic resource delineation conducted by KLJ was completed in accordance with the 1987 US
Army Corps of Engineers (USACE) Wetlands Delineation Manual and the USACE March 2010 Regional
Supplement: Western Mountains, Valleys, and Coast Region (Version 2.0). The routine approach with
onsite inspection was utilized, including the standard multi-parameter approach (vegetation,
hydrology, and soils) for wetland identification. An area is considered to be a wetland if hydrophytic
vegetation, wetland hydrology, and hydric soils are all present. Sample locations were determined using
US Fish and Wildlife Service (USFWS) National Wetlands Inventory (NWI) maps along with observations of
sites that visually supported a hydrophytic plant community, as well as characteristics of wetland
hydrology and hydric soils. Definitions and methodologies for determining each of these three
parameters are summarized below:

1. Hydrophytic Vegetation

Definition: The prevalence (greater than 50 percent) of dominant plant species that are adapted
to life in saturated soil conditions.

Method: To determine if vegetation was hydrophytic, the scientific name and indicator status of
dominant plant species at each wetland were recorded on USACE datasheets.
Dominance refers to the spatial extent of a species that is directly observed in the field.
Dominance is calculated by identifying the most abundant species that individually or
collectively account for more than 50 percent of the total coverage of vegetation in the
stratum as well as any other species that, by itself, accounts for at least 20 percent of
the total. Where 50 percent or more of all dominant species were hydrophytic, the
hydrophytic vegetation parameter was met. Absolute percent cover! of dominant
species within each stratum is listed on datasheets.

2. Wetland Hydrology

Definition: Fourteen or more consecutive days of flooding, ponding, or water table within 12
inches of the surface during the growing season at a minimum frequency of 5 out of 10
years (50 percent).

Method: Wetland hydrology was determined by observing the presence of primary and/or
secondary indicators listed on the USACE datasheet. If one primary indicator or two
secondary indicators were present, the wetland hydrology parameter was met.

3. Hydric Soils

Definition: Soils that are saturated, flooded, or ponded long enough during the growing season to
develop anaerobic conditions in the upper 12 inches.

" Absolute percent cover within each stratum is not required to add up to 100 percent on the datasheets.
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Method: Soils were colored and characterized using Munsell Soil Color Charts. If one or more of
the hydric soil indicators on the USACE datasheet were identified according to the
USACE Wetland Delineation Manual and the USACE March 2010 RegionalSupplement:
Western Mountains, Valleys, and Coast Region (Version 2.0), the soil was considered to
be hydric.

Base field maps were developed using National Agriculture Imagery Program (NAIP) aerial photography
in combination with information from USFWS NWI maps, Natural Resources Conservation Service
(NRCS) soil survey data from Flathead County, and US Geological Survey (USGS) topographic
quadrangle maps. The referenced maps can be found in Appendix A, Aquatic Resource Delineation
Maps and representative site photos can be found in Appendix B, On-Site Photographs.

B. Hydrology

The project is located in the Pacific Northwest Region which includes the hydrologic unit code (HUC) —
12, subbasin Gooderich Bayou-Flathead River (170102080203). The nearest traditional navigable
waterway (TNW) is the Flathead River which borders the study area to the west.

Antecedent precipitation conditions were evaluated for the study area using the NRCS AgACIS Climatic
Data resource (http://agacis.rcc-acis.org/). NRCS Climate Analysis for Wetlands Tables (WETS) Tables
were utilized to determine the environmental conditions within the study area at the time of the field

delineation. NRCS precipitation data from the CRESTON, MT station was utilized in determining
antecedent precipitation conditions for the three months prior to the delineation. According to the
WETS Climate Tables, during the field delineation the region was experiencing drier than normal
precipitation conditions. Please see Table 1, Antecedent Precipitation for a review of the data.

Utilizing the CRESTON, MT station normal climate data from 1949 - 2022, average annual total
precipitation is 19.25 inches and average annual total snowfall is 50.4 inches for the area. The region
received 1.14 inches of precipitation within the 30-day period prior and during the delineation, with
0.28 inch occurring on May 20, and 0.32 inch occurring on May 27, 2022.
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Table 1, Antecedent Precipitation
YEAR MONTH 30% 30% 2022 CONDITION CONDITION MONTH PRODUCT
CHANCE CHANCE RAINFALL (DRY, WET, VALUE! WEIGHT OF
PRECIP PRECIP (INCHES) NORMAL) VALUE PREVIOUS
LESS MORE TWO
THAN THAN COLUMNS
(INCHES) (INCHES)
March 0.72 1.40 1.55 Wet 3 1 3
April 1.05 1.84 0.81 Dry 1 2 2
May 1.50 2.70 1.14 Dry 1 3 3
Total 8

Condition Values range from 1 (dry), 2 (normal), and 3 (wet).
Total value ranges are Drier than normal (6-9), Normal (10-14), and Wetter than normal (15-18).

Stream flow data for the Flathead River was evaluated for USGS gaging station 12363000 Flathead
River at Columbia Falls MT. Surface water was observed during the delineation of Wetland 3 and the
ordinary high water mark (OHWM) was documented on June 2, 2022. Stream flows at this station
ranged from 27,200 to 28,400 cubic feet per second (cfs). Mean annual discharge for the period of
record (water years 1922 through 2022) on June 1 and June 2 typically range from between 27,700 to
27,900 cfs.

Antecedent precipitation conditions evaluated through the WETS Climate Tables indicate that
moisture conditions were drier than normal during the wetland field survey, yet further evaluation of
streamflow data indicates that surface water hydrologic conditions were relatively normal for this
time of year falling between the mean annual discharge rates for June 1 and June 2. Additionally,
groundwater depths from onsite piezometers DH-1 and DH-2 were measured to be 1.8 feet and 1.1
feet below ground surface (bgs), which correlates with recorded water table depths in wetland test
plots associated with Wetland 3 and Wetland 1.

C. Ecology and Soils

The study area is located in the Northern Rockies ecoregion as identified by the USGS. Climate and
vegetative communities in this region are strongly influenced by the Pacific maritime which causes the
area to have greater forest species diversity than other ecoregions in Montana. Rainfall and snow melt
are plentiful, with water storage occurring in unconsolidated mountain valley fill, volcanic deposits,
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glacial deposits, and permeable sedimentary rocks. However, much of the region is underlain by
metamorphic rocks, which lack significant groundwater storage capacity causing high variation in
seasonal stream flows. Forest overstories may consist of Douglas fir (Pseudotsuga menziesii), subalpine
fir (Abies lasiocarpa), Engelmann spruce (Picea engelmannii), western hemlock (Tsuga heterophylia) or
grand fir (Abies grandis). Because of the relative rapid forest growth, logging and mining activities are
common in otherwise natural areas (https://www.epa.gov/eco-research/level-iii-and-iv-ecoregions-

continental-united-states).

According to the Web Soil Survey of Flathead County (NRCS 2021), the study area included the
Chamokane soils, 0 to 3 percent slopes (Ca), Kiwanis-Birch fine sandy loams, 0 to 5 percent slopes (Kzg),
Corvallis silty clay loam, 0 to 3 percent slopes (Cd), and water (W) map units. Ca and Cd are classified
as predominantly nonhydric soil and Kzg and W are classified as nonhydric soil. Please refer to Table 2,
Summary of Soil Types for soil information.

Table 2, Summary of Soil Type

MAP UNIT SOIL NAME HYDRIC RATING HYDRIC CRITERIA
) Predominantly
Chamokane soils, 0 to 3 percent slopes Non-Hydric 10
- Kiwanis-Birch fine sandy loams, 0 to 5 Non-Hydric 0
percent slopes
Corvallis silty clay loam, 0 to 3 percent Predominantly
. 10
slopes Non-Hydric
- Water Non-Hydric 0

D. Results

Three wetlands totaling approximately 4.89 acres were delineated by KLJ within the study area, please
see Table 3, Delineated Wetlands. Maps of the study area and delineated other water can be found in
Appendix A, Aquatic Resource Delineation Maps, a visual overview of the other water can be found in
Appendix B, On-Site Photographs, copies of the field datasheets can be found in Appendix C, Wetlands
and Other Waters Datasheets, and a list of plants identified in the field can be found in Appendix D,
Plant List.

Wetland 1 consists of a 0.21-acre depression that contained standing water during the time of the
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delineation. Dominant plant species included field meadow foxtail (Alopecurus pratensis, FAC) and
spreading bentgrass (Agrostis stolonifera, FAC). Soils were characterized by Depleted Matrix (F3) and
Redox dark Surface (F6) hydric indicators. Hydrology was characterized by Surface Water (A1) and
Saturation (A3) indicators, and the water table was present at a depth of 17 inches within test plot TP-
1. Piezometer DH-2 is located adjacent to Wetland 1 and groundwater elevation was measured to be
1.1 feet bgs.

Wetland 2 consists of a 0.85-acre excavated pond and fringe wetland. Dominant vegetation also
consisted of field meadow foxtail and spreading bentgrass. Soils were characterized by Depleted Below
Dark Surface (A11) and Depleted Matrix (F3) hydric indicators. Hydrologic indicators included Surface
Water (A1) and Saturation (A3), and the water table was present at a depth of 19 inches in test plot TP-
3.

Wetland 3 consists of a 3.84-acre depressional wetland associated with a natural drainage that flows
towards the Flathead River with both emergent and scrub-shrub/forested vegetation. Dominant
vegetation around the test plots included spreading bentgrass and Drummond’s willow (Salix
Drummondiana, FACW). Soils were characterized by Hydrogen Sulfide (A4) and Depleted Dark Surface
(F7) hydric indicators. Piezometer DH-1 is located adjacent to Wetland 3 and groundwater elevation
was measured to be 1.8 feet bgs.

Table 3, Delineated Wetlands
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TOTAL: 4.89
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E. Discussion and Conclusions

On August 30, 2021, the US District Court for the District of Arizona ordered that the Navigable Waters Protection
Rule in the case of Pascua Yaqui Tribe v. U.S. Environmental Protection Agency be vacated, thus halting post-
2015 federal Clean Water Act (CWA) rulemaking, including the Rapanos guidance, until further notice (USEPA
2022). Pre-2015 CWA guidance for Waters of the US associated with TNW’s, such as the Flathead River, defines
adjacent wetlands as “bordering, continuous, or neighboring” and must meet one of the following three criteria:
(1) there is an unbroken surface or shallow sub-surface connection to jurisdictional waters, (2) they are physically
separated from jurisdictional waters by man-made dikes or barriers, natural river berms, beach dunes, and the
like, or (3) their proximity to a jurisdictional water is reasonably close, supporting science based inference that
such wetlands have an ecological interconnection with jurisdictional waters (USEPA, 2008).

As these definitions relate to the wetlands identified in the study area, Wetlands 1 and 2 may be categorized as
non-Jurisdictional, whereas Wetland 3 would meet the definition of an adjacent wetland to the Flathead River.
Based on field observations, Wetlands 1 and 2 do not show a significant ecological interconnection to the
Flathead River or its adjacent Wetland 3. Wetlands 1 and 2 are separated from Wetland 3 by a small upland ridge
limiting any hydrologic or aquatic life connectivity that would contribute to shared functionality, and Wetland 2
is a manmade wetland as evidenced by adjacent soil stockpiles. This recommendation was previously adopted
by the USACE in the Approved Jurisdictional Determination under Corps File No. 2005-9-0960, dated May 30,
2006.

Final determination of jurisdictional wetlands within the study area is ultimately the decision of the USACE. KLJ
recommends that a new Approved Jurisdictional Determination Request be submitted to the USACE, and that
all necessary permits be acquired in the event that any of the delineated wetlands and Other Waters within the
study area are determined to be jurisdictional and would be affected by the proposed construction.
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https://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb1046494.pdf
https://wetland-plants.sec.usace.army.mil/nwpl_static/v34/home/home.html
https://wetland-plants.sec.usace.army.mil/nwpl_static/v34/home/home.html
http://websoilsurvey.nrcs.usda.gov/
https://plants.sc.egov.usda.gov/home
https://www.epa.gov/sites/default/files/2016-02/documents/cwa_jurisdiction_following_rapanos120208.pdf
https://www.epa.gov/sites/default/files/2016-02/documents/cwa_jurisdiction_following_rapanos120208.pdf
https://www.epa.gov/wotus/rapanos-v-united-states-carabell-v-united-states
http://www.fws.gov/wetlands/Data/
file://klj-solutions.com/dfs/Data/Projects/Developer/LocationVenturesLLC/2106-01243_CFallsVacationRentals/Enviro/Wetland%20Delineation/Lots3&5/Final%20Rpt%20Root%20Files/s.%20http:/nation
http://nationalmap.gov/ustopo/index.html
https://water.usgs.gov/GIS/huc.html

V. Delineator Credentials
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‘ NICHOLAS SOVNER, CEP

Education:

Certifications:

Professional Affiliations:

Humboldt State University
BS Rangeland Resource Science and Wildland Soils (2005)

Montana State University
MS Land Resources and Environmental Science (2019)

Carroll College
Professional Certificate, Geographic Information Systems (2011)

Academy of Board Certified Environmental Professionals
Certified Environmental Professional, No. 32080845 (since 2021)

National Association of Environmental Professionals (since 2021)
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Site Photos 1

Item No.2.

Location Ventures — Rental Lots 3&5

SITEPHOTOS

Adjacent Wetland #: 1

Photo Point: TP-1

Observer: Nick Sovner - KLJ
Date Taken: 6/1/2022

Direction: South

Adjacent Wetland #: 1
Photo Point: TP-2
Observer: Nick Sovner - KLJ

Date Taken: 6/1/2022

Adjacent Wetland #: 1
Photo Point: Wetland-1

Observer: Nick Sovner - KLJ

UPLAND

Date Taken: 6/1/2022

Direction: South
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Location Ventures — Rental Lots 3&5

Page 2 of 4

2

Item No.2.

Adjacent Wetland #: 2

Photo Point: TP-3

Observer: Nick Sovner - KLJ
Date Taken: 6/1/2022

Direction: West

Adjacent Wetland #: 2

Photo Point: TP-4

Observer: Nick Sovner - KLJ
Date Taken: 6/1/2022

Direction: North

Adjacent Wetland #: 2

Photo Point: Wetland-2
Observer: Nick Sovner - KLJ
Date Taken: 6/1/2022

Direction: East
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Site Photos 2
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Adjacent Wetland #: 3
Photo Point: TP-5
Observer: Nick Sovner - KLJ

Date Taken: 6/2/2022

Adjacent Wetland #: 3
Photo Point: TP-6
Observer: Nick Sovner - KLJ

Date Taken: 6/2/2022

Adjacent Wetland #: 3
Photo Point: TP-7
Observer: Nick Sovner - KLJ

Date Taken: 6/2/2022
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Site Photos
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Location Ventures — Rental Lots 3&5

Adjacent Wetland #: 3

Photo Point: Wetland 3
Observer: Nick Sovner - KLJ
Date Taken: 6/2/2022

Wonkuo, | i A L e | Direction: West

Adjacent Wetland #: 3

Photo Point: Wetland 3
Observer: Nick Sovner - KLJ
Date Taken: 6/2/2022

Direction: North

Adjacent Wetland #: N/A
Photo Point #: Stream 1
Observer: Nick Sovner - KLJ
Date Taken: 6/2/2022

Direction: North
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/1/22
Applicant/Owner: Location Ventures LLC State: MT Sampling Point: TP-1
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Depression Local relief (concave, convex, none): Concave Slope (%): _1
Subregion (LRR):  LRRE, MLRA 43A Lat: 48.3644937 Long: -114.162246 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: PUSC
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes  No_ X
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No Is the Sampled Area

Hydric Soil Present? Yes X No within a Wetland? Yes X No
Wetland Hydrology Present? Yes X No

Remarks:

Test plot located in a small depression near the parcel entrance. Site identified as Wetland-1.

VEGETATION - Use scientific names of plants.

Absolute  Dominant  Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 2 (A)
3. Total Number of Dominant Species
4 Across All Strata: 2 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 100.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 15 x1= 15
5. FACW species 0 X2= 0

=Total Cover FAC species 93 x3= 279
Herb Stratum (Plot size: 5' ) FACU species 1 x4 = 4
1. Alopecurus pratensis 50 Yes FAC UPL species 0 x5= 0
2. Agrostis stolonifera 40 Yes FAC Column Totals: 109 (A) 298 (B)
3. Carex utriculata 15 No OBL Prevalence Index = B/A = 2.73
4. Equisetum arvense 3 No FAC
5. Taraxacum officinale 1 No FACU Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7. _X_2-Dominance Test is >50%
8. _X_ 3-Prevalence Index is <3.0'
9. ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

109 =Total Cover ___ Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? YesL No
Remarks:
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Item No.2.
SOIL Sampling Point:
Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks
0-5.5 10YR 2/2 100 Loamy/Clayey Moist, high OM, many fine roots
5.5-20 10YR 3/2 95 7.5YR 5/6 5 C PL Loamy/Clayey Very moist, some fine roots

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ____2.cm Muck (A10)
____Histic Epipedon (A2) ___ Stripped Matrix (S6) ____Red Parent Material (F21)
____Black Histic (A3) ____Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (F22)
____Hydrogen Sulfide (A4) ___Loamy Gleyed Matrix (F2) ___Other (Explain in Remarks)
____Depleted Below Dark Surface (A11) _X_Depleted Matrix (F3)
____Thick Dark Surface (A12) _X_Redox Dark Surface (F6)
____Sandy Mucky Mineral (S1) ___Depleted Dark Surface (F7) ®Indicators of hydrophytic vegetation and
____2.5cm Mucky Peat or Peat (S2) (LRRG) __ Redox Depressions (F8) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if observed):
Type:
Depth (inches): Hydric Soil Present? Yes_ X  No__
Remarks:
HYDROLOGY
Wetland Hydrology Indicators:
Primary Indicators (minimum of one is required; check all that apply) Secondary Indicators (2 or more required)
_X_Surface Water (A1) ____Water-Stained Leaves (B9) (except ____Water-Stained Leaves (B9) (MLRA 1, 2
____High Water Table (A2) MLRA 1, 2, 4A, and 4B) 4A, and 4B)
_X_Saturation (A3) ___SaltCrust (B11) ___ Drainage Patterns (B10)
____Water Marks (B1) ____Aquatic Invertebrates (B13) ___Dry-Season Water Table (C2)
____Sediment Deposits (B2) ____Hydrogen Sulfide Odor (C1) ____Saturation Visible on Aerial Imagery (C9)
____ Drift Deposits (B3) ___Oxidized Rhizospheres on Living Roots (C3) X Geomorphic Position (D2)
____Algal Mat or Crust (B4) ____Presence of Reduced Iron (C4) ____Shallow Aquitard (D3)
____Iron Deposits (B5) ____Recent Iron Reduction in Tilled Soils (C6) ____FAC-Neutral Test (D5)
____Surface Soil Cracks (B6) ___Stunted or Stressed Plants (D1) (LRR A) ____Raised Ant Mounds (D6) (LRR A)
Inundation Visible on Aerial Imagery (B7) ___ Other (Explain in Remarks) ___Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes X No Depth (inches): 5
Water Table Present? Yes X No Depth (inches): 17
Saturation Present? Yes X No Depth (inches): 7 Wetland Hydrology Present? Yes X No

(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:
Piezometer DH-2 measured depth to water at 1.1 feet below ground surface.

Remarks:

Standing water present in depression area.
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/1/22
Applicant/Owner: Location Ventures LLC State: MT Sampling Point: TP-2
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Meadow Local relief (concave, convex, none): Convex Slope (%): _ 1
Subregion (LRR):  LRRE, MLRA 43A Lat: 48.3644817 Long: -114.1622079 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: N/A
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes X  No__
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes No X Is the Sampled Area
Hydric Soil Present? Yes X No within a Wetland? Yes No X
Wetland Hydrology Present? Yes No X - T
Remarks:
Test plot located slightly higher than TP-1 on the shoulder of the depression feature.
VEGETATION - Use scientific names of plants.
Absolute  Dominant  Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 0 (A)
3. Total Number of Dominant Species
4 Across All Strata: 2 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 0.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 0 x1= 0
5. FACW species 0 X2= 0

=Total Cover FAC species 5 x3= 15
Herb Stratum (Plot size: 5' ) FACU species 33 x4 = 132
1. Bromus inermis 70 Yes UPL UPL species 70 x5= 350
2. Dactylis glomerata 30 Yes FACU Column Totals: 108 (A) 497 (B)
3. Alopecurus pratensis 5 No FAC Prevalence Index =BJ/A = 4.60
4. Taraxacum officinale 3 No FACU
5. Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7. ____2-Dominance Test is >50%
8. ____3-Prevalence Index is <3.0'
9. ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

108 =Total Cover ____Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? Yes_ No X
Remarks:
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Item No.2.
SOIL Sampling Point: —

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks

0-11 10YR 4/3 100 Loamy/Clayey

11-20 7.5YR 5/2 65 7.5YR 5/4 30 C M Loamy/Clayey Distinct redox concentrations

10YR 4/1 5 RM M

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ____2.cm Muck (A10)

____Histic Epipedon (A2) ___ Stripped Matrix (S6) ____Red Parent Material (F21)
____Black Histic (A3) ____Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (F22)
____Hydrogen Sulfide (A4) ___Loamy Gleyed Matrix (F2) ___Other (Explain in Remarks)
____Depleted Below Dark Surface (A11) ____Depleted Matrix (F3)
____Thick Dark Surface (A12) ___Redox Dark Surface (F6)
____Sandy Mucky Mineral (S1) ___Depleted Dark Surface (F7) ®Indicators of hydrophytic vegetation and
____2.5cm Mucky Peat or Peat (S2) (LRRG) __ Redox Depressions (F8) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if observed):

Type:

Depth (inches): Hydric Soil Present? Yes  No_X

Remarks:

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one is required; check all that apply) Secondary Indicators (2 or more required)
___Surface Water (A1) ____Water-Stained Leaves (B9) (except ____Water-Stained Leaves (B9) (MLRA 1, 2
____High Water Table (A2) MLRA 1, 2, 4A, and 4B) 4A, and 4B)

____Saturation (A3) ____SaltCrust (B11) ___ Drainage Patterns (B10)

____Water Marks (B1) ____Aquatic Invertebrates (B13) ___Dry-Season Water Table (C2)
____Sediment Deposits (B2) ____Hydrogen Sulfide Odor (C1) ____Saturation Visible on Aerial Imagery (C9)
___ Drift Deposits (B3) ___Oxidized Rhizospheres on Living Roots (C3) ~_ Geomorphic Position (D2)

____Algal Mat or Crust (B4) ____Presence of Reduced Iron (C4) ____Shallow Aquitard (D3)

____lron Deposits (B5) ___Recent Iron Reduction in Tilled Soils (C6) ____FAC-Neutral Test (D5)

____Surface Soil Cracks (B6) ___Stunted or Stressed Plants (D1) (LRR A) ____Raised Ant Mounds (D6) (LRR A)
____Inundation Visible on Aerial Imagery (B7) ____ Other (Explain in Remarks) ___Frost-Heave Hummocks (D7)
____Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes No X Depth (inches):

Water Table Present? Yes No X Depth (inches):

Saturation Present? Yes X No Depth (inches): 19 Wetland Hydrology Present? Yes No X

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/1/22
Applicant/Owner: Location Ventures LLC State: MT Sampling Point: TP-3
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Slope/Terrace Local relief (concave, convex, none): Concave Slope (%): _1
Subregion (LRR):  LRRE, MLRA 43A Lat: 48.3642107 Long: -114.1609556 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: PUBFx
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes X  No__
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No Is the Sampled Area
Hydric Soil Present? Yes X No within a Wetland? Yes X No
Wetland Hydrology Present? Yes X No - T
Remarks:
Crescent pond fringe adjacent to the road, man-made, spoil piles form a berm on east side along property line. Test plot associated with Wetland-2.
VEGETATION - Use scientific names of plants.
Absolute  Dominant  Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 2 (A)
3. Total Number of Dominant Species
4 Across All Strata: 2 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 100.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 13 x1= 13
5. FACW species 0 X2= 0

=Total Cover FAC species 100 x3= 300
Herb Stratum (Plot size: 5' ) FACU species 0 x4 = 0
1. Alopecurus pratensis 65 Yes FAC UPL species 0 x5= 0
2. Agrostis stolonifera 35 Yes FAC Column Totals: 113 (A) 313 (B)
3. Eleocharis quinqueflora 10 No OBL Prevalence Index =BJ/A = 2.77
4. Typha latifolia 2 No OBL
5. Schoenoplectus acutus 1 No OBL Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7. _X_2-Dominance Test is >50%
8. _X_ 3-Prevalence Index is <3.0'
9. ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

113  =Total Cover ___ Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? YesL No
Remarks:
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Item No.2.
Sampling Point: —o

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks
0-4.5 7.5YR 3/2 97 7.5YR 3/3 3 C PL Loamy/Clayey Faint redox concentrations
4.5-8 10YR 4/1 60 2.5Y 5/3 25 D M Loamy/Clayey Rounded gravel, moist
7.5YR 4/4 15 C M Prominent redox concentrations
8-20 7.5YR 5/1 75 7.5YR 4/4 25 C M Loamy/Clayey Distinct redox concentrations

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

2Location: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

___Histosol (A1)

____Histic Epipedon (A2)

____Black Histic (A3)

____Hydrogen Sulfide (A4)

_X_Depleted Below Dark Surface (A11)
____Thick Dark Surface (A12)

____Sandy Mucky Mineral (S1)

____2.5cm Mucky Peat or Peat (S2) (LRR G)
____Sandy Gleyed Matrix (S4)

____Sandy Redox (S5)

___ Stripped Matrix (S6)

____Loamy Mucky Mineral (F1) (except MLRA 1)
___Loamy Gleyed Matrix (F2)

_X_Depleted Matrix (F3)

___Redox Dark Surface (F6)

___Depleted Dark Surface (F7)

____Redox Depressions (F8)

Indicators for Problematic Hydric Soils®:
____2.cm Muck (A10)

____Red Parent Material (F21)

___Very Shallow Dark Surface (F22)
___Other (Explain in Remarks)

®Indicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic.

Restrictive Layer (if observed):
Type:

Depth (inches):

Hydric Soil Present?

Yes X No

Remarks:

HYDROLOGY

Wetland Hydrology Indicators:
Primary Indicators (minimum of one is required

: check all that apply)

Secondary Indicators (2 or more required)

_X_Surface Water (A1)

____High Water Table (A2)

_X_Saturation (A3)

____Water Marks (B1)

____Sediment Deposits (B2)

____ Drift Deposits (B3)

____Algal Mat or Crust (B4)

____lron Deposits (B5)

____Surface Soil Cracks (B6)

____Inundation Visible on Aerial Imagery (B7)
____Sparsely Vegetated Concave Surface (B8)

____Water-Stained Leaves (B9) (except
MLRA 1, 2, 4A, and 4B)
____SaltCrust (B11)
____Aquatic Invertebrates (B13)
____Hydrogen Sulfide Odor (C1)
____Oxidized Rhizospheres on Living Roots (C3)
- Presence of Reduced Iron (C4)
___Recent Iron Reduction in Tilled Soils (C6)
___Stunted or Stressed Plants (D1) (LRR A)

Other (Explain in Remarks)

____Water-Stained Leaves (B9) (MLRA 1, 2
4A, and 4B)

___ Drainage Patterns (B10)

___Dry-Season Water Table (C2)

____Saturation Visible on Aerial Imagery (C9)

____Geomorphic Position (D2)

____Shallow Aquitard (D3)

_X_FAC-Neutral Test (D5)

____Raised Ant Mounds (D6) (LRR A)

___Frost-Heave Hummocks (D7)

Field Observations:

Surface Water Present? Yes X
Water Table Present? Yes X
Saturation Present? Yes X

(includes capillary fringe)

No Depth (inches):
No Depth (inches): 19
No Depth (inches): 12

Wetland Hydrology Present?

Yes X No

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEWPT:
. (Authority: AR 335-15, paragraph 5-2a)
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/1/22

Applicant/Owner: Location Ventures State: MT Sampling Point: TP-4
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W

Landform (hillside, terrace, etc.): Hillslope Local relief (concave, convex, none): None Slope (%): 1

Subregion (LRR): LRRE, MLRA 43A Lat: 48.3642333 Long: -114.1609587 Datum: NAD83

Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: N/A

Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No (If no, explain in Remarks.)

Are Vegetation , Soil , or Hydrology significantly disturbed? Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes No X Is the Sampled Area
Hydric Soil Present? Yes No X within a Wetland? Yes No X
Wetland Hydrology Present? Yes No X - T
Remarks:
Slope break above Wetland-2.
VEGETATION - Use scientific names of plants.
Absolute  Dominant  Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 0 (A)
3. Total Number of Dominant Species
4 Across All Strata: 1 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 0.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 0 x1= 0
5. FACW species 3 X2= 6

=Total Cover FAC species 12 x3= 36
Herb Stratum (Plot size: 5' ) FACU species 100 x4 = 400
1. Leucanthemum vulgare 65 Yes FACU UPL species 0 x5= 0
2. Cerastium beeringianum 15 No FACU Column Totals: 115 (A) 442 (B)
3. Trifolium pratense 15 No FACU Prevalence Index =BJ/A = 3.84
4. Agrostis stolonifera 6 No FAC
5. Alopecurus pratensis 6 No FAC Hydrophytic Vegetation Indicators:
6. Plantago 5 No FACU ____1-Rapid Test for Hydrophytic Vegetation
7. Camassia quamash 3 No FACW ____2-Dominance Test is >50%
8. ____3-Prevalence Index is <3.0'
9. ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

115  =Total Cover ___ Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? Yes_ No X
Remarks:
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Item No.2.
Sampling Point: —r

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks
0-10 10YR 4/2 100 Sandy
10-20 10YR 5/2 80 7.5YR 4/4 20 C M Loamy/Clayey Distinct redox concentrations

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

2Location: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

___Histosol (A1)

____Histic Epipedon (A2)

____Black Histic (A3)

____Hydrogen Sulfide (A4)
____Depleted Below Dark Surface (A11)
____Thick Dark Surface (A12)
____Sandy Mucky Mineral (S1)

Sandy Redox (S5)
Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

___Loamy Gleyed Matrix (F2)
____Depleted Matrix (F3)
___Redox Dark Surface (F6)
___Depleted Dark Surface (F7)

2.5 cm Mucky Peat or Peat (S2) (LRR G) Redox Depressions (F8)

Sandy Gleyed Matrix (S4)

Indicators for Problematic Hydric Soils®:
____2.cm Muck (A10)

____Red Parent Material (F21)

___Very Shallow Dark Surface (F22)
___Other (Explain in Remarks)

®Indicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic.

Restrictive Layer (if observed):
Type:

Depth (inches):

Hydric

Soil Present? Yes No X

Remarks:

Gravel and cobble present at the horizon boundary.

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one is required; check all that apply)

Secondary Indicators (2 or more required)

___Surface Water (A1)
____High Water Table (A2)
____Saturation (A3)
____Water Marks (B1)
____Sediment Deposits (B2)
____ Drift Deposits (B3)
____Algal Mat or Crust (B4)
____lron Deposits (B5)

Surface Soil Cracks (B6)

____Water-Stained Leaves (B9) (except
MLRA 1, 2, 4A, and 4B)
____SaltCrust (B11)
____Aquatic Invertebrates (B13)
____Hydrogen Sulfide Odor (C1)
____Oxidized Rhizospheres on Living Roots (C3)
- Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

____Water-Stained Leaves (B9) (MLRA 1, 2
4A, and 4B)

___ Drainage Patterns (B10)

___Dry-Season Water Table (C2)

____Saturation Visible on Aerial Imagery (C9)

____Geomorphic Position (D2)

____Shallow Aquitard (D3)

____FAC-Neutral Test (D5)

____Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)
Field Observations:
Surface Water Present? Yes No X Depth (inches):
Water Table Present? Yes No X Depth (inches):
Saturation Present? Yes No X Depth (inches): Wetland Hydrology Present? Yes No X
(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:
Remarks:
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/2/22
Applicant/Owner: Location Ventures State: MT Sampling Point: TP-5
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Depression Local relief (concave, convex, none): Concave Slope (%): _1
Subregion (LRR):  LRRE, MLRA 43A Lat: 48.3651731 Long: -114.162772 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: PEM1A
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes X  No__
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No Is the Sampled Area

Hydric Soil Present? Yes X No within a Wetland? Yes X No
Wetland Hydrology Present? Yes X No

Remarks:

Test plot associated with Wetland-3.

VEGETATION - Use scientific names of plants.

Absolute  Dominant Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 2 (A)
3. Total Number of Dominant Species
4 Across All Strata: 2 (B)
=Total Cover Percent of Dominant Species That

Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 100.0% (A/B)
1. Salix drummondiana 15 Yes FACW
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 0 x1= 0
5. FACW species 15 X2= 30

15 =Total Cover FAC species 81 x3= 243
Herb Stratum (Plot size: 5' ) FACU species 0 x4 = 0
1. Agrostis stolonifera 80 Yes FAC UPL species 20 x5= 100
2. Bromus inermis 20 No UPL Column Totals: 116 (A) 373 (B)
3. Equisetum arvense 1 No FAC Prevalence Index =B/A = 3.22
4.
5. Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7. _X_2-Dominance Test is >50%
8. ____3-Prevalence Index is <3.0'
9. ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

101 =Total Cover ____Problematic Hydrophytic Vegetation1 (Explain)
Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation

% Bare Ground in Herb Stratum Present? YesL No
Remarks:
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Item No.2.
SOIL Sampling Point:
Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks
0-5 2.5Y 3/2 100 Loamy/Clayey High OM, many fine roots, wet
5-20 2.5Y 31 90 2.5Y 5/2 10 D M Loamy/Clayey Wet

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Indicators for Problematic Hydric Soils®:
____2.cm Muck (A10)

____Red Parent Material (F21)

___Very Shallow Dark Surface (F22)
___Other (Explain in Remarks)

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

___Histosol (A1) ____Sandy Redox (S5)

____Histic Epipedon (A2) ___ Stripped Matrix (S6)

____Black Histic (A3) ____Loamy Mucky Mineral (F1) (except MLRA 1)
_X_Hydrogen Sulfide (A4) ___Loamy Gleyed Matrix (F2)

____Depleted Below Dark Surface (A11) ____Depleted Matrix (F3)

____Thick Dark Surface (A12) ____Redox Dark Surface (F6)

____Sandy Mucky Mineral (S1) _X_Depleted Dark Surface (F7)

____2.5cm Mucky Peat or Peat (S2) (LRRG) __ Redox Depressions (F8)

____Sandy Gleyed Matrix (S4)

®Indicators of hydrophytic vegetation and
wetland hydrology must be present,
unless disturbed or problematic.

Restrictive Layer (if observed):

Type:
Depth (inches):

Hydric Soil Present? Yes X No

Remarks:

HYDROLOGY

Wetland Hydrology Indicators:

Primary Indicators (minimum of one is required; check all that apply)

_X_Surface Water (A1) ____Water-Stained Leaves (B9) (except
____High Water Table (A2) MLRA 1, 2, 4A, and 4B)
_X_Saturation (A3) ___SaltCrust (B11)

Secondary Indicators (2 or more required)

____Water-Stained Leaves (B9) (MLRA 1, 2
4A, and 4B)

___ Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)
Sediment Deposits (B2) X Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)
Drift Deposits (B3) Oxidized Rhizospheres on Living Roots (C3) Geomorphic Position (D2)

____Algal Mat or Crust (B4)
____Iron Deposits (B5) ____Recent Iron Reduction in Tilled Soils (C6)
____Surface Soil Cracks (B6) ___Stunted or Stressed Plants (D1) (LRR A)
____Inundation Visible on Aerial Imagery (B7) ____ Other (Explain in Remarks)
____Sparsely Vegetated Concave Surface (B8)

Presence of Reduced Iron (C4)

____Shallow Aquitard (D3)
_X_FAC-Neutral Test (D5)
____Raised Ant Mounds (D6) (LRR A)
___Frost-Heave Hummocks (D7)

Field Observations:

Surface Water Present? Yes X No Depth (inches): 1
Water Table Present? Yes X No Depth (inches): 15
Saturation Present? Yes X No Depth (inches): 0 Wetland Hydrology Present? Yes X No

(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:
Piezometer DH-1 depth to water measured at 1.8 feet below ground surface

Remarks:
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/2/22
Applicant/Owner: Location Ventures State: MT Sampling Point: TP-6
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Hillslope Local relief (concave, convex, none): Convex Slope (%): _1
Subregion (LRR):  LRRE, MLRA 43A Lat: 48.365151 Long: -114.1627401 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: PEMA
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes X  No__
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X No Is the Sampled Area
Hydric Soil Present? Yes X No within a Wetland? Yes X No
Wetland Hydrology Present? Yes X No - T
Remarks:
Test plot located slightly above TP-5. Second wetland test plot for Wetland-3 based on all three criteria.
VEGETATION - Use scientific names of plants.
Absolute  Dominant  Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 1 (A)
3. Total Number of Dominant Species
4 Across All Strata: 1 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 100.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 0 x1= 0
5. FACW species 0 X2= 0

=Total Cover FAC species 100 x3= 300
Herb Stratum (Plot size: 5' ) FACU species 0 x4 = 0
1. Alopecurus pratensis 100 Yes FAC UPL species 0 x5= 0
2 Column Totals: 100 (A) 300 (B)
3 Prevalence Index = B/A = 3.00
4
5 Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7 _X_2-Dominance Test is >50%
8 _X_ 3 -Prevalence Index is <3.0'
9 ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

100 =Total Cover ____Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? YesL No
Remarks:
Early season plant ID -195 -
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Item No.2.
SOIL Sampling Point: —

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks

0-5 10YR 2/2 100 Loamy/Clayey Moist

5-8 10YR 3/2 100 Loamy/Clayey Wet

8-20 10YR 4/2 95 7.5YR 4/4 5 C M Loamy/Clayey Distinct redox concentrations

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ____2.cm Muck (A10)
____Histic Epipedon (A2) ___ Stripped Matrix (S6) ____Red Parent Material (F21)
____Black Histic (A3) ____Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (F22)
____Hydrogen Sulfide (A4) ___Loamy Gleyed Matrix (F2) ___Other (Explain in Remarks)
_X_Depleted Below Dark Surface (A11) _X_Depleted Matrix (F3)
____Thick Dark Surface (A12) ____Redox Dark Surface (F6)
____Sandy Mucky Mineral (S1) ___Depleted Dark Surface (F7) ®Indicators of hydrophytic vegetation and
____2.5cm Mucky Peat or Peat (S2) (LRRG) __ Redox Depressions (F8) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if observed):
Type:
Depth (inches): Hydric Soil Present? Yes_ X  No__
Remarks:
HYDROLOGY
Wetland Hydrology Indicators:
Primary Indicators (minimum of one is required; check all that apply) Secondary Indicators (2 or more required)
___Surface Water (A1) ____Water-Stained Leaves (B9) (except ____Water-Stained Leaves (B9) (MLRA 1, 2
____High Water Table (A2) MLRA 1, 2, 4A, and 4B) 4A, and 4B)
_X_Saturation (A3) ____SaltCrust (B11) ___ Drainage Patterns (B10)
____Water Marks (B1) ____Aquatic Invertebrates (B13) ___Dry-Season Water Table (C2)
____Sediment Deposits (B2) ____Hydrogen Sulfide Odor (C1) ____Saturation Visible on Aerial Imagery (C9)
____ Drift Deposits (B3) ___Oxidized Rhizospheres on Living Roots (C3) ~_ Geomorphic Position (D2)
____Algal Mat or Crust (B4) ____Presence of Reduced Iron (C4) ____Shallow Aquitard (D3)
____Iron Deposits (B5) ____Recent Iron Reduction in Tilled Soils (C6) ____FAC-Neutral Test (D5)
____Surface Soil Cracks (B6) ___Stunted or Stressed Plants (D1) (LRR A) ____Raised Ant Mounds (D6) (LRR A)
Inundation Visible on Aerial Imagery (B7) ___ Other (Explain in Remarks) ___ Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes No X Depth (inches):
Water Table Present? Yes X No Depth (inches): 15
Saturation Present? Yes X No Depth (inches): 8 Wetland Hydrology Present? Yes X No

(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:
Piezometer DH-1 depth to water measured at 1.8 feet below ground surface

Remarks:
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i Item No.2.
U'S' Army Corps Of Englneers OMB Control #: 0710-xxxx, Exp:

WETLAND DETERMINATION DATA SHEET — Western Mountains, Valleys, and Coast Region Requirement Control Symbol EXEMPT:
See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R (Authorlly: AR 33515 paragraph &0

Project/Site: Rental Properties Lots 3 & 5 City/County: Columbia Falls/Flathead Sampling Date:  6/2/22
Applicant/Owner: Location Ventures State: MT Sampling Point: TP-7
Investigator(s): N. Sovner Section, Township, Range: S16, T30N, R20W
Landform (hillside, terrace, etc.): Terrance Local relief (concave, convex, none): Convex Slope (%): _ 1
Subregion (LRR): LRRE, MLRA 43A Lat: 48.3651353 Long: -114.1628271 Datum: NAD83
Soil Map Unit Name: Chamokane soils, 0 to 3 percent slopes NWI classification: N/A
Are climatic / hydrologic conditions on the site typical for this time of year? Yes X No_ (Ifno, explain in Remarks.)
Are Vegetation  , Soil_____, orHydrology_____significantly disturbed? Are “Normal Circumstances” present? Yes X  No__
Are Vegetation Soil_, or Hydrology  naturally problematic?  (If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS - Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes No X Is the Sampled Area

Hydric Soil Present? Yes No X within a Wetland? Yes No X
Wetland Hydrology Present? Yes No X

Remarks:

Test plot located in the meadow above Wetland-3.

VEGETATION - Use scientific names of plants.

Absolute  Dominant Indicator

Tree Stratum (Plot size: 30' ) % Cover  Species? Status Dominance Test worksheet:
1. Number of Dominant Species That
2 Are OBL, FACW, or FAC: 0 (A)
3. Total Number of Dominant Species
4 Across All Strata: 1 (B)

=Total Cover Percent of Dominant Species That
Sapling/Shrub Stratum (Plot size: 15' ) Are OBL, FACW, or FAC: 0.0% (A/B)
1.
2. Prevalence Index worksheet:
3. Total % Cover of: Multiply by:
4. OBL species 0 x1= 0
5. FACW species 0 X2= 0

=Total Cover FAC species 0 x3= 0
Herb Stratum (Plot size: 5' ) FACU species 0 x4 = 0
1. Bromus inermis 100 Yes UPL UPL species 100 x5= 500
2 Column Totals: 100 (A) 500 (B)
3 Prevalence Index =BJ/A = 5.00
4
5 Hydrophytic Vegetation Indicators:
6. ____1-Rapid Test for Hydrophytic Vegetation
7 ____2-Dominance Test is >50%
8 ____3-Prevalence Index is <3.0'
9 ____4-Morphological Adaptations1(Provide supporting
10. data in Remarks or on a separate sheet)
11. ____5-Wetland Non-Vascular Plants’

100 =Total Cover ____Problematic Hydrophytic Vegetation1 (Explain)

Woody Vine Stratum (Plot size: 30 ) "Indicators of hydric soil and wetland hydrology must
1. be present, unless disturbed or problematic.
2. Hydrophytic

=Total Cover Vegetation
% Bare Ground in Herb Stratum Present? Yes_ No X
Remarks:
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Item No.2.
SOIL Sampling Point:

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)
Depth Matrix Redox Features
(inches) Color (moist) % Color (moist) % Type' Loc® Texture Remarks

0-2 10YR 3/1 100 Loamy/Clayey Dry, high OM

2-7 10YR 4/3 100 Loamy/Clayey Slightly moist

7-20 10YR 4/2 100 Loamy/Clayey Slightly moist

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2L ocation: PL=Pore Lining, M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils®:
___Histosol (A1) ____Sandy Redox (S5) ____2.cm Muck (A10)
____Histic Epipedon (A2) ___ Stripped Matrix (S6) ____Red Parent Material (F21)
____Black Histic (A3) ____Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (F22)
____Hydrogen Sulfide (A4) ___Loamy Gleyed Matrix (F2) ___Other (Explain in Remarks)
____Depleted Below Dark Surface (A11) ____Depleted Matrix (F3)
____Thick Dark Surface (A12) ___Redox Dark Surface (F6)
____Sandy Mucky Mineral (S1) ___Depleted Dark Surface (F7) ®Indicators of hydrophytic vegetation and
____2.5cm Mucky Peat or Peat (S2) (LRRG) __ Redox Depressions (F8) wetland hydrology must be present,
____Sandy Gleyed Matrix (S4) unless disturbed or problematic.
Restrictive Layer (if observed):
Type:
Depth (inches): Hydric Soil Present? Yes  No_X
Remarks:
HYDROLOGY
Wetland Hydrology Indicators:
Primary Indicators (minimum of one is required; check all that apply) Secondary Indicators (2 or more required)
___Surface Water (A1) ____Water-Stained Leaves (B9) (except ____Water-Stained Leaves (B9) (MLRA 1, 2
____High Water Table (A2) MLRA 1, 2, 4A, and 4B) 4A, and 4B)
____Saturation (A3) ____SaltCrust (B11) ___ Drainage Patterns (B10)
____Water Marks (B1) ____Aquatic Invertebrates (B13) ___Dry-Season Water Table (C2)
____Sediment Deposits (B2) ____Hydrogen Sulfide Odor (C1) ____Saturation Visible on Aerial Imagery (C9)
____ Drift Deposits (B3) ___Oxidized Rhizospheres on Living Roots (C3) ~_ Geomorphic Position (D2)
____Algal Mat or Crust (B4) ____Presence of Reduced Iron (C4) ____Shallow Aquitard (D3)
____Iron Deposits (B5) ____Recent Iron Reduction in Tilled Soils (C6) ____FAC-Neutral Test (D5)
____Surface Soil Cracks (B6) ___Stunted or Stressed Plants (D1) (LRR A) ____Raised Ant Mounds (D6) (LRR A)
Inundation Visible on Aerial Imagery (B7) ___ Other (Explain in Remarks) ___ Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present? Yes No X Depth (inches):
Water Table Present? Yes No X Depth (inches):
Saturation Present? Yes X No Depth (inches): 19 Wetland Hydrology Present? Yes No X

(includes capillary fringe)
Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:
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STREAM ID STREAM-1

STREAM NAME Flathead River

LAT 48.366179

LONG -114.166655

DATE 06/02/2022

PROJEC Location Ventures LLC

CLIENT

C Falls Rentals Lots 3&5

INVESTIGATORS N Sovner

FLOW REGIME

Perennial ~£_ Intermittent— Ephemeral —|

WATER TYPE

TNW Y~ RPW __

NRPW

Estimate Measurements
Top of Bank Width: 765.0 ft

Top of Bank Height:

Stream Erosion

__None _v Moderate __ Heavy

Artificial, Modified or Channelized

LB 20.0 ft RB 20.0 ft __Yes v No
Water Depth: 20.00 ft
CHANNEL FEATURES . Dam Present Yes v No
Water Width:_765.( ft -
High Water Mark: 0.0 ft Sinuosity ___ Low _« Medium ___ High
Flow Direction: _Southwest Gradient
__ Flat  Moderate ___Severe
(0.5/100 ft (2 /100 ft) (10 f/100 ft)
Water Present Proportion of Reach Represented by Stream
___No water, stream bed dry Morphology Types
__Stream bed moist Riffle % Run 100 %
Standing water Pool %
FLOW = Flowi t
CHARACTERISTICS —£_Flowing water -
Turbidity
Velocity __Clear —Slightly turbid ~ _Turbid
v _Fast __ Moderate — Opaque  —Stained
Slow — Other
INORGANIC SUBSTRATE COMPONENTS ORGANIC SUBSTRATE COMPONENTS
(should add up to 100%) (does not necessarily add up to 100%)
Substrate . % Composition in Substrate - % Composition in
Diameter . Characteristic -
Type Sampling Reach Type Sampling Area
Bedrock ) sticks, wood, coarse
Detritus ’
Boulder > 256 mm (10") plant materials (CPOM)
Cobble 64-256 mm (2.5"-10" i i
( ) 40 Muck-Mud black, very fine organic
Gravel 2-64 mm (0.1"-2.5") 30 (FPOM)
Sand 0.06-2mm (gritty) 10
Silt 0.004-0.06 mm 10 Marl grey, shell fragments
Clay < 0.004 mm (slick) 10
Predominant Surrounding Landuse Indicate the dominant type (Check one)
__ Forest ___ Commercial __Trees ___Shrubs
__ Field/Pasture ___Industrial v _Grasses ___Herbaceous
___Agricultural  _v_Residential R
WATERSHED Other: Floodplain Width
FEATURES i v Wide >30ft __ Moderate 15-30ft
Canopy Cover _ Narrow <16ft
___Partly open v Partly shaded
Shaded ~ Open Wetland Present v Yes __ No
— —>P Wetland ID wetanc-s
Indicate the dominant type and record the dominant species present
AQUATIC VEGETATION ___Rooted emergent _s_Rooted submergent ___Rooted floating ___Free floating
___Floating algae ___Attached algae

MACROINVERTEBRATES
OR OTHER

WILDLIFE
OBSERVED/OTHER
OBSERVATIONS AND
NOTES

During field work the river was flowing at annual flood stage, no fringe wetland was present
however Wetland-3 drains into the Flathead River via groundwater discharge beneath the
roadway. Vegetation along the riparian zone consists of cottonwood, lodgepole pine, willow
(various), snowberry, currant, and saskatoon.
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Latin Name

Agrostis stolonifera
Alopecurus pratensis
Bromus inermis
Camassia quamash
Carex utriculata

Cerastium beeringianum

Dactylis glomerata

Eleocharis quingeflora

Equisetum Arvense

Leucanthemum vulgare

Plantago spp
Salix drummondiana

Schoenoplectus acutus

Taraxicum officinale
Trifolium pratense
Typha latifolia

PLANT LIST

COLUMBIA FALLS VACATION RENTALS LOTS 3&5

Common Name
Spreading Bentgrass
Field Meadow Foxtail
Smooth brome

Small Camas

Northwest Territory Sedge
Bearing Sea ear-mouse chickweed

Orchardgrass

Few-flower spike rush

Field Horsetail
Oxeye daisy
Plaintain
Drummonds willow
Hardstem club rush
Common dandelion
Red clover
Broadleaf cattail

Wetland Indicator
FAC
FAC
UPL
FACW
OBL
FACU
FACU
OBL
FAC
FACU
FACU
FAW
OBL
FACU
FACU
OBL

2

Item No.2.
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GROWTH POLICY MAP

. | — I| ¢ | _||_ I 7030 Hwy 2 Residences

Land Use Map Legend

- i ! . - _ General, highw ay and neighborhood retail sales,
- ptimciel services or mixed office use.

FY I - Within the confines of an overall development plan,
1 = provides recreation apportunities (principally to
| = [ -enecon residents and quests}, commercial uses (associated
directly with recreation), and a mixture of housing
types and densities.

| i

Manufacturing, processing, storage and

assembly of goods, where noise, odor, dust
- bl and associated impacts extend beyond the

confines of a building or screened area.

Wholesale and industrial uses where noise, odor,
- Lightindussial dust and associated impacts are confined to a building
or screened area.

8 or more units/acre. High density residential including
fow nhouses and apartment units. Served by urban

- MuEIF amily services. May be a buffer or transitional area betw een
low density residential and non-residential uses.

Between 2 and 8 units/acre. Primarnly single farmily
UrbanResidential residential with limited quantities of mullifarmily units.
Fully served by urban services.

2 units/acre or less. Primanly single family residential

Suburban A esidentisl in a quasi-rural setting. Some urban services available.

Arural area, predominately used for corporate and
public lands, estate housing, and protective buffer
for industry. Outside the immediate needs of urban

- HUmER S fe development and having limited urban services
Residential use closely associated with highly
developed access and low fire hazards.

! “i__|_
N i |
Sl
} —w A AQOSTAD N WX RN HEE Ty
o I M VR NEE T ECRLE
- —7 Sresmi by S oDy el Soteris # et GTE Dararma s

Schools, government offices or facilities,

PublicSemipub and cemeleries.

City and County parks, homeow ner parks and
- FedDpsmpece green space areas, recreation access points.

LOCATION QB ARcHITECTS &Y MONIANA MASIERPLAN
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Key Plan

L L
Z P4
— w —
- S
e i
o T a
o ©)
[a 4 a4
o o
| I
| ]
| I
| 35 MAX ALLOWABLE BUILDING HEIGHT 35 MAX ALLOWABLE BUILDING HEIGHT i 35"
< - T EE 30’
- Eir'a ettty o e 20'
. et 10'
R T TR LR o'
| Single Family Single Family Single Family Single Family APARTMENT APARTMENT Single Family Single Family Single Family {
| Attached (4 Units) Attached (4 Units) Attached (4 Units) Attached (4 Units) BUILDING BUILDING Attached (4 Units) Attached (4 Units) Attached (4 Units) 1
(3 LEVELS) (3 LEVELS) {3 LEVELS) (3 LEVELS) (3 LEVELS) (3 LEVELS) (3 LEVELS) {3 LEVELS) {3 LEVELS)

CROSS SECTION OF SITE

LOCATION QR ARCHITECTS &Y MONIANA MASIER PLAN OVERALL BUILDING HEIGHTS
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TR DF = 0906800

EDGE OF WATER
LOCATED B/19/05

&
@'/\/’4@
9
@?’
<
S

EDGE OF WATER
LOCATED 8/19/05

S85'58'36"F
16674 %

RisTnG
BUILDING

A.L.T.A. SURVEY

SE1/ANW1/4 & SW1/4NE1/4 SEC. 16, T30N, R20W, P.M. M.

FLATHEAD COUNTY, MONTANA
FOR

HIGH COUNTRY LAND & CATTLE MT, LLC.

20" WIDE RIGHT OF WAY
y R EXISTING
OF TRAVELLED WAY

SEE DEE]
BOOK 5, PAGE 496

N76'27'26"E
35.29"%

O€ — Of —ee OF = pF

£ND 5/8°
REBAR

OF — 0F — ¢

10' WIDE UNDERGROUND
ELECTRIC EASEMENT
PER DEED §2-248-09570

LEGEND
B ELECTRIC BOX
® ELECTRIC METER % WATER SPIGOT
—— Of— OE~— OVERHFAD ELECTRIC @ WELL
& POWER POLE & MAILBOX
0] TELEPHONE BOX - SiGN
FOUND 5/8" REBAR W/CAP STAMPED #7328S
- 7 UNDERGROUND TELEPHONE @ (UNLESS 'OTHERWISE NOTED)
n SPLIT RAIL FENCE o SET 24"X5/8" REBAR W/PLASTIC CAP
¥ BARBED WIRE FENCE STAMPED 13102LS
. ROCK WALL o COMPUTED POINT
& SEPTIC TANK N/F NOW OR FORMERLY OWNERS
e ~—  EDGE OF PAVEMENT P.O.B. POINT OF BEGINNING
~~~~~~~~~~~~~~~~ EDGE OF GRAVEL
PURPOSE
THIS SURVEY WAS PERFORMED TO VERIFY THE FOLLOWING ITEMS FOR TITLE
INSURANCE PURPOSES ONLY, AS LISTED IN TABLE A - SURVEY SPECIFICATIONS:
1) MONUMENTS PLACED (OR A REFERENCE MONUMENT OR WITNESS TO THE CORNER)
AT ALL MAJOR CORNERS OF THE BOUNDARY OF THE PROPERTY, UNLESS ALREADY
MARKED OR REFERENCED BY AN EXISTING MONUMENT OR WITNESS TO THE CORNER.
(SHOWN HEREON)
2) FLOOD ZONE DESIGNATION (WITH PROPER ANNOTATION BASED ON FEDERAL FLOOD
INSURANCE RATE MAPS OR THE STATE OR LOCAL EQUIVALENT, BY SCALED MAP
LOCATION AND GRAPHIC PLOTTING ONLY). (FLOOD ZONES A4 & C ON COMMUNITY
PANEL #300023 1435 C SEPTEMBER 5, 1884)
3) IDENTIFY AND SHOW IF POSSIBLE, SETBACK, AND FLOOR SPACE ARFA
RESTRICTIONS OF RECORD OR DISCLOSED BY APPLICABLE ZONING OR BUILDING
CODES (IN ADDITION TC THOSE RECORDED IN SUBDIVISION MAPS). iF NONE, SO
STATE. (CITY OF COLUMBIA FALLS ZONING: CSAG—10, SETBACKS: FRONT 30',
SIDES 20', SIDE' CORNER 30, REAR 20', HEIGHT: N/A, PERMITTED LOT
COVERAGE: 20% MAXIMUM)
4) EXTERIOR DIMENSIONS OF ALL BUILDINGS AT GROUND LEVEL. (SHOWN HERFON)
SAM CORDI 5) SUBSTANTIAL, VISIBLE IMPROVEMENTS (IN ADDITION TO BUILDINGS) SUCH AS SIGNS,
PARKING AREAS OR STRUCTURES, SWIMMINC POOLS, ETC. (SHOWN HEREON)

REGISTERED LAND SURVEYOR
974 COLORADO AVE.

P.0. BOX 323

WHITEFISH, MT 53937
PHONE: (406)—862-9977

6) PARKING AREAS AND, IF STRIPED, THE STRIPINC ANO THE TYPE (E.G. HANDICAPPED,
MOTORCYCLE, REGULAR, ETC.) AND NUMBER OF PARKINC SPACES. (NOT APPLICABLE)

7) INDICATION OF ACCESS TO A PUBLIC WAY SUCH AS CURB CUTS AND ORIVEWAYS.
(SHOWN HEREON)

DATE: OCTOBER 6, 2005

N/F
FRANKLIN M. &
GISELA CROSBY
100

22185y 8.
2,18
842 855
R

TRACT 1
12.5640 AC.+

%.ANDS CURRENTLY OWNED BY
TERRY L. & NORMA J. STIDHAM)

PARCEL "A" OF C.0.S. #12747

.

100’

200"

™ ™ e ™ gy S

DESCRIPTION
TRACT %

That portion of the Southeast one—quarter of the Northwest
one—quarter (SE1/4NW1/4) and the Southwest one—quarter of
the Northeast one—quarter (SW1/4NE1/4) of Section Sixteen
(16), Township Thirty North (T30N), Range Twenty West (R20W),
Principal Meridian, Montane, Flatheod County, Montana, more
particularly described as follows:

Beginning at the northeast corner of Parcel "A" of Certificate
of Survey #12747, according to the map or plat thereof on

file at the Office of the Clerk and Recorder of Flathead

County, Montana; thence South0O1°46'08"West 594.92 feet to. the
northerly right of way of U.S. Highway 2, said point aiso being
the beginning of a non—tangent curve concave to the northeast
hoving a radius of 2774.79 feet; thence the following ten (10)
courses and distances along said northerly right of way:
northwesterly 687.40 feet along soid curve through o centrai
angle of 14°11'38", North56'58'10"West 626.21 feet to the
beginning of o non—tangent curve having a radius of 236.50
feet concave to the southeast, northeasterly 200.48 feet glong
said curve through a centrol angle of 48'34'05°,
North72°08'33"East 53.85 feet, North04'02'59"East 59.95 feet;
North75°20"17 "West 53.47 feet, North89'34°38"West 101.81 feet,
South71°43'11"West 172,53 feet, South39°4B'23"West 74.92 feet,
North57°00'24"West 76.01 feet, more or less, to the low water
mark of Flathead River; thence the following seven (7) courses
and distances, more or less, along said low water mark:
North44'25'55"East 77.41 feet, North55'13'54"East 119.29 feet,
North69°37'29"East 36.25 feet, South85'58'36"East 166.14,
SouthB9'35'25"East 56.26 feet, South87°27'44"East 52.10 feet,
North76'27'26"East 35.29 feet, thence South58'05'52"East 73.59
feet, mare or less; thence South82'16'15"East 842.16 feet to
the point of beginning and containing 12.540 acres of land,
gross measure, more or less. Al as shown hereon. .

Subject to ond together with all appurtenant egsements of
record.

N/F

NORTHWESTERN
HOLDINGS, LLC.

Jg"Eso?'w'oa”W 594°52°(M) 595.04° (R}
RING)

£4
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- ~ T R S
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8) LOCATION OF UTILITIES EXISTING ON OR SERVING THE SURVEYED PROPERTY AS
DETERMINED BY OBSERVED EVIDENCE.
—RAILROAD TRACKS AND SIDINGS; (NOT APPLICABLE)
—MANHOLES, CATCH BASINS, VALVE VAULTS OR OTHER SURFACE INDICATIONS

OF SUBTERRANEAN USES; (NOT APPLICABLE)

~WIRES AND CABLES (INCLUDING THEIR FUNCTION) CROSSING THE SURVEYED
PREMISES, ALL POLES ON OR WITHIN TEN FEET OF THE SURVEYED PREMISES,
AND THE DIMENSIONS Of ALL CROSSWIRES OR OVERHANGS AFFECTING THE

SURVEYED PREMISES; AND (SHOWN HEREON)
~UTILITY COMPANY INSTALLATIONS ON THE SURVEYED PREMISES. (SHOWN HEREON)

9) NAMES OF ADJOINING OWNERS OF PLATTED LANDS. (SHOWN HEREON)
10) SIGNIFICANT OBSERVATIONS NOT OTHERWISE DISCLOSED. (NONE)

11) TRACT 1 IS SUBJECT TO AND TOGETHER WITH ANY EASEMENT OF RECORD NOT
SHOWN HEREON.

12) EASEMENT FOR A GAS PIPE LINE AND MAINTENANCE THEREOF GRANTED TO THE
MONTANA POWER COMPANY BY LULU E, ROGERS RECORDED FEBRUARY 2, 1966 IN
BOOK 477, PAGE 434, RECORDS OF FLATHEAD COUNTY, MONTANA, AS SHOWN ON
THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B — SECTION 2, SPECIAL
EXCEPTIONS [TEM #4 FROM COVERAGE CANNOT BE LOCATED ON THE CROUNO BY
THE MONTANA POWER COMPANY AND IS NOT PLOTABLE BY THIS FIRM.

13) EASEMENT FOR AN UNDERCROUND ELECTRIC DISTRIBUTION LINE AND MAINTENANCE
THEREOF CRANTED TO PACIFICORP BY TERRY L. AND NORMA J. STIDHAM RECORDED
SEPTEMBER 4, 1992 IN DOC. #92-248-09470, RECORDS OF FLATHEAO COUNTY,
MONTANA, AS SHOWN ON THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B —
SECTION 2, SPECIAL EXCEPTIONS ITEM #5 FROM COVERAGE. (SHOWN HEREON)

FND 27 MOOH ALUMINUM CaAP

U.S. HIGHWAY 2

COLUMBIA
FALLS

NUCLEUS AVENUE /

£TH_AVENUE WEST

- PROJECT
i LOCATION

VICINITY MAP
NOT TO SCALE
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E OF SURVEYOR

CERTI

RVEVOR REG.NG. 54285 59

ATE OF MONTANA ‘f ,
County of Flathead SS

Filed on the / 2 day Ofdd?
A,B?M_'a( l :ﬁ[ o' clock EM.
o Fvbuwso—’

RK AND RECORDER

BY:
DEPUTY .

INSTRUMENT REC. NO. S2USZZ0/3% D

CERTIFICATE OF SURVEY NO./ (0557
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By: MONTANA IMPPING ASSOCIATES, Inc.

For: Ron Mayhelw "

OWner: Twin Peak Forms LLC
Date: September, 2005
File name: H-\ SURVEYS\MA YHEW\IOAC\RETRACE dwg

435+20.43

US Highway 2

e NE /16
Surveying, Mapping & Geodetis Consuiting CERTIFICATE OF SURVEY o
Kallspel, Mont. 59901 SW 174 NE 174, SECTION /6, T. 30 N, K 20 W.
Fhone: (406) 152-5538 PRINCIPAL MERIDIAN, FLATHEAD COUNTY, MONTANA
Darren A. Breckeniidge, P.L.S. 60 o 60 20 180
Scale 1" = 60’ “
Note
Surveyar has made np investigalive ar independent o 8
search for easements of record encumbrances, oS
resfrictive cavenants, ownership tille evidence, ‘3 Q
ar any ather facts thot an accurale ond current D
title search may disclass. t"t
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P.O8 1
COS 12747 i
o
N
Ak
22
S
2 Parcel 7
10.00+ Acres ©
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PURPOSE: Retracement

LEGAL DESCRIPTION

Larcel |

A Iract of land, situoted, lying,
of the Nartheost /4 of Sectid
20 West, Principal Mecidian, Fi
more porticularly described as

Commencing al the NE (/16 co
$ 00°0033" E o distonce af
OF BEGINNING of the froct of
cantinuing § 00°0033" E g d
rebar; lhence § 89°26°08" W
atuminum cap; Thence along a &
curve fo The right whase radiu.
thraugh a ceniral angle of 10°
529.06' ta a 578" rebar; then,
of 594.86' to a 5/8" rebar; |
distonce of 747.08° lo the Po,
10.00 ocres more or less. Tog
olf eosements os shown ond of,

LEGEND

ond being in the Southwast /4
n 16, Township 30 Nerth, Ronge
athaod Counly, Monfona, ond
follows:

rner of Section /6; thence
668.18°' fo the TRUE POINT
land being described; thence
istance af 539.35' ta a 5/8"
o distance af 23130 fo 2"
P774.79" radius nantangent

v bears N:00°33'05" W
5528" an arc distance of

ce N 0/°37'50" E o distance
hence S 82°26'46" £ o

nt of Beginning.Contoining
ether with ond subject fo
record.

+ SECTION {

mOw /4 SECTH

@® CENTER 5

116 SECT

FOUND 3,
(EXCEPT 4

SET 5/8°
STAMPED

cC e @

TORNER (AS NOTED)
ON CORNER (AS NOTED)

ECTION CORNER (AS NOTED)

ON CORNER 5/8" REBAR BY 7328-5

8" REBAR BY 7328-S
S NOTEL)

X 24" REBAR WITH CAP
BRECKENRIDGE 7061 S

DARREN R.
BRECKENRIDGE  § 1]V

_CERTIFICATE OF SURVEYOR

- %W//f p(L g/z2(® g

WT0ELS j REGISTRATION NUMBER 1706L S

' APPR@;.QQ___ G _2008”

S X # : e

STATE OF M
COUNTY oé

Py
FILED THISAA

EXAMINING LAND SURVEYOR REG. NO, 7

ONTANA

7 :: £S5 /_E“)/'éb

Z_DA)’ 0' 2 »)

4 oL 05724

2 .

A //1/4 %M
CLERK AND RECORDER

INSTRUMENT

RECORD /VUMBE/?é ’d( ﬂ Z/f @

CERTIFICATE O

F SURVEY NO. /(5]
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Property Owners within 150 feet of Subject Property

Crosby Ill Revoc Trust
Franklin M & Gisela G
Us Bank As Agent

PO Box 64142

Saint Paul, MN 55164

Kathie R Arvidson
PO Box 161

Columbia Falls, MT 59912

Ivan Jagquette
7100 US Highway 2 E.

Columbia Falls, MT 59912

2
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Zoning Map Amendment

Item No.2.
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Planning Department

130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

PETITION FOR ZONING MAP AMENDMENT
FILING FEE ATTACHED $
Zone Change Base Fee SEE FEE SHEET

NAME OF APPLICANT: 500 River Partners LLC affiliate of Location Acquisitions

Item No.2.

MAIL ADDRESS: 275 Alhambra Circle

CITY/STATE/ZIP: Coral Gables, FL 33134 PHONE: (786) 701-6724

INTEREST IN PROPERTY: Residential Development

Name and address of owner if different than applicant (Tract 3F):
Name: High Country Land & Cattle (MT) LLC

Mail Address: 4531 N 16th St #103
City/State/Zip: Phoenix, AZ 85016 Phone:

Name and address of owner if different than applicant (Tract 3FB):
Name: Twin Peaks Farms LLC

Mail Address: 2098 W Champagne Ct
City/State/Zip: Eagle, ID 83616 Phone: (208) 890-6669

PLEASE COMPLETE THE FOLLOWING:

A. Address of the property: 500 River Road (Tract 3F) and 7030 Highway 2 E

(Tract 3FB)

B. Legal Description: (Subdivision Name, Lot & Block and/or Tract Number

(Section, Township, Range)
Section 16, T30N, R20W, Tracts 3F and 3FB
(Attach COS #16985 and #16981)

C. Land in zone change (ac)
10.00 and 12.55

D. The present zoning of the above property is: CSAG-10 and CSAG-5

&

The proposed zoning of the above property is: CR-4

F. State the changed or changing conditions that make the proposed
amendment necessary:

Proposed housing development.
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HOW WILL THE PROPOSED CHANGE ACCOMPLISH THE INTENT AND PURPOSE OF:

A. Promoting the Growth Policy

B. Lessening congestion in the streets and providing safe access

C. Promoting safety from fire, panic and other dangers

D. Promoting the public interest, health, comfort, convenience, safety and general

welfare

E. Preventing the overcrowding of land

F. Avoiding undue concentration of population

G. Facilitating the adequate provision of transportation, water, sewage, schools, parks

and other public facilities

H. Giving reasonable consideration to the character of the district

I. Giving consideration to the peculiar suitability of the property for particular uses

J. Protecting and conserving the value of buildings

K. Encouraging the most appropriate use of land by assuring orderly growth
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DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338DOCA1B9C6

1
Item No.2.
The signing of this application signifies approval for Columbia Falls Planning staff to be
present on the property for routine monitoring and inspection during approval process.
DocuSigned by:
Kislui Eafoor 7/11/2022 | 8:40 AM PDT
(Appiicaiit oigriature, 500 River Partners LLC) (Date)
DocuSigned by:
RLC_LLORN 9(}_(}/6[, 7/9/2022 | 2:44 PM MST

((JWLEf&iFgUBEJ%.Sgi&%(LuL C, 111 \/ountry Land & Cattle (MT) LLC) (Date)

DocuSigned by:

Kon. WW 6/30/2022 | 6:51 PM CDT
- BEBOB30TESBS440 .

(Owners Signature, Twin Peaks Farms LLC) (Date)
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APPLICATION PROCESS

APPLICABLE TO ALL ZONING APPLICATIONS:

A.

Pre-Application Meeting:

A discussion with the planning director or designated member of staff must precede
filing of this application. Among topics to be discussed are: Growth Policy
compatibility with the application, compatibility of the proposed zone change with
surrounding zoning classifications, and the application procedure.

Completed application form.

The application must be accepted as complete by the Columbia Falls Planning staff
thirty-five (35) days prior to the date of the planning board meeting at which it
will be heard in order that requirements of state statutes and the zoning regulations
may be fulfilled.

Application Contents:

1. Petition for zone change signed by the real property owners representing at
least 65% of the land area for which the change in zoning classification is
sought.

2. A map showing the location and boundaries of the property.

3. A title report of the subject property.
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ZONING MAP AMENDMENT NARRATIVE

A. Promoting Growth Policy
The proposed Columbia Falls Rental Development promotes the 2019 Columbia Falls Growth Policy in
multiple ways:

* Itis consistent with the three residential housing goals of the Growth Policy.

* Itis consistent with the Growth Policy Map’s guidance for development of this site for urban
residential use.

* It helps Columbia Falls address a number of issues identified in the Growth Policy and
implements multiple policies of the Growth Policy.

The Growth Policy has three specific goals that pertain to residential housing:

1. An adequate supply and mix of housing options (in terms of cost, location, type and design) to
meet the needs of present and future residents.
The proposed housing development provides market priced rental housing units that are
attainable to a broad range of the market demand. The development proposes a mix of 180
dwelling units (7.98 dwelling units/acre) consisting of 99 single family attached in 3- and 4- unit
buildings, 81 apartment units, a private clubhouse, a public park, green space and sufficient on-
street parking. The location of this development is as close to the City as possible and will be
annexed into the City.

2. Residential development that does not excessively burden the local government and is
adequately served by public facilities and services.
While meeting the Growth Policy’s density, the development will have a relative life cycle return
on public investment much higher than the Growth Policy’s predicted single family with public
streets and infrastructure since the streets and infrastructure installed on site will be private but
open to the public. Actual city investment in this proposed development is relatively nominal.
City officials have confirmed there is capacity to serve the development with city services, which
will be further supported by the additional tax dollars realized. The primary services specific to
the development will be financed by the developer.

3. Solid, stable, well-maintained neighborhoods which are safe from the intrusion of incompatible
uses.
The proposed development is a small self-contained residential neighborhood. Due to US 2, the
Flathead River, and wetlands acting as barriers to adjacent development, there is very little
opportunity for intrusion of incompatible uses or further expansion of compatible uses.

The Growth Policy Map for Columbia Falls identifies the project site for Urban Residential (CR-4)
development. Urban Residential development is characterized by density between 2 and 8 dwelling
units per acre that is primarily single family residential with limited quantities of multi-family units. The
development is to be supported with full urban services. There are six Policies for Urban Residential
development. The following paragraphs identify the relevant policies and how this development is
consistent with them:
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Urban residential areas should be encouraged to be developed where adequate services and
facilities are available, or extensions can be provided.

The proposed development is immediately across Flathead River from existing urban sewer and
water. Sewer and water will be extended in order to serve the area. As summarized in Section
E adequate services and facilities are available for the proposed development.

Typical densities are two to eight dwellings per gross acre.

The proposed density is 7.98 DU/acre which meets the Growth Policy target. However, the
proposed density is less than the maximum allowable for a CPUD over a CR-4 zoning (see Table
1 and Zoning Exhibits, Amended Zoning Map).

Table 1. Comparison of Zoning District Requirements and Proposed PUD Equivalents
CSAG5& 10 CR-4 CPUD Proposed
Permitted Uses Agricultural Single family Single family Single family
and dwelling dwelling attached
Horticultural Two family (3- and 4- unit
dwelling buildings), multi-
Multi-family family (two
dwelling apartment
Private recreation | buildings), and
and service facility | private clubhouse
Maximum density NA NA 12 DU/acre 7.98 DU/acre
Minimum lot size 5ac/10 ac 7,200 sq ft 87,120 sq ft 22.55 acres
Minimum lot width | 1/3+ avg 60 ft NA NA
length/NA
Maximum lot 25%/20% 35% 70% NA
coverage
Front yard setback | 20 ft/30 ft 20 ft NA NA
Side yard setback 20 ft 5 ft NA 15 ft*
Side corner yard 20 ft/30 ft 15 ft NA NA
setback
Rear yard setback 20 ft 20 ft NA 20 ft
Maximum building | NA 35 ft NA 35 ft
height
* Average distance between single-family attached

3. Single-family houses are the primary housing type. Duplexes, guest houses, accessory
apartments, and small dispersed areas of multi-family housing are also anticipated.

Based on the City Planner’s recommendation, the base zoning proposed for this development is

CR-4. A PUD provides an opportunity for multi-family housing. A vast majority of the buildings in
the development are single-family attached (13% of the building footprint to 7% for multi-
family). Each dwelling unit in the single-family attached will have a dedicated outdoor space.
The scale of development is largely “missing middle” housing which provides the character of
single-family development while increasing the density.
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4. Urban density residential areas should be fully served by urban infrastructure and municipal
services, including paved streets, curbs, sidewalks abutting all residential lots, boulevards and
public sewer and water.

The proposed development supplies all the listed urban density residential components.

5. These areas should have convenient pedestrian and vehicle access to neighborhood business
districts, parks, and elementary schools.
As noted in the Growth Policy, there is very little available land within the City of Columbia Falls
for infill residential development. This proposed development is proposed for annexation and
provides for contiguous growth of the city. The proposed development is adjacent to US 2 and
consequently has as convenient access as can be achieved without being infill development.
Internal pedestrian and vehicular circulations are efficient and effectively connects the entire
neighborhood.

The Growth Policy outlined the following issues that are intended to be addressed by implementing its
policies:

1. The lack of developable residential land within the city hampers its ability to meet housing
demand (pg 7). Therefore, future growth will [need] to occur through annexation and
development of vacant lands on the perimeter of the City (pg 19). Issue #13 on page 25 of the
Growth Policy reaches the same conclusion.

2. Significant rural residential growth inhibits orderly expansion of city services and facilities in
order to accommodate growth (pg 7). Issue #8 on page 20 further explains that “low density
development in outlying areas has been the predominant local growth pattern of recent
decades creating inefficiencies in providing services.” Policy #7 on page 27 “Encourage(s] the
development of urban residential neighborhoods as the primary residential land-use pattern in
the growth policy area.” And on page 28, Policy #15 states “Designate new areas for urban scale
residential expansion adjacent to city limits that can be served by municipal services to
accommodate anticipated future residential growth.”

Annexation and rezoning of the subject property will allow Columbia Falls to address these issues by
allowing urban scale residential development adjacent to the City. The proposed development also
responds to and is consistent with the following guidance from the Growth Policy:

=  “Design and locate development to protect public health and safety; ensure adequate provision
of services; fit the character of its surroundings; and encourage the most appropriate use of
land. Community character shall represent the following values identified by the community in
the public input process: scenic, small town ambience, outdoor lifestyle, western town,
historic/cultural assets, national park gateway, wildlife, walkable community, winter sports.”
(pg 22 Policy #9)

» Typical densities are two to eight dwellings per gross acre. (pg 26 Policy #3 b.)

» Single-family houses are the primary housing type. Duplexes, guest houses, accessory
apartments, and small dispersed areas of multi-family housing are also anticipated. (pg 26 Policy
#3c.)

-219 -




Item No.2.

*  “Encourage clustering of density where environmentally sensitive areas are present and
beneficial open space or park area can be achieved.” (pg 28 Policy #12)

*  “Where density and location dictate, all subdivisions within one mile of the City of Columbia
Falls (residential, and, if applicable, commercial) should require that streets are built to an urban
standard. This includes paved streets, curb and gutter, sidewalks on both sides, a landscape
boulevard and street lighting.” (pg 41 Policy #5)

= “All multi-family developments (apartment, condominium or townhouse) having twelve or more
dwellings for permanent non-elderly residents should incorporate privately owned and
maintained playgrounds or tot lots if the development is not readily served by a neighborhood
park.” (pg 44 Policy #15)

» “Loop roads are encouraged over cul-de-sacs in order to provide secondary access, particularly
in areas at high risk from wildfire.” (pg 48 Policy #4)

As discussed further in Section K, the proposed development is consistent with the 2019 Growth Policy
and is proposed as a Planned Unit Development in order to more efficiently meet the intent of the
Columbia Falls Zoning Ordinance and Subdivision Regulations while creating a high-quality housing
development to help meet the significant demand for housing in Flathead County.

B. Lessening Congestion and Providing Safe Access

A traffic impact study has been completed to determine the nature and extent the proposed
development will impact overall traffic patterns in this location. Based on the findings of the traffic
impact study appropriate facilities will be designed and constructed to provide safe access from the two
access points onto US 2, and to appropriately manage traffic flows in the area. The internal street
system of the development has been designed to meet anticipated local circulation needs. Because
there will be limited connection to adjacent property, there is no significant concern about increased
future levels of traffic within the development. Connection and access to River Road to the north of the
development will be maintained. Sidewalks within the site are designed to provide safe internal
pedestrian circulation. Crosswalks are designated to support safe interfaces between vehicular and
pedestrian movement.

C. Promoting Safety from Fire, Panic, and Other Dangers

Municipal water supply will be extended to the development with volume and pressure adequate to
fight fires. Fire hydrants will be located in accordance with city standards throughout the development.
Sprinkler systems will be provided in accordance with applicable fire codes. Streets are designed with
sufficient width to serve emergency vehicle access. Buildings are located appropriately to provide
defensible space from wildland fires. The development site does not have steep slopes that could result
in concerns about landslides. The development is not located in the 100-year floodplain (see Zoning
Exhibits, Flood Plain Map). All buildings will be constructed according to Columbia Falls codes which are
designed to address other natural hazards such as snow loads, wind speeds, and earthquakes.

D. Promoting the Public Interest, Health, Comfort, Convenience, Safety, and General Welfare
Zoning and subdivision regulations are designed to ensure the public health, safety, and welfare. Zoning
and subdivision regulations are intended to implement community growth policies. As noted in, Section
A, the subject development will implement the Columbia Falls Growth Policy in multiple ways. Chief
among them are providing much needed additional housing for the community and supporting the need
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to expand urban residential development into the designated growth areas immediately adjacent to the
City.

A Planned Unit Development is proposed in order to more efficiently meet the intent of the City’s zoning
and subdivision regulations while making best use of the site. The development team has worked
closely with city officials on development details to ensure this proposal will be in the best interests of
the City of Columbia Falls. This is further documented in the PUD application being submitted at the
same time as this application.

E. Preventing Overcrowding of Land

Overcrowding of land is an issue that typically pertains more to high density development such as
tenements and high-rise office buildings in major cities that lack open space or adequate access to light
and high-quality air. Columbia Falls generally does not suffer from these issues, and its Growth Policy
and land use regulations help to keep it so. Columbia Falls encourages interspersing smaller areas of
higher density residential development into the overall urban fabric. The proposed development is
consistent with the land use plan and density requirements of Columbia Falls. Due to wetlands located
on the site, a PUD is used to cluster development on the site to allow the wetlands to function as
beneficial open space. (See pg 28 Policy #12 of the Growth Policy.) Single-family attached are the
dominant building type on the site in order to help maintain a pattern of human-scale development.
This is consistent with Policy #3 (c) on page 26 of the Growth Policy.

The total area of the development is 22.55 acres or approximately 982,278 square feet. As noted above,
there are sensitive environmental areas within the site that will be mostly avoided and preserved for
wildlife habitat and the enjoyment of residents. Table 2 and Zoning Exhibits, Distribution of a
Development and Open Space Areas illustrate the location and amount of open space, environmentally
protected areas, as well as the development areas.

Table 2. Distribution of a Development and Open Space Areas
Square Feet Percent of Total Area
Total Tract Area 982,278 100%
Building Footprint Area 196,800 20%
Roads, Sidewalks, Driveways Area 253,530 26%
Open Space Area 310,227 32%
Wetlands and Forest Riparian Area 221,721 22%

Twenty-two percent (22%) of the tract will be undeveloped and left in its natural state. The remaining
open space which abuts the buildings will provides access to light, air and views for the residents. In
addition, the open space includes a playground, dog park, and maintained park space. Green space
(pervious ground) composes approximately 54% of the total area. Managed landscaping on site will
prioritize native plant species and, where appropriate, Location Acquisitions will work with professionals
to restore or augment natural green space with additional native plant species to enhance biodiversity
and area ecosystem health. Please refer to PUD Exhibits, Aerial for a depiction of the intent for the
mature landscaping.
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F. Avoiding Undue Concentration of Population

As noted previously in Section E, this proposed development is consistent with the Columbia Falls
policies and zoning requirements pertaining to population concentration and density. In fact, the
density of the proposed development allows the city to achieve some of its key objectives for residential
development and designated growth areas. The Growth Policy Map for Columbia Falls identifies the
project site for Urban Residential development. Urban Residential development is characterized by
density between 2 and 8 dwelling units per acre that is a mix of single family residential and multi-family
units. The gross density for the proposed development is 7.98 units per acre. Due to wetlands located
on the site, a PUD is used to cluster development on the site to allow the wetlands to function as
beneficial open space. (See pg 28 Policy #12 of the Growth Policy.) Single-family attached are the
dominant building type on the site in order to help maintain human-scale development pattern. This is
consistent with Policy #3 (c) on page 26 of the Growth Policy. This development will be served by city
public sewer and water services, and include paved streets, curbs, sidewalks, and boulevards. This is
consistent with Policy #3 (d) on page 26 of the Growth Policy.

G. Facilitating Adequate Provision of Transportation, Water, Sewage, Schools, Parks and other
Public Facilities

The proposed development will be fully served by urban services. This is consistent with the Growth

Policy’s intent and with the CR-4 zoning requirements. Details pertaining to service provision are

described in the following paragraphs:

Municipal Water Supply. The development will connect to City water service.

Sanitary Sewage Collection. Wastewater from the development will be conveyed to a proposed lift
station directly south across US 2. Wastewater will be treated by the City of Columbia Falls treatment
facility which is the optimal method of treatment over alternatives such as individual onsite septic
systems.

Stormwater Management. Stormwater runoff will be managed on-site through detention ponds and
diversion into natural drainage areas.

Roads. Private drives open to the public that meet the City’s emergency service access needs are
provided throughout the development. Two access points are provided from the development onto US
2.

Pedestrian Access. Sidewalks provide ready access throughout the development and connect from the
dwelling units to the clubhouse. Additionally, there will be a linkage from the clubhouse down to the
Flathead River. A possible future signaled intersection located at the west entrance would allow access
to a multi-use trail along the south side of US 2.

Traffic Management. A traffic impact study was completed to determine if any improvements such as
turning lanes and acceleration lanes onto US 2. Please see the attached traffic impact study.

Telecommunications. The best available telecommunications services will be provided to the
development.

Power Supply. Single phase power will be supplied via underground cable throughout the housing
development. Power will be supplied by Flathead Electric Cooperative currently located along US 2.
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Recreational Facilities. A clubhouse will provide onsite recreational amenities for the residents.
Additionally, a playground, a dog park and both managed and natural open areas will provide an array of
outdoor recreational opportunities onsite as well. The preservation of nearly all the existing mature
trees and environmentally sensitive areas on site provide opportunities for residents to enjoy the
natural environment. The development will also provide public access to the Flathead River and the
Gateway to Glacier Trail.

Schools. Resident children will attend Ruder or Glacier Gateway elementary schools, Columbia Falls
Junior High School, and the Columbia Falls High School. School district officials have assured Location
Acquisitions that there is sufficient capacity within existing facilities to accommodate the additional
students.

Other Public Facilities. Many other public facilities such as the library, community center, city hall, and
city parks are only a few minutes away in downtown Columbia Falls.

H. Giving Reasonable Consideration to the Character of the District

This site is adjacent to the Flathead River and nearly adjacent to large areas of public land under the
administration of Montana Fish and Wildlife. The scenic beauty of the environment and the identified
wetlands on site were key factors in the development design being proposed for the site. The proposed
development blends into the existing character of the site by preserving 100% of the jurisdictional
wetlands and 96% of all wetlands, retaining the existing pond, conserving the riparian forested area, and
maintaining open space. Managed landscaping will prioritize native plant species, and, where
appropriate, Location Acquisitions will work with professionals to restore or augment natural open
space to increase biodiversity and improve ecosystem health. The intended architectural design is a
traditional Mountain aesthetic with natural materials and a rustic ambiance that is consistent with the
City of Columbia Falls architectural design preferences. The design provides architectural features that
create visual interest, incorporate human scale elements, and reduce large building scale by breaking up
major facades with offsets, embellishments, and changes in texture and color. Site design nestles several
single-family attached into the landscape, and screens two multi-family buildings from view by leaving
the mature trees adjacent to US 2 and supplementing the existing screening with additional buffer
landscaping along the existing berm.

|.  Giving Consideration to the Peculiar Suitability of the Property for Particular Uses

As noted previously in Section A, the Columbia Falls Growth Policy designates this site for urban
residential development. Due to the presence of wetlands and the immediate adjacency to US 2, this
site is especially suited for the proposed PUD with human-scaled development. The layout of single
family and multi-family units is done in a way that maintains the intended overall density standard by
leaving a major part of the site undeveloped. Architectural design is compatible with the historical
heritage of the community. This enhances one of three gateways to the City of Columbia Falls, while
providing housing that is more attainable than an equivalent amount of detached single-family housing.

J. Protecting and Conserving the Value of Buildings

There is one single family residence located on the site, while the remainder is natural open space. The
existing residence will be removed from the site, but the overall value of the site will be greatly
increased with the development of 180 dwelling units.

- 223 -




K. Encouraging the most appropriate use of land by assuring orderly growth

The proposed development is located adjacent to the current city limits. The annexation, extension of
municipal services, and development for urban residential use are all recommended by the Growth
Policy and will result in efficient orderly expansion of the City of Columbia Falls. Please reference
Section A, G and | for details about the consistency with current city plans, policies, and standards.
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Data Summary

Overall Site Area 982,278 sf. (100%)

Building Footprint
Roads & Sidewalks
Total Green Space

196,800 sf. (20%)

253,530 sf. (25.8%)

531948 sf. (54.14%)
310,227 sf  (31.57%)
Forest Riparian & Wetlands 221,721 sf. (22.57%)
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INSURANCE PURPOSES ONLY, AS LISTED IN TABLE A - SURVEY SPECIFICATIONS:
1) MONUMENTS PLACED (OR A REFERENCE MONUMENT OR WITNESS TO THE CORNER)
AT ALL MAJOR CORNERS OF THE BOUNDARY OF THE PROPERTY, UNLESS ALREADY
MARKED OR REFERENCED BY AN EXISTING MONUMENT OR WITNESS TO THE CORNER.
(SHOWN HEREON)
2) FLOOD ZONE DESIGNATION (WITH PROPER ANNOTATION BASED ON FEDERAL FLOOD
INSURANCE RATE MAPS OR THE STATE OR LOCAL EQUIVALENT, BY SCALED MAP
LOCATION AND GRAPHIC PLOTTING ONLY). (FLOOD ZONES A4 & C ON COMMUNITY
PANEL #300023 1435 C SEPTEMBER 5, 1884)
3) IDENTIFY AND SHOW IF POSSIBLE, SETBACK, AND FLOOR SPACE ARFA
RESTRICTIONS OF RECORD OR DISCLOSED BY APPLICABLE ZONING OR BUILDING
CODES (IN ADDITION TC THOSE RECORDED IN SUBDIVISION MAPS). iF NONE, SO
STATE. (CITY OF COLUMBIA FALLS ZONING: CSAG—10, SETBACKS: FRONT 30',
SIDES 20', SIDE' CORNER 30, REAR 20', HEIGHT: N/A, PERMITTED LOT
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SAM CORDI 5) SUBSTANTIAL, VISIBLE IMPROVEMENTS (IN ADDITION TO BUILDINGS) SUCH AS SIGNS,
PARKING AREAS OR STRUCTURES, SWIMMINC POOLS, ETC. (SHOWN HEREON)

REGISTERED LAND SURVEYOR
974 COLORADO AVE.
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6) PARKING AREAS AND, IF STRIPED, THE STRIPINC ANO THE TYPE (E.G. HANDICAPPED,
MOTORCYCLE, REGULAR, ETC.) AND NUMBER OF PARKINC SPACES. (NOT APPLICABLE)

7) INDICATION OF ACCESS TO A PUBLIC WAY SUCH AS CURB CUTS AND ORIVEWAYS.
(SHOWN HEREON)
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TRACT 1
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%.ANDS CURRENTLY OWNED BY
TERRY L. & NORMA J. STIDHAM)

PARCEL "A" OF C.0.S. #12747

.
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DESCRIPTION
TRACT %

That portion of the Southeast one—quarter of the Northwest
one—quarter (SE1/4NW1/4) and the Southwest one—quarter of
the Northeast one—quarter (SW1/4NE1/4) of Section Sixteen
(16), Township Thirty North (T30N), Range Twenty West (R20W),
Principal Meridian, Montane, Flatheod County, Montana, more
particularly described as follows:

Beginning at the northeast corner of Parcel "A" of Certificate
of Survey #12747, according to the map or plat thereof on

file at the Office of the Clerk and Recorder of Flathead

County, Montana; thence South0O1°46'08"West 594.92 feet to. the
northerly right of way of U.S. Highway 2, said point aiso being
the beginning of a non—tangent curve concave to the northeast
hoving a radius of 2774.79 feet; thence the following ten (10)
courses and distances along said northerly right of way:
northwesterly 687.40 feet along soid curve through o centrai
angle of 14°11'38", North56'58'10"West 626.21 feet to the
beginning of o non—tangent curve having a radius of 236.50
feet concave to the southeast, northeasterly 200.48 feet glong
said curve through a centrol angle of 48'34'05°,
North72°08'33"East 53.85 feet, North04'02'59"East 59.95 feet;
North75°20"17 "West 53.47 feet, North89'34°38"West 101.81 feet,
South71°43'11"West 172,53 feet, South39°4B'23"West 74.92 feet,
North57°00'24"West 76.01 feet, more or less, to the low water
mark of Flathead River; thence the following seven (7) courses
and distances, more or less, along said low water mark:
North44'25'55"East 77.41 feet, North55'13'54"East 119.29 feet,
North69°37'29"East 36.25 feet, South85'58'36"East 166.14,
SouthB9'35'25"East 56.26 feet, South87°27'44"East 52.10 feet,
North76'27'26"East 35.29 feet, thence South58'05'52"East 73.59
feet, mare or less; thence South82'16'15"East 842.16 feet to
the point of beginning and containing 12.540 acres of land,
gross measure, more or less. Al as shown hereon. .

Subject to ond together with all appurtenant egsements of
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8) LOCATION OF UTILITIES EXISTING ON OR SERVING THE SURVEYED PROPERTY AS
DETERMINED BY OBSERVED EVIDENCE.
—RAILROAD TRACKS AND SIDINGS; (NOT APPLICABLE)
—MANHOLES, CATCH BASINS, VALVE VAULTS OR OTHER SURFACE INDICATIONS

OF SUBTERRANEAN USES; (NOT APPLICABLE)

~WIRES AND CABLES (INCLUDING THEIR FUNCTION) CROSSING THE SURVEYED
PREMISES, ALL POLES ON OR WITHIN TEN FEET OF THE SURVEYED PREMISES,
AND THE DIMENSIONS Of ALL CROSSWIRES OR OVERHANGS AFFECTING THE

SURVEYED PREMISES; AND (SHOWN HEREON)
~UTILITY COMPANY INSTALLATIONS ON THE SURVEYED PREMISES. (SHOWN HEREON)

9) NAMES OF ADJOINING OWNERS OF PLATTED LANDS. (SHOWN HEREON)
10) SIGNIFICANT OBSERVATIONS NOT OTHERWISE DISCLOSED. (NONE)

11) TRACT 1 IS SUBJECT TO AND TOGETHER WITH ANY EASEMENT OF RECORD NOT
SHOWN HEREON.

12) EASEMENT FOR A GAS PIPE LINE AND MAINTENANCE THEREOF GRANTED TO THE
MONTANA POWER COMPANY BY LULU E, ROGERS RECORDED FEBRUARY 2, 1966 IN
BOOK 477, PAGE 434, RECORDS OF FLATHEAD COUNTY, MONTANA, AS SHOWN ON
THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B — SECTION 2, SPECIAL
EXCEPTIONS [TEM #4 FROM COVERAGE CANNOT BE LOCATED ON THE CROUNO BY
THE MONTANA POWER COMPANY AND IS NOT PLOTABLE BY THIS FIRM.

13) EASEMENT FOR AN UNDERCROUND ELECTRIC DISTRIBUTION LINE AND MAINTENANCE
THEREOF CRANTED TO PACIFICORP BY TERRY L. AND NORMA J. STIDHAM RECORDED
SEPTEMBER 4, 1992 IN DOC. #92-248-09470, RECORDS OF FLATHEAO COUNTY,
MONTANA, AS SHOWN ON THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B —
SECTION 2, SPECIAL EXCEPTIONS ITEM #5 FROM COVERAGE. (SHOWN HEREON)
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ALTA COMMITMENT FOR TITLE INSURANCE
Issued By

OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
NOTICE

IMPORTANT — READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE POLICIES. ALL CLAIMS
OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS COMMITMENT OR THE POLICY MUST BE BASED
SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR
OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILTY OF THE
TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT
OF THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED IDENTIFIED IN SCHEDULE A
IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE COMPANY HAS NO LIABILITY OR OBLIGATION
INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY

Subject to the Notice; Schedule B, Part I — Requirements; Schedule B, Part II — Exceptions; and the Commitment Conditions, Old Republic
National Title Insurance Company, a Florida Corporation (the “Company”), commits to issue the Policy according to the terms and
provisions of this Commitment. This Commitment is effective as of the Commitment Date shown in Schedule A for each Policy described in
Schedule A, only when the Company has entered in Schedule A both the specified dollar amount as the Proposed Policy Amount and the
name of the Proposed Insured.

If all of the Schedule B, Part I — Requirements have not been met within six months after the Commitment Date, this Commitment terminates
and the Company’s liability and obligation end.

OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY Issued through the office of:
A Stock Company -
400 Second Avenue South, Minneapolis, Minnesota 55401 Insu rEd Tltles

(612) 371-1111 44 4th Street West/P.O. Box 188
Kalispell, MT 59901

(406)755-5028
By ( ' ; 2; W President
Attest b MM—N wrgﬁ Secretary

If this jacket was created electronically, it constitutes an original document.

TUSE

Authorized Signature

This page is only a part of LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the NotfteT Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright ZOOMmerican Land Title Association. All rights reserved.
The use of this Fi ny derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.
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COMMITMENT CONDITIONS ltem No.2.

1. DEFINITIONS

(a) “Knowledge” or "Known": Actual or imputed knowledge, but not constructive notice imparted by the Public Records.

(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term "Land"
does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest, estate, or
easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit the extent
that a right of access to and from the Land is to be insured by the Policy.

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic means
authorized by law.

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to be issued
by the Company pursuant to this Commitment.

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to
this Commitment.

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to be
issued pursuant to this Commitment.

(g9) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of imparting
constructive notice of matters relating to real property to purchasers for value and without Knowledge.

(h) “Title”: The estate or interest described in Schedule A.

2. If all of the Schedule B, Part I — Requirements have not been met within the time period specified in the Commitment to Issue
Policy, this Commitment terminates and the Company’s liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without.
(a) the Notice;
(b) the Commitment to Issue Policy;
(c) the Commitment Conditions;
(d) Schedule A;
(e) Schedule B, Part I-Requirements;
(f) Schedule B, Part II-Exceptions; and
(g) a counter-signature by the Company or its issuing agent that may be in electronic form.

4. COMPANY'S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien,
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability of the
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment.

5. LIMITATIONS OF LIABILITY
(@) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in the
interval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended
Commitment, resulting from the Proposed Insured’s good faith reliance to:
i. comply with the Schedule B, Part I — Requirements;
ii. eliminate, with the Company’s written consent, any Schedule B, Part II — Exceptions; or
iii. acquire the Title or create the Mortgage covered by this Commitment.
(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or
had Knowledge of the matter and did not notify the Company about it in writing.
(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed Insured.
(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount.
(e) The Company shall not be liable for the content of the Transaction Identification Data, if any.
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of the Schedule B,
Part I - Requirements have been met to the satisfaction of the Company.
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.

This page is only a part of LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the NotfteT Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright ZOOMmerican Land Title Association. All rights reserved.
The use of this Fi ny derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.
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6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT

7.

Item No.2.

(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment.

(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment.

(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with
respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment.

(d) The deletion or modification of any Schedule B, Part II — Exception does not constitute an agreement or obligation to
provide coverage beyond the terms and provisions of this Commitment or the Policy.

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person authorized by the
Company.

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only liability will
be under the Policy.

IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and policies. The
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services.

PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the Company

may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed
Insured, nor is it a commitment to insure.

This page is only a part of LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the NotfteT Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.
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ORT Form 4690 A (8-1-16)

Item No.2.
ALTA Commitment for Title Insurance
Issued By
Old Republic National Title Insurance Company
Transaction Identification Data for reference only:
Issuing Agent and Office: Insured Titles, 44 4th Street West/P.O. Box 188, Kalispell, MT 59901 (406)755-5028
Issuing Office's ALTA ® Registry ID: 1027943
Loan ID No.:
Issuing Office Commitment/File No.: 989704-WHI
Property Address: 500 River Rd., Columbia Falls, MT 59912
Revision No.:
SCHEDULE A
1. Commitment Date: July 12, 2021 at 7:30 A.M.
2. Policy (or Policies) to be issued: Premium Amount reflects applicable rate
(a) 2006 ALTA ® Standard Owner's Policy
Proposed Insured: Location Ventures Acquisitions, LLC
Proposed Policy Amount: $1,390,000.00 Premium Amount $ 3102.00
Endorsements: $
(b) O 2006 ALTA ® Loan Policy
Proposed Insured:
Proposed Policy Amount: $0.00 Premium Amount $
Endorsements: $
(c) O ALTA® Policy
Proposed Insured:
Proposed Policy Amount: $ Premium Amount $
Endorsements: $
3.  The estate or interest in the Land described or referred to in this Commitment is fee simple.
4, The Title is, at the Commitment Date, vested in:
High Country Land & Cattle (MT), L.L.C., A Montana Limited Liability Company
This page is only a part of LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment

is not valid without the NotfteT Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright ZOOMmerican Land Title Association. All rights reserved.
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5. The Land is described as follows:

Item No.2.

The land referred to herein is described in the Legal Description attached hereto as Exhibit A.

By: /

Authorized Countersignature

(This Schedule A valid only when Schedule B is attached.)

This page is only a part of mLTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the Notfte; Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.

Copyright Zoommerican Land Title Association. All rights reserved.

ny derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of use. All other uses
are prohibited. Reprinted under license from the American Land Title Association.
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Item No.2.

Exhibit "A"
Real property in the County of Flathead, State of Montana, described as follows:

That portion of the North /2, Section 16, Township 30 North, Range 20 West, Flathead
County, Montana, as follows:

Shown as Parcel A on Certificate of Survey No. 12747.

This page is only a part of mLTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the Notfte; Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.
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Item No.2.

ALTA Commitment for Title Insurance

Issued By

Old Republic National Title Insurance Company

SCHEDULE B, PART I
Requirements

All of the following Requirements must be met:

1.  The Proposed Insured must notify the Company in writing of the name of any party not referred to in
this Commitment who will obtain an interest in the Land or who will make a loan on the Land. The

Company may then make additional Requirements or Exceptions.
2. Pay the agreed amount for the estate or interest to be insured.

3. Pay the premiums, fees, and charges for the Policy to the Company.

4, Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or
both, must be properly authorized, executed, delivered, and recorded in the Public Records.

5. If any document in the completion of this transaction is to be executed by an attorney-in-fact, the

Power of Attorney must be submitted for review prior to closing.

6.  We require the attached Seller/Borrower Affidavit be completed prior to recording.

LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment

This page is only a part of m
is not valid without the Notfte; Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.
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ORT Form 4690 B II (8-1-16)

ALTA Commitment for Title Insurance
Issued By
Old Republic National Title Insurance Company

SCHEDULE B, PART II
Exceptions

THIS COMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR LIMITATION
CONTAINED IN ANY DOCUMENT REFERRED TO IN THIS COMMITMENT TO THE EXTENT THAT THE SPECIFIC
COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR FEDERAL LAW BASED ON
RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY, HANDICAP, FAMILIAL STATUS,
OR NATIONAL ORIGIN.

The Policy will not insure against loss or damage resulting from the terms and provisions of any lease or
easement identified in Schedule A, and will include the following Exceptions unless cleared to the satisfaction
of the Company:

1.  Taxes or assessments which are not shown as existing liens by the records of any taxing authority
that levies taxes or assessments on real property or by the Public Records.

2.  Any facts, rights, interests, or claims which are not shown by the Public Records but which could be
ascertained by an inspection of said Land or by making inquiry of persons in possession thereof.

3. Easements, claims of easement or encumbrances which are not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the title
including discrepancies, conflicts in boundary lines, shortage in area, or any other facts that would be
disclosed by an accurate and complete land survey of the Land, and that are not shown in the Public
Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the
issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under
(a), (b), or (c) are shown by the Public Records.

6. Any liens, or rights to a lien, for services, labor or material theretofore or hereafter furnished,
imposed by law and not shown by the Public Records.

7. Any right, title or interest in any minerals, mineral rights or related matters, including but not limited
to ail, gas, coal and other hydrocarbons, sand, gravel or other common variety materials, whether or
not shown by the Public Records.

This page is only a part of LTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
is not valid without the NotfteT Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I - Requirements; Schedule
B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.
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10.

11.

12.

13.

14,

15.

16.

17.

18.

This page is only a part of
is not valid without the NotfteT

1

County road rights-of-way not recorded and indexed as a conveyance of record in the office of the | |.em No.2.

Clerk and Recorder pursuant to Title 70, Chapter 21, M.C.A., including, but not limited to any right o

the Public and the County of Flathead to use and occupy those certain roads and trails as depicted on
County Surveyor's maps on file in the office of the County Surveyor of Flathead County.

Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the
Public Records or is created, attaches, or is disclosed between the Commitment Date and the date on
which all of the Schedule B, Part I - Requirements are met.

2021 taxes and special assessments are a lien; amounts not yet determined or payable. The first
one-half becomes delinquent after November 30th of the current year, the second one-half becomes
delinquent after May 31st of the following year.

General taxes as set forth below. Any amounts not paid when due will accrue penalties and interest
in addition to the amount stated herein:

Year 1st Half 2nd Half Parcel Number
2020 $1,532.12 PAID $1,532.08 PAID %

Any claim arising from the difference in the mean low water line of the Flathead River and the meander
line as shown by the Original Government Survey.

Any action based on the claim that any part of the insured premises is within or under navigable
water.

Easement granted to Montana Power Company, recorded December 14, 1962 iw
&as Instrument No. 9573.

Easement granted to Pacific Power and Light Company, recorded January 31, 1963 i%

aas Instrument No. 728.

Easement granted to The Montana Power Company, recorded February 2, 1966 ir‘w
ﬁas Instrument No 800.

Right-of-Way granted to Montana Power Company, recorded March 15, 1962 irw
aas Instrument No. 2056.

Right of Way Easement granted to Pacificorp, a corporation d/b/a Pacific Power and Light Company,
recorded July 17, 1992 as Instrument Now

Easement Agreement upon the terms, conditions and provisions contained therein:
Parties: High Country Land & Cattle (MT), L.L.C., and City of Columbia Falls
Recorded: July 22, 2010, as Instrument No. 2010-000-16654, and being re-recorded on July 28,

2010, as Instrument Now

B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.
Copyright ZOOMmerican Land Title Association. All rights reserved.
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INFORMATIONAL NOTES

Item No.2.
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Flathead Premier Title Company, LLC
53 4th Avenue East North
Kalispell, MT 59901
Phone: 406-752-7000
Fax: 406-545-5532

Transmittal | nformation

Date: 07/13/2021

File No: 3390FPT

Buyer\Borrower Location Ventures Acquisitions, LLC
Seller Twin PeaksFarms, LLC

Item No.2.

For changes and updates please contact your Escrow or Title officer(s):

Escrow Officer: Title Officer:

Jill Kuntz Tracy Martin

Flathead Premier Title Company, LLC Flathead Premier Title Company, LLC
53 4th Avenue East North 205 June'sWay, Suite 3

Kalispell, MT 59901 Whitefish, MT 59937

Phone: 406-752-7000 Phone: 406-862-7000

Fax: 406-545-5532 Fax: 406-545-5532

E-Mail: Jill@flatheadpremiertitle.com Email: Tracy@flatheadpremiertitle.com

Processor: Samantha Vondrich
E-Mail: Samantha@flatheadpremiertitle.com

Therearerequirements appearing in Schedule B-Section 1 which require special attention
Item number s needing attention: 9 AND 10

Thank you for using Flathead Premier Title Company, LLC

-241 -
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WESTCOR

N ALTA Commitment For Title Insurance
(Adopted 06-17-06) (Revised 08-01-2016)
(WITH MONTANA MODIFICATIONS)
COMMITMENT FOR TITLE INSURANCE
ISSUED BY

WESTCOR LAND TITLE INSURANCE COMPANY
NOTICE

IMPORTANT—READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE
INSURANCE POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE
CONTENT OF THIS COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL
OPINION, OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES
USED BY THE COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND
EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF
THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A
PROPOSED INSURED.

THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED
INSURED IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THI
COMMITMENT. THE COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THI
COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY

Subject to the Notice; Schedule B, Part I—Requirements; Schedule B, Part 11—Exceptions; and the Commitment Conditions,
WESTCOR LAND TITLE INSURANCE COMPANY, a South Carolina Corporation (the “Company’), commitsto issue the
Policy according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date
shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the
specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured.

If al of theSchedule B, Part | —Requirementshave not been met within six (6) months after the Commitment Date, this
Commitment terminates and the Company’s liability and obligation end.

IN WITNESS WHEREOF, WESTCOR LAND TITLE INSURANCE COMPANY has caused its corporate name and seal
to be hereunto affixed and by these presents to be signed in facsimile under authority of its by-laws, effective as of the date of
Commitment shown in Schedule A.

ssued By: WESTCOR LAND TITLE INSURANCE COMPANY

lathead Premier Title - Kalispell Branch s, By: M CJ%WNQM

i ——— » s ‘ & - .
y: RO V2 ¢
S, qc:;s‘fé:' Altest: & 5 ,.»/ -
53 4th Avenue East North pman® P e 4
aispell, MT 59901 "Secretary
Phone: 406-752-7000

ent

#
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COMMITMENT CONDITIONS Item No.2.
1 DEFINITIONS
@ “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records.
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. The term
“Land” does not include any property beyond the lines of the area described in Schedule A, nor any right, title, interest,
estate, or easement in abutting streets, roads, avenues, alleys, lanes, ways, or waterways, but this does not modify or limit
the extent that aright of accessto and from the Land isto be insured by the Policy.
(©) “Mortgage”: A mortgage, deed of trust, or other security instrument, including oneevidenced by electronic means
authorized by law.
(d) “Policy”: Each contract of titleinsurance, in a form adopted by the American Land Title Association, issued or to be
issued by the Company pursuant to this Commitment.
(e “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to
this Commitment.
® “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to
be issued pursuant to this Commitment.
(9 “Public Records”: Recordsestablished under state statutes at the Commitment Date for the purpose of imparting
constructive notice of matters relating to real property to purchasers for value and without Knowledge.
(h) “Title”: The estate or interest described in Schedule A.
2. If al of the Schedule B, Part I—Requirementshave not been met within the time period specified inthe Commitment to Issue
Policy, this Commitment terminates and the Company's liability and obligation end.
3. The Company’s liability and obligation is limited by and this Commitment is not valid without:
@ the Notice;
(b) the Commitment to Issue Poalicy;
(c) the Commitment Conditions;
(d) Schedule A;
(e Schedule B, Part |—Requirements; and
()] Schedule B, Part |I—Exceptions; and
(9 signed by the Company or itsissuing agent that may bein electronic form.
4, COMPANY’SRIGHT TO AMEND

The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien,
encumbrance, adverse claim, or other matter recorded inthe Public Records prior to the Commitment Date, any liability of the
Company is limited by Commitment Condition 5. The Company shall not be liable for any other amendment to this Commitment.

5. LIMITATIONSOF LIABILITY

@

(b)
(©

(d)
(€)

The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense incurred in
theinterval between the Company’s delivery to the Proposed Insured of the Commitment and the delivery of the amended
Commitment, resulting from the Proposed Insured's good faith reliance to:

0) comply with the Schedule B, Part I—Requirements;

(i) eliminate, with the Company’s written consent, any Schedule B, Part |—Exceptions; or

(iii) acquire the Title or create the Mortgage covered by this Commitment.

The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the amendment or
had Knowledge of the matter and did not notify the Company about it in writing.

The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not have incurred the
expense had the Commitment included the added matter when the Commitment was first delivered to the Proposed

Insured.

The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in good faith and
described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy Amount.

The Company shall not be liable for the content of the Transaction Identification Data, if any.

This page is only a part of a 2016 ALTA Commitment for Title Insurance. This Commitment is not valid without the Notice; the
Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B, Part
II-Exceptions; and signed by the Company or its issuing agent that may be in electronic form.

CM-21

Copyright 2006-2016 American Land Title Association. All rights reserved. The use of this Form (or any derivative thereof) is restricted to ALTA lic
ALTA members in good standing as of the date of use. All other uses are prohibited. Reprinted under license from the American Land Title Association. - 243 -

MT ALTA 08-01-16Commitment w-MT Mod (WLTIC Edition 02/02/18)




1
0) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all of th] Item No.2.
Part —Requirements have been met to the satisfaction of the Company.

(9 In any event, the Company’s liability is limited by the terms and provisions of the Policy.
6. LIABILITY OF THE COMPANY MUST BE BASED ON THISCOMMITMENT
@ Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this Commitment.
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this Commitment.
(©) Until the Policy isissued, this Commitment, as last revised, is the exclusive and entire agreement between the parties with

respect to the subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this Commitment.

(d) Thedeletion or modification of any Schedule B, Part I|—Exception does not constitute an agreement or obligation to
provide coverage beyond the terms and provisions of this Commitment or the Policy.

(e Any amendment or endorsement to this Commitment must be in writing.

()] When the Policy isissued, al liability and obligation under this Commitment will end and the Company’sonly liability
will be under the Policy.

7. IFTHISCOMMITMENT HASBEEN ISSUED BY AN ISSUING AGENT
Theissuing agent isthe Company’sagent only for the limited purpose of issuing title insurance commitments and policies. The
issuing agent is not the Company’s agent for the purpose of providing closing or settlement services.

8. PRO-FORMA POLICY
The Company may provide, at the request of aProposed Insured, apro-forma policy illustrating the coverage that the Company
may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is delivered to a Proposed
Insured, nor is it acommitment to insure.

9. INTENTIONALLY OMITTED

This page is only a part of a 2016 ALTA Commitment for TitleInsurance. This Commitment is not valid without the Notice; the
Commitment to [ssue Policy; the Commitment Conditions; Schedule A; Schedule B, Part|-Reguirements; and Schedule B, Part
I1-Exceptions; and signed by the Company or itsissuing agent that may be in electronic form.
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File N&4facarnT

Item No.2.

COMMITMENT FOR TITLE INSURANCE
Issued by
Westcor Land Title Insurance Company
SCHEDULE A
1 Commitment Date: June 23, 2021, AT 07:30 am

2. Policy to beissued:

@ 2006 ALTA® Standard Coverage Policy

Proposed Insured: Location Ventures Acquisitions, LLC

Proposed Policy Amount:  $380,000.00

Premium: $1,183.00
3. The estate or interest in the land described or referred to in this Commitment isFee Simple.
4, The Titleis, at the Commitment Date, vested in:

Twin PeaksFarmsLLC

5. The land referred to in this Commitment is described as follows:
SEE ATTACHED EXHIBIT "A"

For Informational Purposes Only:
7030 Hwy 2 E, Columbia Falls, MT 59912

Countersigned
Flathead Premier Title Company, LLC

By: @W

Tracy Martin

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Westcor Land Title Insurance Company. This Commitment is not
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B,
Part II-Exceptions.
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Item No.2.

EXHIBIT "A"

Par cd 1 of Retracement Certificate of Survey No. 16981, located and being in the Southwest
Quarter of the Northeast Quarter (SW¥.NEY2) of Section 16, Township 30 North, Range 20 West,
P.M .M., Flathead County, M ontana.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Westcor Land Title Insurance Company. This Commitment is not
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B,
Part II-Exceptions.
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File No: Item No.2.

COMMITMENT FOR TITLE INSURANCE
Issued by

Westcor Land Title Insurance Company

SCHEDULE B, PART |
Requirements

The following are the requirements to be complied with prior to the issuance of said policy or policies. Any other
instrument recorded subsequent to the effective date hereof may appear as an exception under Schedule B of the policy to
be issued. Unless otherwise noted, all documents must be recorded in the office of the clerk and recorded of the county in
which said property islocated.

All of the following Requirements must be met:

1 The Proposed Insured must notify the Company in writing of the name of any party not referred
to in this Commitment who will obtain an interest in the Land or who will make aloan on the
Land. The Company may then make additional Requirements or Exceptions.

2. Pay the agreed amount for the estate or interest to be insured.
3. Pay the premiums, fees, and charges for the Policy to the Company.
4, Documents satisfactory to the Company that convey the Title or create the Mortgage to be
insured, or both, must be properly authorized, executed, delivered, and recorded in the Public
Records.
5. When the proposed insured seeks AL TA extended cover age, we will require borrowersand/or sellersto

execute an Indemnity and Affidavit asto debts, liens, and possession.

6. Satisfaction or release filed of record torelease all Judgments, Liens, Mortgages, and Trust Indentures, if
any, unlessthe proposed insur ed desiresto assume or subordinate to said obligations.

7. If ALTA extended coverageisrequested and/or if Westcor Land Title Insurance Company at its discretion
feels a physical inspection of the property is necessary then an inspection will be performed. Any matters
found by our inspection requiring disclosureto the partiesinvolved in thistransaction, will be shown in a
supplemental report. Westcor Land Title Insurance Company hastheright to add to the supplemental
report additional exceptionsto coverage, asit deems necessary.

8. Company requires Seller and Buyer to fully comply with the provisions of the Realty Transfer Act
(M.C.A. 15-7-301 €t. at.), which includes the requirement that Seller and Buyer fully complete a Realty
Transfer Certificate which will be presented at closing. If either party failsto fully comply with the Realty
Transfer Act, Company will add the following exception in the final title policy: Any state or county,
taxing, assessing, or recording authority'sfailureto acknowledge the transfer to the Insured of theland
described in Schedule A, pursuant to the Realty Transfer Act, asset forth in M.C.A. 15-7-301 et. at.

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Westcor Land Title Insurance Company. This Commitment is not
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B,
Part II-Exceptions.
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File No: Item No.2.

9. The Company requiresfor itsreview satisfactory copy of the " Articles of Organization,” the Operating
Agreement and the regulations of Twin Peaks FarmsLL C, a Montana limited liability company, any
amendment ther eof, a certificate of good standing, and satisfactory evidence of authority of the officers,
managers, or member sto execute the documents.

10. The Company requiresfor itsreview satisfactory copy of the " Articles of Organization," the Operating
Agreement and the regulations of L ocation Ventures Acquisitions, LL C,limited liability company, any
amendment ther eof, a certificate of good standing, and satisfactory evidence of authority of the officers,
manager s, or member sto execute the documents.
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SCHEDULE B, PART Il
Exceptions

THISCOMMITMENT DOES NOT REPUBLISH ANY COVENANT, CONDITION, RESTRICTION, OR
LIMITATION CONTAINED IN ANY DOCUMENT REFERRED TO IN THISCOMMITMENT TO THE EXTENT
THAT THE SPECIFIC COVENANT, CONDITION, RESTRICTION, OR LIMITATION VIOLATES STATE OR
FEDERAL LAW BASED ON RACE, COLOR, RELIGION, SEX, SEXUAL ORIENTATION, GENDER IDENTITY,
HANDICAP, FAMILIAL STATUS, OR NATIONAL ORIGIN.

The Policy or Policiesto be issued will contain exceptions to the following matters unless the same are disposed of to the
satisfaction of the Company:

1. Defects, liens, encumbrances, adverse claims or other matters, if any, created, first appearing in the public
records or attaching subsequent to the Effective Date but prior to the date the proposed Insured acquires for value
of record the estate or interest or mortgage thereon covered by this Commitment.

2. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies
taxes or assessments on real property or by the Public Records. Proceedings by a public agency, which may result
in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or
by Public Record. No liability is assumed for errors, omissions or changes of assessed valuations or amount of
taxes assessed by any state, county, city or federal taxing or assessing authority.

3. Any facts, rights, interest or claims which are not shown by the Public Records but which could be ascertained by
an inspection of the Land or by making inquiry of personsin possession thereof

4, Easements, liens or encumbrances, or claims thereof, which are not shown by the Public Records

5. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be
disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.

6. (a) Unpatented mining claims; (b) reservations or exceptionsin patents or in Acts authorizing the issuance
thereof; (c) water rights, claims or title to water; ditch rights; (d) minerals of whatsoever kind, subsurface and
surface substances, including but not limited to coal, lignite, oil, gas, uranium, clay, rock, sand and gravel and
other hydrocarbons in, on, under and that may be produced from the Land, together with al rights, privileges, and
immunities related thereto, whether or not the matters excepted under (a), (b), (c) or (d) are shown by the Public
Records. The Company makes no representation as to the present ownership of any such interests. There may be
leases, grants, exceptions or reservations of interests that are not listed

7. Any lien or right to alien, for services, labor or material heretofore or hereafter furnished, imposed by law and
not shown by the Public Records.

8. Any service, installation or connection charge for any and all utilities, including, but not limited to sewer, gas,
water or electricity.
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9. County road rights-of-way, not recorded and indexed as a conveyance of record in the office of the Clerk and
Recorder pursuant to Title 70, Chapter 21, M.C.A., including, but not limited to any right of the Public and the
County of Flathead to use and occupy those certain roads and trails.

10. Real estate taxes or special assessments for the year(s) 2021, that are not yet due or payable.

11. For informational purposes only, do not rely upon for atax payment. Flathead County records indicate the taxes
for the year 2020 are:
FIRST HALF: $669.07 PAID
SECOND HALF: $669.05 PAID
TOTAL: $1,338.12
Assessor No.: 06-0000424
Tax Roll No.: 09471
12. Easement fro a pipe line for transmission of gas granted to The Montana Power Company, recorded March 15,

1962, in Book 443, Page 883 as Document No. 2056, records of Flathead County, Montana.

13. Easement for a pipe line for transmission of gas granted to The Montana Power Company, recorded December
14, 1962, in Book 452, Page 133, as Document No. 9573, records of Flathead County, Montana.

14. Easement for electric transmission and distribution line granted to Pacific Power & Light Company, recorded
January 31, 1963 in Book 452, Page 326, as Document No. 728, records of Flathead County, Montana.

15. Easement for a gas pipe line granted to the Montana Power Company, recorded February 2, 1966 in Book 477,
Page 434, as Document No. 800, records of Flathead County, Montana.

16. Easement for underground electric distribution line granted to Pacificorp, dba Pacific Power & Light Company,
recorded September 4, 1992 as Document No. 9224809570, records of Flathead County, Montana.

17. All matters, covenants, conditions, restrictions, easements and any rights, interest or claims which may exist by
reason thereof, disclosed by Certificate of Survey No. 11063, Certificate of Survey No. 12747 and Retracement
Certificate of Survey No. 16981, but deleting any covenant, conditions or restriction indicating a preference,
limitation or discrimination based on race, color, religion, sex, handicap, familial status, or national origin to the
extent such covenants, conditions or restrictions violate 42 USC 3604{ c} .

18. Provisions and conditions contained in Certificate of Approval by the State of Montana Department of Health
and Environmental Sciences as attached to Certificate of Survey No. 12747, recorded August 22, 1996 as
Document No. 9623509090, records of Flathead County, Montana.

19. Ordinance No. 806 by the City of Columbia Falls, Montana, amended the Columbia Falls Zoning Map, recorded
July 1, 2021 as Document No. 202100022419, records of Flathead County, Montana

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Westcor Land Title Insurance Company. This Commitment is not
valid without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I-Requirements; and Schedule B,
Part II-Exceptions.

Copyright 2006-2016 American Land Title Association. All rights reserved. ?
The use of this Form (or any derivative thereof) is restricted to ALTA licensees and

ALTA members in good standing as of the date of use. All other uses are prohibited.

Reprinted under license from the American Land Title Association. : F?_"

.

Commitment for Title Insurance (8-1-2016)
Technical Correction 4-2-2018 Page 6

Schedule B - Part Il
- 250 -



https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0VVMWRtTUp4KzhRWDhhTHg5M0dsdVJBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1uN2pCYTNiZW1tYjdReW9qQWdFUWdEczZuUjdUazgyd3B4dTM3ZFVBQ1RCMEtsQ0Y5blZsTTdlU1NlQm1WNHRGMmRabWE4dzRtTkIyMmlrUGxzaERXVTRBS1Y4bk9uQm1heExvNHc9PSIsIkRhdGEiOiJldHM1bSs4MTFyN0NLSjJnYi82WHR1UC9oT0dTKzZJdU5DQ01sQWZ6Q2N4MXQvaFRaYktXUDJZc2p5YzI4bHlSalV3SE1oOHRVWDZTT2dINnZwY28rZz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0YyamhWaXMzWmtZV1ZZUlhUQmpRdkNBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1FRmFjeXI3bWZscmI1aHdmQWdFUWdEdTR5ZEI5S3lobEQ4QWFYbW1EVE41NjZiUWF3V1RGbiswbVR2cldZaDRMaTZnazFKMHZuNU5wc09KWGdrZVcwWkxJNnNQaWJuNEIwYXBacXc9PSIsIkRhdGEiOiJQRTIzQ2N2UnRtUDdHSm9xRk9hV1Q1Q05nMm13MHV0L05qMllVS1BrSUNIRUdUZGkwVkJ4Qk50MVRkbkFSZXRhVEltbEUzQmwrQ01sSkFXWlYyMlpKdz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0cwQTUvaEFHWWxQVU9zSXlDaEdzMndBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1sV1ZCWXA5aU1taEI1LzZ0QWdFUWdEdk9ZYXVXbWx3bUk2Z1pxemRMVVUrZFJvQU5EeHA4ZzlTNmMrK3V6TlNpNGlrUVpBUEliTnh4TUl5Z0V3WEMwZ29QRnBadjk5Mjg3MzViWGc9PSIsIkRhdGEiOiJhaDJqL0dDTDBBTDkwVTZhdnBacW1FQmpFK3BFRmhFODA1TUo3UUpyd1RZc0hQUFNwblkzTitRT3dYUzlIOWJnRzA4ekV5N2puWUpweitNbUtJenp2dz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0VrdUdocURpcjBDNys0ai92OWs4cDZBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1qVEQ0cEovVDFBOHpnRG9EQWdFUWdEc2FiSklkempmTnRHYUFLV0JLR1JQcThENnU5VjdOcEdvdCtnUnhSb1NHcGxTSGxzaXZtMm0xbXc5YzVGNlZ6RUtETzdlWEZlWGpndW84M3c9PSIsIkRhdGEiOiJMNkJwQWwvaXEzMVkvUkg2U3ZNN0VhaEM3bGVWa3VzdGx3elFFNndKSCtSQUc0T3hNT2xuNkxGdHZJRkNlYlJoNXllODNBVDUyRnh6b3IyWG9ldHNwdz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0hhUUcwT0tKblBneThGZ0RaMzk0aXFBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1QYm5vWjNqZXFORnBtVkFsQWdFUWdEdW5UY2RjaTNpUlJZK3lzaW1NbHdZN3FJbk9qQ3ptOStFb0xGby9hWllLdTRwSEFtSGNEOEIvV1A0NG1lVkxTL0FiSlNzeU0wU0pXTXd1RlE9PSIsIkRhdGEiOiJBQStWdTJQb3VuSXVqTjVxQXpGN1pOUHlJZXFheU15VWpudE84Rkd2blhRc1RySC9zMkpaek5jaUVCakI4VGdwaW1mWHBaN0NpSnoxbWpsN2lTQUV4UT09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0dsSHZsTG5nelpLclhzdzk2dVdSVE1BQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1aaE9JS3ZWTmc5Zk1GeTdnQWdFUWdEdmNJVm44dUF6ejlSSCtBanhvUlV2L3Zmamc3aUxOQTFRL0cvQXp2VDBmam9TUDhDYlNxRG9NWXR4aXBCRzBsbjliTjBkRkJ5WEpHdklRSEE9PSIsIkRhdGEiOiJBK0VPZ0xaMWx2L0lQNy9HaXJQVlhnd3pUdDRxY0tMbmtPMHVaQTNENjBxc1MwcmVwRzhheERmMURUcUxYOVZHZTNyalV2K3JKM0hIRkxXaEdHWmlVdz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0c4SHlweGc3dnBocU5KNmhNU0FYSExBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1DYzM3c2FYcVEvQkJaUmlMQWdFUWdEdUJJTGI4N0F6SzVybUd5VS9ESEQ1WkdtQmdUSS93WGhQbk9ESDk3emVXVXRuWVNXMEJSd2tRamE1STlNT3k4SFdwWmk2OXJ6UnJzYkdnN3c9PSIsIkRhdGEiOiJuUnZvTlduNndCcTVxSVgxcDFETVJKZUd0dm5TcElTbDBaNXZpOEFZT210eXp5SlJ1aWpkQVFrZTV5QitrYk9keThSazArYitwMmJSMXRvUEJaOXlTUT09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0c4SHlweGc3dnBocU5KNmhNU0FYSExBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1DYzM3c2FYcVEvQkJaUmlMQWdFUWdEdUJJTGI4N0F6SzVybUd5VS9ESEQ1WkdtQmdUSS93WGhQbk9ESDk3emVXVXRuWVNXMEJSd2tRamE1STlNT3k4SFdwWmk2OXJ6UnJzYkdnN3c9PSIsIkRhdGEiOiJuUnZvTlduNndCcTVxSVgxcDFETVJKZUd0dm5TcElTbDBaNXZpOEFZT210eXp5SlJ1aWpkQVFrZTV5QitrYk9keThSazArYitwMmJSMXRvUEJaOXlTUT09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0hsUUQ1R3FoeFJRbXlLV3RXQjNkYUZBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1GSG4vNFJ2SW1PTXNwNDJKQWdFUWdEc3E0SUJWSjk1WXl0ZnBQQ3NmOVNXQ1FaVjRyODhVN1VXeXNwaGFNYlIrMVdHTmpiZEpDdUIzd2hPZS9BamVDOFJnM1ZTWEV1YU5hMWZjZlE9PSIsIkRhdGEiOiJjaUI2T3FPbVJIdzdrQjBrSGdjc3JrMThnN0Y5QnRVY3NaVXdKVmZyellIcDZ6QXJvdnlGU3RLS2lIK1NRbDNWeTJVZHYxTTkzMDVrMWVOV2pmbVZ1dz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0htcHN1QWw0Y0tjSFFzSXNDRTZnR2VBQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1KTkh2QU1pWkdZQnZMSytKQWdFUWdEdUJBcnVoSXR1TEV5UkRHeXBvWWswa29LZEg2N0N6YmFCUThEekpheFdiOWR0bkQxdzJKc3A1bjA3dWxuSFlOajdUekRDdVFhWTJTaFdNRUE9PSIsIkRhdGEiOiI4K0N4bTQrdzlrVVIybnFhNWN6NUdBYlpOUzQzcWsxcGpEY2JDbDNZUW95aTFLYlE1SDdUYXNqelROdkpXenpXcG9HbkJvelZ2ZFF6bW9VMmNWQmlkdz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0VibnA3RDFBZEdPc294eUVBdUhraU9BQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1DN1F1Z3ZiVHdiczRzdnRoQWdFUWdEc0tudW5vdEdidTVhOTFiQW9oenVOUHBXby9PbFc5VjBqM2lmdnVVdTJuWHVJZmxzVUJnVEdHQnlZdng0QUlCZ2dmcFZuQWxtVDRDalZYb2c9PSIsIkRhdGEiOiJsOEYyelo4QkdYMkRGN0ZISUVVNERxVks2Ym12RkVSYjh1bFFocUcxOTBmNFFvZFllK1d2Wk5sYnpWUXVqaXdwRVRnL21LODZqNURhL05OU2ZHa1E3Zz09In0=
https://www.4tier.com/storagerepositorydownload?id=eyJLZXkiOiJBUUlEQUhpdUdrYkdRTHdBVDdTRm9ta21IYkFjTXNXMUR3a0czSFNLbFpHMTZJdjM3d0VibnA3RDFBZEdPc294eUVBdUhraU9BQUFBZmpCOEJna3Foa2lHOXcwQkJ3YWdiekJ0QWdFQU1HZ0dDU3FHU0liM0RRRUhBVEFlQmdsZ2hrZ0JaUU1FQVM0d0VRUU1DN1F1Z3ZiVHdiczRzdnRoQWdFUWdEc0tudW5vdEdidTVhOTFiQW9oenVOUHBXby9PbFc5VjBqM2lmdnVVdTJuWHVJZmxzVUJnVEdHQnlZdng0QUlCZ2dmcFZuQWxtVDRDalZYb2c9PSIsIkRhdGEiOiJsOEYyelo4QkdYMkRGN0ZISUVVNERxVks2Ym12RkVSYjh1bFFocUcxOTBmNFFvZFllK1d2Wk5sYnpWUXVqaXdwRVRnL21LODZqNURhL05OU2ZHa1E3Zz09In0=

152

Item No.2.

WESTCOR

Notice of Privacy Policy
of

Westcor Land Title Insurance Company
Westcor Land Title Insurance Company ("WLTIC") values its customers and is committed to protecting
the privacy of personal information. In keeping with that philosophy, we have developed a Privacy
Policy, set out below, that will ensure the continued protection of your nonpublic personal information
and inform you about the measures WL TIC takes to safeguard that information.

Whois Covered

We provide our Privacy Policy to each customer when they purchase an WLTIC title insurance policy.
Generally, this means that the Privacy Policy is provided to the customer at the closing of the real estate
transaction.

Information Collected

In the normal course of business and to provide the necessary services to our customers, we may obtain
nonpublic personal information directly from the customer, from customer-related transactions, or from
third parties such as our title insurance agents, lenders, appraisers, surveyors or other similar entities.

Accessto Information

Accessto all nonpublic personal information islimited to those employees who have a need to know in
order to perform their jobs. These employees include, but are not limited to, those in departments such as
legal, underwriting, claims administration and accounting.

Information Sharing

Generally, WLTIC does not share nonpublic personal information that it collects with anyone other than
its policy issuing agents as needed to complete the real estate settlement services and issue itstitle
insurance policy as requested by the consumer. WLTIC may share nonpublic personal information as
permitted by law with entities with whom WLTIC has ajoint marketing agreement. Entities with whom
WLTIC has ajoint marketing agreement have agreed to protect the privacy of our customer ’s nonpublic
personal information by utilizing similar precautions and security measures as WL TIC uses to protect
thisinformation and to use the information for lawful purposes. WLTIC, however, may share information
asrequired by law in response to a subpoena, to a government regulatory agency or to prevent fraud.

Information Security

WLTIC, at al times, strives to maintain the confidentiality and integrity of the personal information in its
possession and has instituted measures to guard against its unauthorized access. We maintain physical,
electronic and procedural safeguards in compliance with federal standards to protect that information.

The WLTIC Privacy Poalicy can also be found on WLTIC ’s website at www.witic.com.
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DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338DOCA1B9C6

Item No.2.
CITY OF COLUMBIA FALLS, MONTANA
PETITION TO ANNEX
As the owner of the property(ies) listed below, being a portion of the property to be
annexed, herein described, I hereby petition the City Council of the City of Columbia Falls
to annex the property to the City of Columbia Falls.
Property owned by the Petitioner:
Assessor Number: 0506800
Legal Description: S16, T30 N, R20 W, 12747-A, PARCEL N/A, TR 3F IN SW4NE4 &
SE4NW4
Tract 3F Lot NA Block NA Subdivision NA
Section-Township-Range: S16, T30 N, R20 W
Proposed land use: Residential Housing
Current zoning: CSAG-10
Owner’s Legal Name as recorded on deed: High Country Land & Cattle (MT) LLC
Mailing Address: 4531 N 16" St. Suite 103, Phoenix, AZ 85016-5344
Phone Number:
DocuSigned by:
Owner’s signature: ‘ RLCHORN SU’Q%L Date 7/9/2022 | 2:44 M MST
E4T7FBOG325B4A0...
Owner’s signature: Date
Owner’s signature: Date
Attach:
1.) Deed
2.) Map

3.) Completed Waiver of Protest to Creation of Special Improvement District
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Return to and taxes:

High Country Land & Cattle (MT). LLC
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Item No.2.

4531 N. 16th Street #103
Phoemx, AZ §3016-5344

£ AULA ROBIINSOM FLATHEAD COUNTY MON

Alliance Title
Order No.:206052913

WARRANTY DEED

FOR VALUE RECEIVED

Terry L. Stidham and Norma J. Stidham, as Joint Tenants

the grantor(s), do(es) hereby grant, bargain, sell and convey unto

High Country Land & Cattle (MT), L.L.C., A Montana
Limited Liability Company

whose current address 1s
4531 N. 16th Street #103 Phoenix, AZ 85016-5344

the grantee(s}), the following described premises, in Flathead County, MT, TO WIT:

That portion of the North ¥, Section 16, Township 30 North, Range 20 West, Flathead
County, Montana, deseribed as follows:

Commeneing at the Northeast corner of the Southwest % of the Northeast %; thence
along the East line of the Sonthtwest % of the Northeast ¥4

South 0°07°40” West 668.18 feets thenee

North 82°18°09” West 1589.66 feet to the Point of Beginning: thence retracing

South 82°18°09” East 842.65 feet; thence

Sonth 1°46°43™ West 595.04 feet to a point on the Northerly line of U.S. Highway No. 2,
whieh point is on a 2774.79 foot radius curve concave Northeasterly, having a radial
bearing of

North 10°29°17" East; thenee along the Northerly line ol the Highway the following

courses:

Northwesterly along the curve thru a central angle ol 14°11°36™ 687.38 feet; thence

North 56°58°10”

West 626.25 feet to a point on a 236.50 foot radins curve eoncave Sontheasterly having a
radial bearing of

South 44°35°24” East; thenee

Northeasterly along the curve thru a central angle of 48°34°12” 200.48 feet; thence

North 72°10°40™ East 53.85 feet; thenee

North 3°56°48™ East 60.00 feet; thence

North 75°21°53” West 53.42 feet; thenee

North 89°34°30™ West 101.53 feet; thence

Sonth 71°43°19" West 172.53 fect; thence

South 39°42°53” West 74.91 feet; thenee

North 57°06°17" West 78 feet more or less to the Low Water Mark of Flathead River;
thenee leaving the Northerly line of the Highway,

Northeasterly along the Low Water Mark 547 feet more or less to a point whieh bears

North 57°26°48” West from the Point of Beginning: thence

South 5§7°26°48™ East 74. Feet more or less to the Point ol Beginning.

Shown as Pareel A on Certificate of Survey No. 12747,
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TO HAVE AND TO HOLD the said premises, with theiwr appurtenances unto the said Grantee,
hewrs and assigns forever. And the said Grantor does hereby covenant to and with the said Grantee(s),
that he/she/they  1s/are the owner(s) in fee sumple of said premises: that they are free from all
encumbrances Except: Current Year Taxes, conditions, covenants, restrictions, reservations, easements,
nights and nghts of way, apparent or of record.

And that he/she/they will warrant and defend the same from ail lawful claims whatsoever.

Dated: S-35dos

Item No.2.

RSNy~ ma— ] 0 /N,

Terry L. Stidh Norrka J. Stidhara’

State of Montana }
County of Flathead $

Oun August 23, 2005, before me, a Notary Public in and for said state, personally appeared Terry L.
Stidham and Norma J. Stidham known or identified to me to be the person(s) whose name(s) are
subscribed to the within Instrument and acknowledged to me that he/she/they executed the same.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day

and year m this certificate first above wrnitten.

. -~
i /

L

R Printed Name: Jessica A. Cro
Residing at: Kalispell
Commuission Expires: 9/26/05

LT 7 j

e Uiy, |

:\\\\\\Y,, ACROZ/’%, Wtary Public for the State of Mootapa
o 2 s,

~

Dty

T
e
D

%
A
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LOCATED B/19/05
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EDGE OF WATER
LOCATED 8/19/05

S85'58'36"F
16674 %

RisTnG
BUILDING

A.L.T.A. SURVEY

SE1/ANW1/4 & SW1/4NE1/4 SEC. 16, T30N, R20W, P.M. M.

FLATHEAD COUNTY, MONTANA
FOR

HIGH COUNTRY LAND & CATTLE MT, LLC.

20" WIDE RIGHT OF WAY
y R EXISTING
OF TRAVELLED WAY

SEE DEE]
BOOK 5, PAGE 496

N76'27'26"E
35.29"%

O€ — Of —ee OF = pF

£ND 5/8°
REBAR

OF — 0F — ¢

10' WIDE UNDERGROUND
ELECTRIC EASEMENT
PER DEED §2-248-09570

LEGEND
B ELECTRIC BOX
® ELECTRIC METER % WATER SPIGOT
—— Of— OE~— OVERHFAD ELECTRIC @ WELL
& POWER POLE & MAILBOX
0] TELEPHONE BOX - SiGN
FOUND 5/8" REBAR W/CAP STAMPED #7328S
- 7 UNDERGROUND TELEPHONE @ (UNLESS 'OTHERWISE NOTED)
n SPLIT RAIL FENCE o SET 24"X5/8" REBAR W/PLASTIC CAP
¥ BARBED WIRE FENCE STAMPED 13102LS
. ROCK WALL o COMPUTED POINT
& SEPTIC TANK N/F NOW OR FORMERLY OWNERS
e ~—  EDGE OF PAVEMENT P.O.B. POINT OF BEGINNING
~~~~~~~~~~~~~~~~ EDGE OF GRAVEL
PURPOSE
THIS SURVEY WAS PERFORMED TO VERIFY THE FOLLOWING ITEMS FOR TITLE
INSURANCE PURPOSES ONLY, AS LISTED IN TABLE A - SURVEY SPECIFICATIONS:
1) MONUMENTS PLACED (OR A REFERENCE MONUMENT OR WITNESS TO THE CORNER)
AT ALL MAJOR CORNERS OF THE BOUNDARY OF THE PROPERTY, UNLESS ALREADY
MARKED OR REFERENCED BY AN EXISTING MONUMENT OR WITNESS TO THE CORNER.
(SHOWN HEREON)
2) FLOOD ZONE DESIGNATION (WITH PROPER ANNOTATION BASED ON FEDERAL FLOOD
INSURANCE RATE MAPS OR THE STATE OR LOCAL EQUIVALENT, BY SCALED MAP
LOCATION AND GRAPHIC PLOTTING ONLY). (FLOOD ZONES A4 & C ON COMMUNITY
PANEL #300023 1435 C SEPTEMBER 5, 1884)
3) IDENTIFY AND SHOW IF POSSIBLE, SETBACK, AND FLOOR SPACE ARFA
RESTRICTIONS OF RECORD OR DISCLOSED BY APPLICABLE ZONING OR BUILDING
CODES (IN ADDITION TC THOSE RECORDED IN SUBDIVISION MAPS). iF NONE, SO
STATE. (CITY OF COLUMBIA FALLS ZONING: CSAG—10, SETBACKS: FRONT 30',
SIDES 20', SIDE' CORNER 30, REAR 20', HEIGHT: N/A, PERMITTED LOT
COVERAGE: 20% MAXIMUM)
4) EXTERIOR DIMENSIONS OF ALL BUILDINGS AT GROUND LEVEL. (SHOWN HERFON)
SAM CORDI 5) SUBSTANTIAL, VISIBLE IMPROVEMENTS (IN ADDITION TO BUILDINGS) SUCH AS SIGNS,
PARKING AREAS OR STRUCTURES, SWIMMINC POOLS, ETC. (SHOWN HEREON)

REGISTERED LAND SURVEYOR
974 COLORADO AVE.

P.0. BOX 323

WHITEFISH, MT 53937
PHONE: (406)—862-9977

6) PARKING AREAS AND, IF STRIPED, THE STRIPINC ANO THE TYPE (E.G. HANDICAPPED,
MOTORCYCLE, REGULAR, ETC.) AND NUMBER OF PARKINC SPACES. (NOT APPLICABLE)

7) INDICATION OF ACCESS TO A PUBLIC WAY SUCH AS CURB CUTS AND ORIVEWAYS.
(SHOWN HEREON)

DATE: OCTOBER 6, 2005

N/F
FRANKLIN M. &
GISELA CROSBY
100

22185y 8.
2,18
842 855
R

TRACT 1
12.5640 AC.+

%.ANDS CURRENTLY OWNED BY
TERRY L. & NORMA J. STIDHAM)

PARCEL "A" OF C.0.S. #12747

.

100’

200"

™ ™ e ™ gy S

DESCRIPTION
TRACT %

That portion of the Southeast one—quarter of the Northwest
one—quarter (SE1/4NW1/4) and the Southwest one—quarter of
the Northeast one—quarter (SW1/4NE1/4) of Section Sixteen
(16), Township Thirty North (T30N), Range Twenty West (R20W),
Principal Meridian, Montane, Flatheod County, Montana, more
particularly described as follows:

Beginning at the northeast corner of Parcel "A" of Certificate
of Survey #12747, according to the map or plat thereof on

file at the Office of the Clerk and Recorder of Flathead

County, Montana; thence South0O1°46'08"West 594.92 feet to. the
northerly right of way of U.S. Highway 2, said point aiso being
the beginning of a non—tangent curve concave to the northeast
hoving a radius of 2774.79 feet; thence the following ten (10)
courses and distances along said northerly right of way:
northwesterly 687.40 feet along soid curve through o centrai
angle of 14°11'38", North56'58'10"West 626.21 feet to the
beginning of o non—tangent curve having a radius of 236.50
feet concave to the southeast, northeasterly 200.48 feet glong
said curve through a centrol angle of 48'34'05°,
North72°08'33"East 53.85 feet, North04'02'59"East 59.95 feet;
North75°20"17 "West 53.47 feet, North89'34°38"West 101.81 feet,
South71°43'11"West 172,53 feet, South39°4B'23"West 74.92 feet,
North57°00'24"West 76.01 feet, more or less, to the low water
mark of Flathead River; thence the following seven (7) courses
and distances, more or less, along said low water mark:
North44'25'55"East 77.41 feet, North55'13'54"East 119.29 feet,
North69°37'29"East 36.25 feet, South85'58'36"East 166.14,
SouthB9'35'25"East 56.26 feet, South87°27'44"East 52.10 feet,
North76'27'26"East 35.29 feet, thence South58'05'52"East 73.59
feet, mare or less; thence South82'16'15"East 842.16 feet to
the point of beginning and containing 12.540 acres of land,
gross measure, more or less. Al as shown hereon. .

Subject to ond together with all appurtenant egsements of
record.

N/F

NORTHWESTERN
HOLDINGS, LLC.

Jg"Eso?'w'oa”W 594°52°(M) 595.04° (R}
RING)
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8) LOCATION OF UTILITIES EXISTING ON OR SERVING THE SURVEYED PROPERTY AS
DETERMINED BY OBSERVED EVIDENCE.
—RAILROAD TRACKS AND SIDINGS; (NOT APPLICABLE)
—MANHOLES, CATCH BASINS, VALVE VAULTS OR OTHER SURFACE INDICATIONS

OF SUBTERRANEAN USES; (NOT APPLICABLE)

~WIRES AND CABLES (INCLUDING THEIR FUNCTION) CROSSING THE SURVEYED
PREMISES, ALL POLES ON OR WITHIN TEN FEET OF THE SURVEYED PREMISES,
AND THE DIMENSIONS Of ALL CROSSWIRES OR OVERHANGS AFFECTING THE

SURVEYED PREMISES; AND (SHOWN HEREON)
~UTILITY COMPANY INSTALLATIONS ON THE SURVEYED PREMISES. (SHOWN HEREON)

9) NAMES OF ADJOINING OWNERS OF PLATTED LANDS. (SHOWN HEREON)
10) SIGNIFICANT OBSERVATIONS NOT OTHERWISE DISCLOSED. (NONE)

11) TRACT 1 IS SUBJECT TO AND TOGETHER WITH ANY EASEMENT OF RECORD NOT
SHOWN HEREON.

12) EASEMENT FOR A GAS PIPE LINE AND MAINTENANCE THEREOF GRANTED TO THE
MONTANA POWER COMPANY BY LULU E, ROGERS RECORDED FEBRUARY 2, 1966 IN
BOOK 477, PAGE 434, RECORDS OF FLATHEAD COUNTY, MONTANA, AS SHOWN ON
THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B — SECTION 2, SPECIAL
EXCEPTIONS [TEM #4 FROM COVERAGE CANNOT BE LOCATED ON THE CROUNO BY
THE MONTANA POWER COMPANY AND IS NOT PLOTABLE BY THIS FIRM.

13) EASEMENT FOR AN UNDERCROUND ELECTRIC DISTRIBUTION LINE AND MAINTENANCE
THEREOF CRANTED TO PACIFICORP BY TERRY L. AND NORMA J. STIDHAM RECORDED
SEPTEMBER 4, 1992 IN DOC. #92-248-09470, RECORDS OF FLATHEAO COUNTY,
MONTANA, AS SHOWN ON THE COMMITMENT FOR TITLE INSURANCE, SCHEDULE B —
SECTION 2, SPECIAL EXCEPTIONS ITEM #5 FROM COVERAGE. (SHOWN HEREON)

FND 27 MOOH ALUMINUM CaAP

U.S. HIGHWAY 2

COLUMBIA
FALLS

NUCLEUS AVENUE /

£TH_AVENUE WEST

- PROJECT
i LOCATION

VICINITY MAP
NOT TO SCALE

E OF SURVEYOR

CERTI

RVEVOR REG.NG. 54285 59

ATE OF MONTANA ‘f ,
County of Flathead SS

Filed on the / 2 day Ofdd?
A,B?M_'a( l :ﬁ[ o' clock EM.
o Fvbuwso—’

RK AND RECORDER

BY:
DEPUTY .

INSTRUMENT REC. NO. S2USZZ0/3% D

CERTIFICATE OF SURVEY NO./ (0557

JUTZI_5—-61_AlLTA.dwg
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Item No.2.

WAIVER OF PROTEST TO ANNEXATION AND WAIVER OF PROTEST TO CREATION
OF SPECIAL IMPROVEMENT DISTRICTS

We, the undersigned,_MANALEn— OF Llpak Civwrwy Larwd < QATreE

CHT) e , for good and
valuabl consideration, the receipt and sufficiency of which is hereby acknowledged, hereby waive
any and all rights which we may have to protest, disapprove or object to any annexation
preceedings initiated by, for or on behalf of the CITY OF COLUMBIA FALLS, Flathead County,
Montana, to incorporate within its boundaries the following described real property, owned by us
and situated in Flathead County, Montana, to-wit:

§16, T30 N, R20 W, 12747-A. PARCEL N/A, TR 3F IN SW4NE4 & SE4NW4

We do further waive any.and all rights which we may have, by law or otherwise, inciuding
under the provisions of Title 7, Chapter 12, M.C.A, to,protest, disapprove or object to the extent
or creation of any special improvement district (SID). for construction, reconstruction or
improvements of public infrastructtire, or any wark proposed to be. performed within any such
SID. Owner signing below is not required to, construct ariy special improvement district improvements.

We do further agree that: this Waiver shall be a covenant to run with, to and be binding
upon the title of the real property and-shall be binding upon ourselves, our heirs, assigns, or
successors in interest, and to any and all subsequent purchasers, -holders or owners of the above
described real property.

IN WITNESS WHEREOF, | have hereunto set my hand and seal this day

Dated 7%/ 2

Owner{s) signature Richard J.AJutzi
Manager, Migh Codntry Land & Cattle (MT), LLC

Dated

Owner(s) signature

A RO
STATEQ TANA )
s
County o ead )
Fkoen o Dl
This instrument wag acknowledged before me on %“f& by B &
~ade .

—
[}
Notary Public for the State of [ir\‘ ’bog?
Residing at 16/ & bori> s A5 5323
My Commission Expires f@ Kle 67 20373

(Name of Owners)

IRAKOZE DALY
Notary Public - Arizana
Maricopa County

Commission ¥ 563642
Wy Comm, Expires Jun 9, 2023
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ARIZONA NOTARY ACKNOWLEDGEMENT

State of Arizona )

County of Maricopa )

On this { ld’day of UM , 20 22 before me personally appeared
. Vi
&(‘_aww[ o "gui— ) (name of signer), whose identity was proved to me on

the basis of satisfactory evidence to be the person whose name is subscribed to this document,

and who acknowledged that he/she signed the above/attached document

-*"" D IRAKOZE DALY
! X otary Public - Arfzona
(Seal) % Maricopa County

Coemmission # 563642
My Comm. Expires Jun 9, 2023

Notary Public

I

My Commission Expires: %’UV\L [ Cf 2025

- 258 -




DocuSign Envelope ID: 9BFE1ACF-095D-4CBF-9885-F384BB5D9EE2

Item No.2.

CITY OF COLUMBIA FALLS, MONTANA
PETITION TO ANNEX

As the owner of the property(ies) listed below, being a portion of the property to be
annexed, herein described, I hereby petition the City Council of the City of Columbia Falls
to annex the property to the City of Columbia Falls.

Property owned by the Petitioner:

Assessor Number: 0000424

Legal Description: S16, T30 N, R20 W, 16981, PARCEL N/A, TR 3FB IN SW4NE4 &
SE4NW4 (attach legal description if metes and bounds)

Tract 3FB Lot NA Block NA Subdivision NA

Section-Township-Range: S16, T30 N, R20 W

Proposed land use: Residential Housing

Current zoning: CSAG-5

Owner’s Legal Name as recorded on deed: Twin Peaks Farms LLC

Mailing Address: 2098 W Champagne Ct, Eagle, ID 83616

Phone Number: (208) 890-6669

DocuSigned by:

Owner’s signature: | Ko 'Wul(ﬂ«w/ Date®/30/2022 | 1:37 PM cDT
95B0B307ESBE440...

Owner’s signature: Date

Owner’s signature: Date

Attach:

1.) Deed

2.) Map

3.) Completed Waiver of Protest to Creation of Special Improvement District
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Item No.2.

Return to and taxes: 2005245 / /

Twin Peak Farms L1.C
3294 S Eagle Rd RECORDED 8y,
Fagle. I 83616 SATE. Q-2-055 IME

$_Id- paces Z 8y %

. AULA ROBINSON FLATHEAN COUNTY MONTANA

Alliance Title
Order No.:206053378

** Re-recording to fix Grantees Name **

WARRANTY DEED

FOR VALUE RECEIVED

Northwestern Holdings, LLC

the grantor(s), do(es) hereby grant, bargain, sell and convey unto

Twim Perak Farms;+1€ Tvin Peaks Farms LLC

whose current address is
3294 S Eagle Rd Eagle. ID 83616

the grantee(s), the following descnibed premises, in Flathead County, MT, TO WIT:

That portion of the Southwest % Northeast Vi, Section 16, Township 30 North, Range 20
West, P.M.M,, Flathead County, Montana, described as follows:

Commencing at the Northeast corner of the Southwest % Northeast %4; thence along the
East line of the Southwest ¥ Northcast %

South 0°07°40” West a distance of 668.18 feet to the Point of Beginning; thence continuing
along the East line

South 0°07°40" West a distance of 539.34 feet to the Northerly line of U.S. Highway No. 2,
thence along the Northerly line of the Highway

South 89°35°11” West a distance of 231.22 feet to a peint on a 2774.79 foot radins curve
concave Northeasterly having a radial bearing of

North 0°26°08” West and Westerly along the curve thru a central angle of 10°55°35” a
distance of 529.16 feet: thence

North 1°46°43” East a distance of 595.04 feet; thence

South 82°18°09” East a distance of 747.01 feet to the Point of Beginning.

Shown as Parcel B of Certificate of Survey No. 12747.

TO HAVE AND TO HOLD the said premises, with their appurtenances unto the said Grantee,
heirs and assigns forever. And the said Grantor does hereby covenant to and with the said Grantee(s),
that he/she/they  is/are the owner(s) in fee simple of said premises; that they are free from all
encumbrances Except: Current Year Taxes, conditions, covenants, restrictions, reservations, easements,
rights and rights of way, apparent or of record.

" And that he/she/they will warrant and defend the same from all lawful claims whatsoever.

L=14
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State of Montana

2005320 VLooMD

2005245 //570

County of Flathead }

On this 2™ day of September , in the year 2005 before me, a Notary Public in and for said state,

personally appeared Deborah R. Willis and Delia Young known or identified to me to be the Managing
Members in the Limited Liability Company known as Northwestern Holdings, LL.C who executed the

foregoing instrument, and acknowledged to me that she executed the same in said LLC name.

N WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the day and year in
At

this certificate first above written.,

I,

i iy
S LAY
sw; % gl
£ f NOTARIAL VG
Bxi SEAV
LY Py

s, ZAR

% }“"o.. ..-".' N
Qirs

AT

Notary Public for the State of
Printed Name: Jessica A. Croft
Residing at: Kalispell

Commuission Expires: 9/26/05

Item No.2.

- 261 -




|
|

By: MONTANA IMPPING ASSOCIATES, Inc.

For: Ron Mayhelw "

OWner: Twin Peak Forms LLC
Date: September, 2005
File name: H-\ SURVEYS\MA YHEW\IOAC\RETRACE dwg
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e NE /16
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WAIVER OF PROTEST TO ANNEXATION AND WAIVER OF PROTEST TO CREATION
OF SPECIAL IMPROVEMENT DISTRICTS

We, the undersigned /(au.u/d E Muy&l%, MNewses W raye

tasrin Jeoglee Forame fil. , for good and
valuable consideration, the receipt and sufficiency of which is hereby acknowledged, hereby waive
any and all rights which we may have to protest, disapprove or object to any annexation
proceedings initiated by, for or on behalf of the CITY OF COLUMBIA FALLS, Flathead County,
Montana, to incorporate within its boundaries the following described real property, owned by us
and situated in Flathead County, Montana, to-wit:

S16. T30 N, R20 W, 12747-A. PARCEL N/A, TR 3FB IN SW4NE4 & SEANW4

We do further waive any and all rights which we may have, by law or otherwise, including
under the provisions of Title 7, Chapter 12, M.C.A, to %)mt, disapprove or object to the extent
or creation of any special improvement district (SID) for construction, reconstruction or
ismprovemems of public infrastructure, or any work proposed to be performed within any such

1D.

We do further agree that: this Waiver shall be a covenant to run with, to and be binding
upon the title of the real property and shall be binding upon ourselves, our heirs, assigns, or
successors in interest, and to any and all subsequent purchasers, holders or owners of the above
described real property.

IN WITNESS WHEREOQF, I have hereunto set my hand and seal this day

.EPLW«&C £ /LMW pated ©-30-~202 17

Ty T Weatis ! Farons y L&l

Dated

Owner(s) signature

STATEOFMONTANA )
.88
County of Flathead )

Thig instrument was acknowledged before me on M, 2ol by
RoPqe ALY S b .

(Name of Oymnexs)

e P

Notary Public for the State of T 445 ]
E&agg 7

Item No.2.

Residing at ’M%A;QVWJC
My Commission Expires {26/ 2/ /7
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United States
Department of
Agriculture

NRCS

Natural
Resources
Conservation
Service

A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants

O | I I O I I C 00 ft

1
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Custom Soil Resource

Report for
Upper Flathead

Valley Area,
Montana
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Preface

Soil surveys contain information that affects land use planning in survey areas.
They highlight soil limitations that affect various land uses and provide information
about the properties of the soils in the survey areas. Soil surveys are designed for
many different users, including farmers, ranchers, foresters, agronomists, urban
planners, community officials, engineers, developers, builders, and home buyers.
Also, conservationists, teachers, students, and specialists in recreation, waste
disposal, and pollution control can use the surveys to help them understand,
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose
special restrictions on land use or land treatment. Soil surveys identify soil
properties that are used in making various land use or land treatment decisions.
The information is intended to help the land users identify and reduce the effects of
soil limitations on various land uses. The landowner or user is responsible for
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area
planning, onsite investigation is needed to supplement this information in some
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering
applications. For more detailed information, contact your local USDA Service Center
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are
seasonally wet or subject to flooding. Some are too unstable to be used as a
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as
septic tank absorption fields. A high water table makes a soil poorly suited to
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States
Department of Agriculture and other Federal agencies, State agencies including the
Agricultural Experiment Stations, and local agencies. The Natural Resources
Conservation Service (NRCS) has leadership for the Federal part of the National
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its
programs and activities on the basis of race, color, national origin, age, disability,
and where applicable, sex, marital status, familial status, parental status, religion,
sexual orientation, genetic information, political beliefs, reprisal, or because all or a
part of an individual's income is derived from any public assistance program. (Not
all prohibited bases apply to all programs.) Persons with disabilities who require
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alternative means for communication of program information (Braille, large print,
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity
provider and employer.

Item No.2.

- 267 -




Contents

Preface....... ..o e aa e e 2
How Soil Surveys Are Made...............ccoooooiiiiiiiieeeee e 5
SOOI IMAP.....oeeeeeei e aaaae s 8
Lo T 1Y =T o TSP PPPPRPTN 9
=Y o =Y o o PP PPURRRR 10
Map UNit LEGENG..... ..o e e e e e e e e e e e e e e e e e e e eeeeeanranes 1"
Map Unit DESCIIPLIONS........ciiiiiiiiieirre e 1"
Upper Flathead Valley Area, Montana..............cccoooviviiiiiiiiiiiicceee e 14
Aa—-Alluvial land, poorly drained..............cccooiiiiiiiiiiier e, 14
Bb—Banks very fine sandy loam, 0 to 4 percent slopes...........cccccvvveeeeen.... 15
Ca—Chamokane soils, 0 to 3 percent SIopes........cccccveeeeeeiiiciciiiiiieeeeeeee, 16
Cd—-Corvallis silty clay loam, 0 to 3 percent slopes..........ccccceeeveeeeeiiiiiicnnn, 18
Kzd—Kiwanis fine sandy loam, 0 to 4 percent slopes..............ccceeecuvrrinneeen. 19
Kzg—Kiwanis-Birch fine sandy loams, 0 to 5 percent slopes..................... 20
Mg—NMires gravelly loam, 0 to 3 percent slopes........ccccceeeeveiiiiiiiiiiiiiiieeenns 22
Mn—Mires loam, 0 to 3 percent SIOPES.........ccovviiiiiiiiiiiiicre e 23
Mr—MountainoUs [aNd............cooiiiiiiiiii e 24
Sr—Swims silty clay loam, 0 to 4 percent SIOpPES...........cccoevcuviriiiiiieeeeeennn. 25

W WatEr . e 27
REFEIENCES.......oo oot e e e et e e e s snnaeee s 28

Q

Item No.2.

- 268 -




How Soil Surveys Are Made

Soil surveys are made to provide information about the soils and miscellaneous
areas in a specific area. They include a description of the soils and miscellaneous
areas and their location on the landscape and tables that show soil properties and
limitations affecting various uses. Soil scientists observed the steepness, length,
and shape of the slopes; the general pattern of drainage; the kinds of crops and
native plants; and the kinds of bedrock. They observed and described many soil
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The
profile extends from the surface down into the unconsolidated material in which the
soil formed or from the surface down to bedrock. The unconsolidated material is
devoid of roots and other living organisms and has not been changed by other
biological activity.

Currently, soils are mapped according to the boundaries of major land resource
areas (MLRAs). MLRAs are geographically associated land resource units that

share common characteristics related to physiography, geology, climate, water

resources, soils, biological resources, and land uses (USDA, 2006). Soil survey
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that
is related to the geology, landforms, relief, climate, and natural vegetation of the
area. Each kind of soil and miscellaneous area is associated with a particular kind
of landform or with a segment of the landform. By observing the soils and
miscellaneous areas in the survey area and relating their position to specific
segments of the landform, a soil scientist develops a concept, or model, of how they
were formed. Thus, during mapping, this model enables the soil scientist to predict
with a considerable degree of accuracy the kind of soil or miscellaneous area at a
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their
characteristics gradually change. To construct an accurate soil map, however, soil
scientists must determine the boundaries between the soils. They can observe only
a limited number of soil profiles. Nevertheless, these observations, supplemented
by an understanding of the soil-vegetation-landscape relationship, are sufficient to
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock
fragments, distribution of plant roots, reaction, and other features that enable them
to identify soils. After describing the soils in the survey area and determining their
properties, the soil scientists assigned the soils to taxonomic classes (units).
Taxonomic classes are concepts. Each taxonomic class has a set of soll
characteristics with precisely defined limits. The classes are used as a basis for
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic
classification used in the United States, is based mainly on the kind and character
of soil properties and the arrangement of horizons within the profile. After the soil
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scientists classified and named the soils in the survey area, they compared the
individual soils with similar soils in the same taxonomic class in other areas so that
they could confirm data and assemble additional data based on experience and
research.

The objective of soil mapping is not to delineate pure map unit components; the
objective is to separate the landscape into landforms or landform segments that
have similar use and management requirements. Each map unit is defined by a
unique combination of soil components and/or miscellaneous areas in predictable
proportions. Some components may be highly contrasting to the other components
of the map unit. The presence of minor components in a map unit in no way
diminishes the usefulness or accuracy of the data. The delineation of such
landforms and landform segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, onsite
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map.
The frequency of observation is dependent upon several factors, including scale of
mapping, intensity of mapping, design of map units, complexity of the landscape,
and experience of the soil scientist. Observations are made to test and refine the
soil-landscape model and predictions and to verify the classification of the soils at
specific locations. Once the soil-landscape model is refined, a significantly smaller
number of measurements of individual soil properties are made and recorded.
These measurements may include field measurements, such as those for color,
depth to bedrock, and texture, and laboratory measurements, such as those for
content of sand, silt, clay, salt, and other components. Properties of each soll
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of
characteristics for the components. The aggregated values are presented. Direct
measurements do not exist for every property presented for every map unit
component. Values for some properties are estimated from combinations of other
properties.

While a soil survey is in progress, samples of some of the soils in the area generally
are collected for laboratory analyses and for engineering tests. Soil scientists
interpret the data from these analyses and tests as well as the field-observed
characteristics and the soil properties to determine the expected behavior of the
soils under different uses. Interpretations for all of the soils are field tested through
observation of the soils in different uses and under different levels of management.
Some interpretations are modified to fit local conditions, and some new
interpretations are developed to meet local needs. Data are assembled from other
sources, such as research information, production records, and field experience of
specialists. For example, data on crop yields under defined levels of management
are assembled from farm records and from field or plot experiments on the same
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on
such variables as climate and biological activity. Soil conditions are predictable over
long periods of time, but they are not predictable from year to year. For example,
soil scientists can predict with a fairly high degree of accuracy that a given soil will
have a high water table within certain depths in most years, but they cannot predict
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the
survey area, they drew the boundaries of these bodies on aerial photographs and
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identified each as a specific map unit. Aerial photographs show trees, buildings,
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map

The soil map section includes the soil map for the defined area of interest, a list of
soil map units on the map and extent of each map unit, and cartographic symbols
displayed on the map. Also presented are various metadata about data used to
produce the map, and a description of each soil map unit.
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MAP INFORMATION

The soil surveys that comprise your AOI were mapped at
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of soil
line placement. The maps do not show the small areas of
contrasting soils that could have been shown at a more detailed
scale.

Please rely on the bar scale on each map sheet for map
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL:
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator
projection, which preserves direction and shape but distorts
distance and area. A projection that preserves area, such as the
Albers equal-area conic projection, should be used if more
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as
of the version date(s) listed below.

Soil Survey Area: Upper Flathead Valley Area, Montana
Survey Area Data: Version 17, Sep 2, 2021

Soil map units are labeled (as space allows) for map scales
1:50,000 or larger.

Date(s) aerial images were photographed: Aug 27, 2014—Nov
2,2016

The orthophoto or other base map on which the soil lines were
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor
shifting of map unit boundaries may be evident.
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Map Unit Legend
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
Aa Alluvial land, poorly drained 7.4 8.8%
Bb Banks very fine sandy loam, 0 0.9 1.1%
to 4 percent slopes
Ca Chamokane soils, 0 to 3 445 52.8%
percent slopes
Cd Corvallis silty clay loam, 0 to 3 5.5 6.5%
percent slopes
Kzd Kiwanis fine sandy loam, 0 to 4 0.0 0.0%
percent slopes
Kzg Kiwanis-Birch fine sandy loams, 3.6 4.3%
0 to 5 percent slopes
Mg Mires gravelly loam, 0 to 3 3.0 3.6%
percent slopes
Mn Mires loam, 0 to 3 percent 7.4 8.8%
slopes
Mr Mountainous land 3.5 4.2%
Sr Swims silty clay loam, 0 to 4 5.5 6.5%
percent slopes
w Water 2.9 3.5%
Totals for Area of Interest 84.3 100.0%
Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the
soils or miscellaneous areas in the survey area. The map unit descriptions, along
with the maps, can be used to determine the composition and properties of a unit.
A map unit delineation on a soil map represents an area dominated by one or more
major kinds of soil or miscellaneous areas. A map unit is identified and named
according to the taxonomic classification of the dominant soils. Within a taxonomic
class there are precisely defined limits for the properties of the soils. On the
landscape, however, the soils are natural phenomena, and they have the
characteristic variability of all natural phenomena. Thus, the range of some
observed properties may extend beyond the limits defined for a taxonomic class.
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without
including areas of other taxonomic classes. Consequently, every map unit is made
up of the soils or miscellaneous areas for which it is named and some minor
components that belong to taxonomic classes other than those of the major soils.
Most minor soils have properties similar to those of the dominant soil or soils in the
map unit, and thus they do not affect use and management. These are called
noncontrasting, or similar, components. They may or may not be mentioned in a
particular map unit description. Other minor components, however, have properties
11 - 275 -
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and behavioral characteristics divergent enough to affect use or to require different
management. These are called contrasting, or dissimilar, components. They
generally are in small areas and could not be mapped separately because of the
scale used. Some small areas of strongly contrasting soils or miscellaneous areas
are identified by a special symbol on the maps. If included in the database for a
given area, the contrasting minor components are identified in the map unit
descriptions along with some characteristics of each. A few areas of minor
components may not have been observed, and consequently they are not
mentioned in the descriptions, especially where the pattern was so complex that it
was impractical to make enough observations to identify all the soils and
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the
usefulness or accuracy of the data. The objective of mapping is not to delineate
pure taxonomic classes but rather to separate the landscape into landforms or
landform segments that have similar use and management requirements. The
delineation of such segments on the map provides sufficient information for the
development of resource plans. If intensive use of small areas is planned, however,
onsite investigation is needed to define and locate the soils and miscellaneous
areas.

An identifying symbol precedes the map unit name in the map unit descriptions.
Each description includes general facts about the unit and gives important soil
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for
differences in texture of the surface layer, all the soils of a series have major
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness,
salinity, degree of erosion, and other characteristics that affect their use. On the
basis of such differences, a soil series is divided into soil phases. Most of the areas
shown on the detailed soil maps are phases of soil series. The name of a soil phase
commonly indicates a feature that affects use or management. For example, Alpha
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas.
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate
pattern or in such small areas that they cannot be shown separately on the maps.
The pattern and proportion of the soils or miscellaneous areas are somewhat similar
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or
miscellaneous areas that are shown as one unit on the maps. Because of present
or anticipated uses of the map units in the survey area, it was not considered
practical or necessary to map the soils or miscellaneous areas separately. The
pattern and relative proportion of the soils or miscellaneous areas are somewhat
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas
that could be mapped individually but are mapped as one unit because similar
interpretations can be made for use and management. The pattern and proportion
of the soils or miscellaneous areas in a mapped area are not uniform. An area can
be made up of only one of the major soils or miscellaneous areas, or it can be made
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.
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Some surveys include miscellaneous areas. Such areas have little or no soil
material and support little or no vegetation. Rock outcrop is an example.

13
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Upper Flathead Valley Area, Montana

Aa—-Alluvial land, poorly drained

Map Unit Setting
National map unit symbol: 4vnl
Elevation: 2,000 to 4,800 feet
Mean annual precipitation: 16 to 19 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 90 to 120 days
Farmland classification: Not prime farmland

Map Unit Composition
Alluvial land and similar soils: 75 percent
Minor components: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Alluvial Land

Typical profile
H2 - 20 to 50 inches: stratified gravelly sandy loam to silty clay loam
H3 - 50 to 60 inches: stratified gravelly loamy sand to coarse sandy loam

Properties and qualities
Slope: 0 to 4 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: About 18 to 36 inches
Frequency of flooding: FrequentNone
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): 5w
Land capability classification (nonirrigated): 5w
Hydrologic Soil Group: C
Ecological site: R044AP801MT - BOTTOMLAND ESG 44A LRU P
Hydric soil rating: No

Minor Components

Poorly drained soils
Percent of map unit: 25 percent
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes
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Bb—Banks very fine sandy loam, 0 to 4 percent slopes

Map Unit Setting
National map unit symbol: 4vnp
Elevation: 1,600 to 2,100 feet
Mean annual precipitation: 13 to 18 inches
Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 110 to 135 days
Farmland classification: Not prime farmland

Map Unit Composition
Banks and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Banks

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy alluvium

Typical profile
A - 0to 3inches: loamy fine sand
C - 3to 60 inches: loamy fine sand

Properties and qualities
Slope: 0 to 4 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High to very high (5.95
to 19.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: FrequentNone
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Maximum salinity: Nonsaline to slightly saline (0.0 to 4.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Low (about 4.8 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: A
Ecological site: R044AP801MT - BOTTOMLAND ESG 44A LRU P
Hydric soil rating: No
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Minor Components

Somewhat poorly drained soils
Percent of map unit: 10 percent
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

Ca—Chamokane soils, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 4vp7
Elevation: 2,890 to 3,030 feet
Mean annual precipitation: 15 to 19 inches
Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 90 to 120 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Chamokane and similar soils: 50 percent
Chamokane and similar soils: 40 percent
Minor components: 10 percent

Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Chamokane

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy alluvium

Typical profile
A -0to 7 inches: fine sandy loam
C1-7to 24 inches: fine sandy loam
2C2 - 24 to 60 inches: gravelly sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)
Depth to water table: About 24 to 48 inches
Frequency of flooding: OccasionalNone
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 6.1 inches)
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Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: B
Ecological site: R044AP801MT - BOTTOMLAND ESG 44ALRU P
Hydric soil rating: No

Description of Chamokane

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy alluvium

Typical profile
A -0to 7 inches: loam
C1-7to 24 inches: fine sandy loam
2C2 - 24 to 60 inches: gravelly sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained

2
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Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high

(0.57 to 1.98 in/hr)
Depth to water table: About 24 to 48 inches
Frequency of flooding: OccasionalNone
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 6.4 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4w
Hydrologic Soil Group: C
Ecological site: R044AP801MT - BOTTOMLAND ESG 44ALRU P
Hydric soil rating: No

Minor Components

Somewhat poorly drained soils
Percent of map unit: 10 percent
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes
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Cd—Corvallis silty clay loam, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 4vpb
Elevation: 1,900 to 6,000 feet
Mean annual precipitation: 10 to 14 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 90 to 135 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Corvallis and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Corvallis

Setting
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Silty alluvium

Typical profile
A - 0to 8inches: silty clay loam
AC - 8to 11 inches: silty clay loam
C - 11 to 60 inches: stratified loam to clay loam

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat poorly drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20
to 0.57 in/hr)
Depth to water table: About 36 to 60 inches
Frequency of flooding: OccasionalNone
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 3.5 mmhos/cm)
Available water supply, 0 to 60 inches: High (about 10.1 inches)

Interpretive groups
Land capability classification (irrigated): 3w
Land capability classification (nonirrigated): 3w
Hydrologic Soil Group: C
Ecological site: R044AP801MT - BOTTOMLAND ESG 44A LRU P
Hydric soil rating: No
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Minor Components

Somewhat poorly drained soils
Percent of map unit: 10 percent
Landform: Flood plains
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

Kzd—Kiwanis fine sandy loam, 0 to 4 percent slopes

Map Unit Setting
National map unit symbol: 4vr3
Elevation: 3,000 to 5,000 feet
Mean annual precipitation: 12 to 17 inches
Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 90 to 130 days
Farmland classification: Prime farmland if irrigated

Map Unit Composition
Kiwanis and similar soils: 90 percent
Minor components: 10 percent

Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Kiwanis

Setting
Landform: Stream terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Typical profile
A -0to 9inches: fine sandy loam
C1-9to 39 inches: fine sandy loam
2C2 - 39 to 70 inches: very gravelly sand

Properties and qualities
Slope: 0 to 4 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: RareNone
Frequency of ponding: None
Calcium carbonate, maximum content: 10 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 6.5 inches)
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Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: A
Ecological site: R044AP801MT - BOTTOMLAND ESG 44A LRU P
Hydric soil rating: No

Minor Components

Nonhydric
Percent of map unit: 10 percent
Hydric soil rating: No

Kzg—Kiwanis-Birch fine sandy loams, 0 to 5 percent slopes

Map Unit Setting
National map unit symbol: 4vr6
Elevation: 2,400 to 5,000 feet
Mean annual precipitation: 12 to 25 inches
Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 90 to 130 days
Farmland classification: Not prime farmland

Map Unit Composition
Kiwanis and similar soils: 45 percent
Birch and similar soils: 40 percent
Minor components: 15 percent

Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Kiwanis

Setting
Landform: Stream terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Typical profile
A -0to 9inches: fine sandy loam
C1-9to 39 inches: fine sandy loam
2C2 - 39 to 70 inches: very gravelly sand

Properties and qualities
Slope: 0 to 5 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
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Frequency of ponding: None

Calcium carbonate, maximum content: 10 percent

Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 6.5 inches)

Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: A
Ecological site: R044AP808MT - UPLAND GRASSLAND ESG 44A LRU P
Hydric soil rating: No

Description of Birch

Setting
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Sandy and gravelly alluvium

Typical profile
Oi - 0 to 2 inches: slightly decomposed plant material
E - 2to 8inches: fine sandy loam
Bw - 8 to 16 inches: fine sandy loam
2C1 - 16 to 24 inches: very gravelly loamy sand
2C2 - 24 to 60 inches: extremely gravelly loamy sand

Properties and qualities
Slope: 0 to 5 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Excessively drained
Capacity of the most limiting layer to transmit water (Ksat): High (1.98 to 5.95
in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Available water supply, 0 to 60 inches: Low (about 3.6 inches)

Interpretive groups
Land capability classification (irrigated): 4s
Land capability classification (nonirrigated): 6s
Hydrologic Soil Group: A
Ecological site: R044AP808MT - UPLAND GRASSLAND ESG 44A LRU P
Hydric soil rating: No

Minor Components

Nonhydric
Percent of map unit: 15 percent
Hydric soil rating: No
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Mg—NMires gravelly loam, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 4vrl
Elevation: 2,900 to 5,600 feet
Mean annual precipitation: 17 to 25 inches
Mean annual air temperature: 43 to 45 degrees F
Frost-free period: 70 to 105 days
Farmland classification: Not prime farmland

Map Unit Composition
Mires and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Mires

Setting
Landform: Terraces, outwash fans
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Outwash

Typical profile
A - 0to 8inches: gravelly loam
Bw - 8 to 18 inches: very gravelly loam
2C - 18 to 60 inches: very gravelly loamy sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 10 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 3.3 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: B
Ecological site: R044AP808MT - UPLAND GRASSLAND ESG 44A LRU P
Hydric soil rating: No
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Minor Components

Nonhydric
Percent of map unit: 15 percent
Hydric soil rating: No

Mn—Mires loam, 0 to 3 percent slopes

Map Unit Setting
National map unit symbol: 4vrq
Elevation: 2,600 to 3,400 feet
Mean annual precipitation: 15 to 19 inches
Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 100 to 120 days
Farmland classification: Farmland of statewide importance

Map Unit Composition
Mires and similar soils: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Mires

Setting
Landform: Terraces, outwash fans
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Outwash

Typical profile
A -0to 14 inches: loam
Bw - 14 to 18 inches: very gravelly loam
2C - 18 to 60 inches: very gravelly loamy sand

Properties and qualities
Slope: 0 to 3 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 10 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Low (about 4.5 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
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Hydrologic Soil Group: B
Ecological site: RO44AP808MT - UPLAND GRASSLAND ESG 44A LRU P
Hydric soil rating: No

Minor Components

Nonhydric
Percent of map unit: 15 percent
Hydric soil rating: No

Mr—Mountainous land

Map Unit Setting
National map unit symbol: 4vrt
Elevation: 2,000 to 4,640 feet
Mean annual precipitation: 15 to 30 inches
Mean annual air temperature: 37 to 45 degrees F
Frost-free period: 90 to 130 days
Farmland classification: Not prime farmland

Map Unit Composition
Mountainous land and similar soils: 35 percent
Whitefish and similar soils: 25 percent
Rock outcrop: 25 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Mountainous Land

Typical profile
H2 - 5to 18 inches: loam
H3 - 18 to 26 inches: gravelly silt loam
H4 - 26 to 60 inches: gravelly loam

Properties and qualities
Slope: 30 to 70 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 10 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 7.7 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: B
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Ecological site: FO43AP911MT - UPLAND WARM WOODLAND ESG 43A LRU P
Hydric soil rating: No

Description of Whitefish

Setting
Landform: Moraines
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Glacial till

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
E - 1 to 9 inches: cobbly silt loam
E/Bt - 9 to 14 inches: gravelly silt loam
Bt - 14 to 20 inches: gravelly clay loam
Bk - 20 to 33 inches: gravelly silt loam
C - 33 to 60 inches: gravelly silt loam

Properties and qualities
Slope: 30 to 70 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20
to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 15 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water supply, 0 to 60 inches: Moderate (about 8.3 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Ecological site: FO43AP911MT - UPLAND WARM WOODLAND ESG 43A LRU P
Hydric soil rating: No

Minor Components

Nonhydric
Percent of map unit: 15 percent
Hydric soil rating: No

Sr—Swims silty clay loam, 0 to 4 percent slopes

Map Unit Setting
National map unit symbol: 4vsr
Elevation: 2,600 to 3,400 feet
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Mean annual precipitation: 15 to 18 inches

Mean annual air temperature: 39 to 45 degrees F
Frost-free period: 100 to 120 days

Farmland classification: Prime farmland if irrigated

Map Unit Composition

Swims and similar soils: 90 percent
Minor components: 10 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Swims

Setting
Landform: Terraces
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Alluvium

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
E - 1 to 5inches: silty clay loam
Bw - 5to 12 inches: silty clay loam
Bk - 12 to 26 inches: silt loam
C1- 26 to 55 inches: stratified very fine sandy loam to silty clay loam
2C2 - 55 to 60 inches: loamy fine sand

Properties and qualities
Slope: 0 to 4 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high
(0.20 to 5.95 in/hr)
Depth to water table: About 48 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 15 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 3.0 mmhos/cm)
Available water supply, 0 to 60 inches: High (about 10.1 inches)

Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: A
Ecological site: R044AP808MT - UPLAND GRASSLAND ESG 44A LRU P
Hydric soil rating: No

Minor Components

Nonhydric
Percent of map unit: 8 percent
Hydric soil rating: No

Poorly drained soils
Percent of map unit: 2 percent
Landform: Channels
Down-slope shape: Linear
Across-slope shape: Linear
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Hydric soil rating: Yes

W—Water

Map Unit Composition
Water: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.
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55 West Valley Drive
Kalispell, MT 59901

June 17, 2022

Hayden Addams
KU Engineering
hayden.addams@glieng.com

RE: Will Serve for Wells Glacier
Dear Hayden:

The purpose of this letter is to confirm that Waste Connections of Montana d/b/a Evergreen
Disposal (hereinafter, “Evergreen”) has the capacity to provide services to the planned subdivision,
Wells Glacier, Columbia Falls, Montana.

The provision of these services is contingent upon the development meeting minimum safe access
to each home or business to provide waste collection services at the curbside, alley or in a trash
enclosure/structure for Evergreen’s standard, full-sized waste collection vehicles. In addition,
roadways must be properly maintained including snow and ice removal and/or sanding as needed
during winter months and Evergreen must at all times have safe and reasonable turnaround
capabilities as well as reasonable egress/ingress for its full-sized waste collection vehicles.

As planning begins, should a permanent garbage enclosure or “group collection area” be proposed
or required due to mountainous territory and/or private roads, Evergreen will need to review and
approve the structure’s dimensions and location to ensure sufficient capacity for the subdivision’s
projected waste type and volumes, as well as features such as adequate safe access, overhead
clearance, visibility, minimum turn radius, road maintenance, and egress necessary to facilitate
safe weekly waste collection.

I look forward to working with you and please don’t hesitate to reach out with questions.

Warm regards,

Scott Shreves, Montana District Manager
(406) 249-9371

{00099898.DOCX.}
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ZONE CHANGE REQUEST
COLUMBIA FALLS AREA ZONING JURISDICTION
TWIN PEAKS FARMS, LLC
COLUMBIA FALLS PLANNING OFFICE STAFF REPORT CZC#21-02
FEBRUARY 26, 2021

A report to the Columbia Falls City-County Planning Board and Zoning Commission and the
Columbia Falls City Council regarding a request to amend the zoning classification from
CSAG-10 (Suburban Agricultural) to CSAG-5 (Suburban Agricultural) within the Columbia
Falls Zoning Jurisdiction. The zone change request is scheduled for a public hearing before
the Planning Board on Tuesday, March 9, 2021, at 6:30 P.M. A subsequent hearing will be
held by the Columbia Falls City Council April 5, 2021 at 7:00 P.M.

BACKGROUND INFORMATION

A. PETITIONERS
Owner:
Twin Peaks Farms, LLC
197 S. Silverwood Way
Eagle, ID 83616

Applicant:

Wayne Hull

12384 Herbaugh Rd.
Bentonville AR 72712

B. LOCATION/DESCRIPTION

The property is located at 7030 Highway 2 E. Columbia Falls. The 10 acre property
is described as Parcel 1 of COS 16981 (Assessor’s Tract 3FB) in Section 16, T30N,
R20W, P.M.M., Flathead County.

C. REQUEST
The request would amend the zoning on this site from CSAG-10 (Suburban
Agricultural) to CSAG-5 (Suburban Agricultural). See figure 1. The property is
approximately 10 acres in size and is currently vacant.
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Flathead County GIS

D. REASON FOR REQUEST
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The applicant is requesting the zone change as he would like to split the property so
that he can build a house for himself and his son can build a house and live next

door.

CZC #21-02

Page 2 of 7

- 296 -




E. EXISTING LAND USE
The parcel is a vacant parcel with a hay crop. (See Figure 2).

Figure 2

Source: Flathead County GIS — Photo Layer

CZC #21-02
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F. ADJACENT ZONING AND LAND USE:

Direction Current Zoning Current Use
from Site
North CSAG-10 and FCSAG- | Grazing and open lands
10
South CR-3 (The Benches Residential and Kennels
Preliminary Plat) and
CSAG-5
West CSAG-10 Residential and agricultural uses
East SAG-10, unzoned, FC Residential and agricultural uses, commercial
Scenic Corridor

G. GROWTH POLICY DESIGNATION

The Columbia Falls Growth Policy Map designates the subject property for “Urban Residential”
(Figure 3). The proposed CSAG-5 zoning is not an urban zoning designation but it is a
transitional zoning classification that “provides a buffer between urban and unlimited
agricultural uses, encouraging separation of such uses in areas where potential conflicts of
uses will be minimized, and to provide areas of estate-type residential development.” The
Growth Policy document is a guide and not a regulatory document and therefore zoning map
amendments can loosely follow the growth policy as is the case here. The subject property is
near and adjacent to other Suburban Agricultural zoning designations and at present there
are no public sewer or water facilities that would support the urban density proposed in the
Growth Policy.
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UTILITIES /SERVICES
Water The property is served by an individual well
Sewer The property is served by on-site septic system
Fire Protection Badrock Rural Fire District
Police Protection Flathead County Sheriff’s Office
Electricity Flathead Electric Co-op.

EVALUATION BASED ON STATUTORY CRITERIA

This request is reviewed pursuant to the criteria set forth in Section 76-2-304, M.C.A., and as
stated by the Montana Supreme Court. The following findings are made:

1.

CZC #21-02 Page 6 of 7

Does the requested zone comply with the Growth Policy?

The Columbia Falls Growth Policy Map designates the subject property Urban
Residential (Figure 3). The proposed CSAG-5 zoning is not an urban zoning
classification but the Columbia Falls Zoning Code defines this zoning as a transition
land use category buffering more intensive agricultural uses from higher density
residential uses. Given the location and transitional nature of this area, Staff
determines that the proposed zoning is consistent with the Growth Policy.

Is the requested zone designed to lessen congestion in the streets?

The subject property consists of approximately 10 acres. The proposed CSAG-5
designation is much less intense than the CR-3 zoning that is located south of the
highway. At most, the applicant would be able to split the property one time under
the proposed zoning.

Will the requested zone secure safety from fire, panic, and other dangers?

The property is located in the Badrock Fire District. According to the Flathead GIS
Website, the property is not mapped within the Wildland Urban Interface. The
property is not located or mapped within the 100-year floodplain of the Flathead
River (FIRM Panel 1435J).

Will the requested change promote the health and general welfare?

The proposed zone change establishes a density of one dwelling unit per five acres.
Development of any structure will require approval of on-site water and sewer
systems by the Flathead City-County Health Department. The zoning will also buffer
urban uses from the potential conservation easement under consideration for the
former CFAC lands.

Will the requested zone provide for adequate light and air?

The proposed CSAG-5 allows one dwelling per five acres. The setbacks for the CSAG-
S zone are 20-feet on all sides while the CSAG-10 has 30-feet front and 20-feet on
sides and rear. Lot coverage is also similar with 25% on CSAG-5 and 20% on CSAG-
10. The proposed zoning will provide adequate light and air.

Will the requested zone prevent the overcrowding of land?
The proposed zone change would only increase the density of the property by one
parcel. The proposed zoning will not overcrowd the land.

- 300 -




10.

11.

12.

202

Item No.2.

Will the requested zone avoid undue concentration of people?

The proposed CSAG-5 allows one dwelling per five acres while the existing CSAG-10
allows one dwelling per ten acres. With a total of ten acres in the subject property
the permitted dwellings will not create an undue concentration of people.

Will the requested zone facilitate the adequate provision of transportation,
water, sewerage, schools, parks and other public requirements?

The proposed zone change does not by itself provide for or require the adequate
provisions of infrastructure. However, when the applicant builds on the property,
water and sewer will be provided by on-site systems compliant with MDEQ rules.
The applicant will need to secure an approach permit from the MDOT for the
increased use. Schools are provided by the Columbia Falls School District. Parks
are provided by the County and State. Systems are in place to ensure compliance
with and facilitate public requirements.

Does the requested zone give reasonable consideration to the peculiar
suitability of the property for particular uses?

The property is currently vacant land with the occasional hay crop. Adjacent uses
include agricultural and residential. The proposed zoning will not change the
permitted uses of the property only the density.

Does the requested zone give reasonable consideration to the character of the
district?

Properties north of the Highway are zoned CSAG-10 while properties south of the
Highway are zoned CR-3, CSAG-5 and SAG-10. The proposed CSAG-5 is almost
identical in the permitted and conditionally permitted uses found in the CSAG-10.
The Suburban Agricultural zoning designation complies with the character of the
District.

Will the new zoning affect property values?

The proposed zoning of CSAG-5 is consistent with use and density with much of the
zoning surrounding the property and therefore should have no negative affect on
property values.

Will the requested zone encourage the most appropriate use of the land
throughout the municipality?

The subject property is on the edge of the Columbia Falls Zoning and Planning
jurisdiction. Many of the uses on the edge of the zoning district are suburban
agricultural in nature. The Columbia Falls Zoning Regulations define the CSAG-5
designation as a buffer or transitional zone between more intensive agricultural uses
and urban uses. The proposed zoning designation is an appropriate use given that
the property across the Highway is zoned CR-3 and being developed to simi-urban
densities.

RECOMMENDATION

Staff finds that the subject sufficiently meets the adopted review criteria to be rezoned from
CSAG-10 to CSAG-5. Staff recommends that the Columbia Falls Planning Board adopt staff
report CZC-21-02 as findings of fact as the first motion. As a second motion staff proposes
that the Planning Board send a recommendation of approval for the zone change to the
Columbia Falls City Council.

CZC #21-02 Page 7 of 7
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v Planning Department

R A 'l' UMY 130 6TH STREET WEST PHONE (406) 892-4391
OLUM Ps_i ROOM A
PRI  COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

PETITION FOR ZONING MAP AMENDMENT RFCE“VED

FILING FEE ATTACHED $ |500£(7o JAN ¢ 8 2021

Zone Change Base Fee SEE FEE SHEET CITY OF COLUMBIA FALLS
NAME OF APPLICANT: Wayne Hull

MAIL ADDRESS: 12384 Herbaugh Rd

CITY/STATE/zIP: _ Bentonville, AR 72712 PHONE: 479.586.0174

INTEREST IN PROPERTY: Offer in to purchase pursuant to zoning change to SAG 5
PLEASE COMPLETE THE FOLLOWING:

A. Address of the property: 7030 Hwy 2 E, Columbia Falls, MT 59912

B. Legal Description: (Subdivision Name, Lot & Block and/or Tract Number

(Section, Township, Range)

S16, T30 N, R20 W, 16981, PARCEL N/A, TR 3FB IN SW4NE4 & SEANW4

PAID
(Attach sheet for metes and bounds)
€. Land in zone change (ac)
10 acres pvew e rapuisain FALLS
D. The present zoning of the above property is: SAG 10\-“ | -
The proposed zoning of the above property is: SAG 5

F. State the changed or changing conditions that make the proposed

amendment necessary:
We are wanting to purchase the property and then split it into 2, 5 acre
Parcels. One parcel for our son, Trevor, and the other parcel for ourselves.

HOW WILL THE PROPOSED CHANGE ACCOMPLISH THE INTENT AND PURPOSE OF:

A. Promoting the Growth Policy
There is very little difference between SAG 10 and SAG 5 as far as use goes.

N e T W o
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B. Lessening congestion in the streets and providing safe access

Property as it exists, already has two entrances. Two residential homes would add almost no
additional traffic.

C. Promoting safety from fire, panic and other dangers

Rezoning would allow for more “eyeballs” to report and contend with potential fires, panic,
flooding, or unforseen dangers to the community.

D. Promoting the public interest, health, comfort, convenience, safety and general
welfare

Rezoning to SAG 5 would allow for more adults to assist in the general safety of
the community.

E. Preventing the overcrowding of land
There is very little difference between SAG 10 and SAG 5 as far as use goes.

F. Avoiding undue concentration of population
Two, five acre properties would not be considered high, or even medium, density housing.

G. Facilitating the adequate provision of transportation, water, sewage, schools, parks

and other public facilities
The rezoning would not provide any additional burden to the existing public water or sewer
system. (A well and septic would be used). Taxes would be provided for schools and parks.
without adding any more children to the system.

H. Giving reasonable consideration to the character of the district
The rezoning would not change the character of the district.

L e Vo e
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Item No.2.

I. Giving consideration to the peculiar suitability of the property for particular uses

The property is naturally suited to two homesites. It currently has two gates for seperate
entrances. There is a natural swell in the lad that would be the dividing line.

J. Protecting and conserving the value of buildings
No existing buildings are on the existing property.

K. Encouraging the most appropriate use of land by assuring orderly growth
Property lies between existing built out areas along the highway and would not disturb the

character as such.
character as such.

The signing of this application signifies approval for Columbia Falls Planning staff to be
present on the property for routine monitoring and inspection during approval process.

(Applicant Signature) (Date)
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APPLICATION PROCESS ltem No.2.

APPLICABLE TO ALL ZONING APPLICATIONS:

A.

Pre-Application Meeting:

A discussion with the planning director or designated member of staff must
precede filing of this application. Among topics to be discussed are: Growth
Policy compatibility with the application, compatibility of the proposed zone
change with surrounding zoning classifications, and the application procedure.

Completed application form.

The application must be accepted as complete by the Columbia Falls Planning
staff thirty-five (35) days prior to the date of the planning board meeting at
which it will be heard in order that requirements of state statutes and the zoning
regulations may be fulfilled.

Application Contents:

1. Petition for zone change signed by the real property owners representing at
least 65% of the land area for which the change in zoning classification is
sought.

2. A map showing the location and boundaries of the property.

3. A title report of the subject property.

N P Yatatel
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BUY-SELL AGREEMENT (Land)
(Including Earnest Money Receipt)

Item No.2.

HEALTOR™ GpranTimTy

This Agreement stipulates the terms of sale of this property. Read carefully before signing. This is a legally
binding contract, If not understood, seek competent advice,

Date: 01/20/2021

Iron Gate Moptana, LLC
as Eljoint tenants with rights of survivorship, [ltenants in common, [single in his/her own right, X other

Limited Liability Coe (nereafter the "Buyer") agrees to purchase, and the Seller agrees to sell the
following described real property (hereafter the "Property") commonly knownas _ .

7030  Hwy 2 Rast S— 59912
in the City of Columbia Falls , County of Flathead . Montana, legally described

#8:
816, T30 N, R20 W, 16981, PARCEL N/A, TR IFB IN SW4NE4 & SE4NW4

TOGETHER with all interest of Seller in vacated streets and alleys adjacent thereto, all easements and other
appurtenances thereto, uncut timber and non-harvested crops and all improvements thereon except:

PERSONAL PROPERTY: The lollowing items of personal property, free of liens and without warranty of condition,
are Included and shall be transferred by the bill of sale:

PURCHASE PRICE AND TERMS:

$ _ 350,000.00 Purchase Price: Three Hundred Fifty Thousand (U.S. Dollars)

$ 3,500.00 Earnest Money (credited to Buyer at closing)

$ _346,500.00 Balance Due (not including closing costs, prepaids and prorations) payable as follows
(check one):

K1 All cash at closing (no financing contingency); OR
| | Additional cash down payment at closing in the minimum amount of:
8 OR [ % of the Purchase Price.
Balance to be financed as indicated below:
(] Conventional [ Other Financing [ Seller Financing (! Assumption [ Home Equity
[] Other
Buyer reserves the right to finance the purchase.

CLOSING DATE: The date of closing shall be (date) 0470972021  (the "Closing Date"). The parlies may, by
mutual agreement, close the transaction anticipated by this Agreemant at any time prior to the date specified. The
Buyer and Seller will deposit with the closing agent all instruments and funds necessary to complete the purchase in
accordance with this Agreement. If third-party financing is required by the terms of this Agreement (including
assumptions, contracts for deed, and lender financing), the Closing Date may be extended without amendment by not
more than __p/a _ days to accommodate delays attributable solely to such third-party financing.

POSSESSION: Seller shall deliver to Buyer possession of the Property and aliow occupancy:

[ when the closing agent is in receipt of all required, signed documents and all funds necessary for the purchase; OR
X upon recording of the deed or notice of purchaser's Iinterest, OR

[ ;
Seller shall provide keys and/or means to operate locks, mailboxes, security systems, alarms, garage door opener(s),
and Homaowner's Association facilities, if applicable.

)
E’,J @ © 2020 Montana Association of REALTORS® &9 /)/]
; /

Buy-Sell Agreement (Land), June 2020
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Item No.2.

EARNEST MONEY: (check one)
_| Broker/Salesparson acknowledges actual receipt of earnast monay in the amount as set forth herein as evidenced
by:
(| Cash ar | ] Check.
Broker/Salesperson: Austin Elm _ o
(name printed) (signature acknowledging receipt of eamest money)

X| Buyer agrees to provide earnest money In the amount as set forth herein within __§ __days of the date all parties
have signed this Agreement. Earnest money may be made by check, cash or wire transfer and shall be held in trust

by Alliance Title and Escrew Corp. : . If Buyer fails to provide eamest money as set forth herein,
buyer will be in default and Seller may declare this Agreement terminated and any earnest money already paid forfeited.

FINANCING CONDITIONS AND OBLIGATIONS:

BUYER'S REPRESENTATION OF FUNDS: Buyer represents that they have sufficient funds for the down
payment and closing costs to close this sale in accordance with this Agreement and are not relying upon
any contingent source of such funds unless otherwise expressly set forth herein.

LOAN APPLICATION: If Buyer fails to make written application for financing and pay to the lender any
required fees, apply for assumption of an existing loan or contract, or initiate any action required for
completion of a contract for deed by 5:00 pm (Mountain Time) (date) ___=ala
Buyer will be in breach of this Agreement and Seller can exercisa Seller's remedies under this Agreement.

CONTINGENCIES: The contingencies set forth in this Agreement or on attached addenda shall be deemed to have
been released, waived, or satisfied, and the transaction shall continue to closing, unless by 5:00 pm (Mountain Time) on
the date specified for each contingency, the party requesting that contingency has notified the other party or the other
party's Broker/Salesperson in writing that the contingency is not released, waived, or satisfied. If a party has nofified the
other party on or before the release date that a contingency is not released, waived or satisfied, this transaction is
terminated, and the earnest money will be returned to the Buyer, unless the parties negotiate other terms or provisions.

FINANCING CONTINGENCY:

LI This Agreement is contingent upon Buyer obtaining the financing specified in the section of this Agreement
entitied "PURCHASE PRICE AND TERMS". If financing cannot be obtained by the Closing Date this
Agreemant s terminated and the earnest money will be refunded to the Buyer.

APPRAISAL CONTINGENCY:

| | Property must appraise for at least [ | the Purchase Price OR at least [ $ . If the
Property does not appraise for at least the specified amount, this Agreement is terminated and eamnest money
refunded to the Buyer unless the Buyer elects to proceed with closing this Agreement without regard to appraised
value. Written notice of Buyer's election to proceed shall be given to Seller or Saller's Broker/Salesperson within

days of Buyer or Buyer's Broker/Salesperson receiving notice of appraised value; OR

| I'This Agreement is contingent upon the Property appraising for at least | | the Purchase Price OR at least
s B . Release Date: :

[L\]g‘ ; © 2020 Montana Association of REALTORS® Q 27AWE
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TITLE CONTINGENCY: This Agreement is contingent upon Buyer's receipt and approval (i
satisfaction) of the preliminary titte commitment (the "Commitment”) issued for the Property. Reledse
. ¥ days from Buyer's or Buyer Broker's/Salesperson's receipt of the Commitment.

Buyer may approve the Commitment subject to the removal of specified exceptions, However, Buyer may not
object to the standard pre-printed exceptions (general exceptions not unique to the Property). If Buyer provides
Seller written objections to the Commitment prior to the release date above, Seller shall have ten (10) days from
recaipt of those objections to satisfy said objections or propose to Buyer a plan by which the objections would be
satisfied within a time frame satisfactory to Buyer. If within said ten (10) day period Seller has not either satisfied
Buyer's objection to the Commitment or proposed to Buyer a plan by which the objections would be satisfied,
Buyer shall have three (3) days after expiration of said ten (10) day period to notify Seller whether Buyer desires
to (i) terminate this Agreement in which case the eamest money shall be returned to the Buyer or (i) waive said
objections in which case this Agreement shall remain in full force and effect. The two remedies stated above shall
be Buyer's sole remedies if Seller and Buyer are unable to resolve Buyer’s objections to the Commitment.

PROPERTY INVESTIGATION: This offer is contingent upon Buyer's independent investigation of the following
conditions relating to the Property, including but not limited to; covenants, zoning, access, easements, well
depths, septic and sanitation restrictions, surveys or other means of establishing the corners and boundaries,
special improvement districts, restrictions affecting use, special building requirements, future assessments,
utility hook up and installation costs, environmental hazards, airport affected area, road maintenance
obligations or anything else Buyer deems appropriate. Buyer agrees that any investigations or inspections
undertaken by Buyer or on his/her behalf shall not damage or destroy the Property, without the prior written
consent of Seller. Further, Buyer agrees to return the Property to its original condition and to indemnify Seller
from any damage or destruction to the Property caused by the Buyer's investigations or inspections, if Buyer
does not purchase the Property, Release Date:  04/07/2021 .

This offer is contin upon o
The City of Columbia Falls appreoving zaning change to SAG-5. Buyer to pay all fees
associated with the zoning change, seller to cooperate.

Release Date: 0470772021

This offer is contingent upon

_ Release Date:

ADDITIONAL PROVISIONS: _
Seller to allow buyer to perform percolation test at the expense of the buyer.

© 2020 Montana Association of REALTORS® /
[LJ@ . Buy-Soll Agrooment (Land), June 2020 M:ﬂ L
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CONVEYANCE: The Saller shall convey the real property by Warranty ltem No.2.
deed, free of all llens and encumbrances except those described in the title insurance commitment, as appToveT Uy
Buyer. The Seller shall convey the personal property by Bill of Sale,

WATER: All water, Including surface water or ground water, any legal entitlement to water, including statements of
claim, certificates of water rights, permits to appropriate water, exempt existing rights, decreed basins or any ditches,
ditch rights, or ditch easements appurtenant to and/or used in connection with the Property are included with the
Property, except:

Filing or transfer fees will be paid by [ ] Seller, | | Buyer, OR | | spiit equally between Buyer and Selier,
Documents for transfer will be prepared by )

WATER RIGHT OWNERSHIP UPDATE DISCLOSURE: By Montana law, fallure of the parties at closing or transfer
of real property to pay the required fee to the Montana Department of Natural Resources and Conservation for
updating water right ownership may result in the transferee of the property being subject to a penalty. Additionally, in
the case of water rights being exempted, severed, or divided, the failure of the parties to comply with section
85-2-424, MCA, could result in & penalty against the transferee and rejection of the deed for recording.

NATURAL WATER BODIES AND LAND PRESERVATION DISCLOSURE: Buyers of property in the State of
Montana should be aware that some properties contain or are adjacent to streams, rivers, wetlands, floodplains and
other water bodies. It Is the general policy of the State of Montana that natural water bodies and the lands
immediately adjacent to them are to be protected and preserved to be available in their natural or existing state, and
to prohibit unauthorized projects related thereto. Property ownars should consult their local soil conservation board, a
land use professional, or other qualified advisor, regarding any applicable local, state or federal regulations, including
permitting or other approvals, before working in or around any streams, rivers, wetlands, floodplains or other water
bodies, including vegatation removal.

MINERAL RIGHTS: "Mineral rights" as defined in this Agreement (which may be different than the definition under
Montana law) is a term used to describe the rights the owner of those rights has to use, mine, and/or produce any or
all of the minerals and hydrocarbons including oil, gas, coal, sand, gravel, etc. lying below the surface of property.
These mineral rights may be separate from the rights a property owner has for the surface of a property. In some
cases, these mineral rights have been transferred to a party other than the property owner and as a result the
subsurface mineral rights have been severed from the property owner's surface rights. If the mineral rights have been
severad from the surface rights, the owner of the mineral rights has the right to enter the land and occupy it in order to
mine the minerals even though they don't own the property. The undersigned Buyer acknowledges and agrees that
neither the Seller nor the brokerage firms, brokers and salespersons involved in the transaction anticipated by this
Agreement warrant or make any representations concerning the mineral rights, if any, for this Property and that
neither the Seller nor the brokerage firms, brokers and salespersons involved in the Buyer's purchase of the Property
have conducted an inspection or analysis of the mineral rights to and for the Property.

CLOSING FEE: The fea charged by the individual or company closing the transaction will be paid by [ ]Seller
| 1 Buyer Xl Equally Shared.

TITLE INSURANCE: Seller, at Seller's expense and from a litle insurance company chosen by Seller, shall furnish
Buyer with an ALTA Standard Coverage Owners Title Insurance Policy (as evidenced by a standard form American
Land Title Association title insurance commitment) in an amount equal to the purchase price. Buyer may purchase
additional owner's title insurance coverage in the form of “Extended Coverage® or "Enhanced Coverage" for an
additional cosl to the Buyer. It is recommended that Buyer obtain details from a title company.

CONDITION OF TITLE: All mortgages, judgements and liens shall be paid or satisfied by the Seller at or prior to
closing unless otherwise provided herein. Seller agrees that no additional encumbrances, restrictions, easements o
other adverse title conditions will be placed against the titie to the Property subsequent to the effective date of the
preliminary litle commitment approved by the Buyer.

Buy-Sell Agreement (Land), June 2020 309
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2
203  DEPOSIT OF FUNDS BY BROKER/SALESPERSON: All parties agree, unless otherwise expressly stata ltem No.2.
204 that the earnest monay and any other real estate funds in Broker's/Salesperson's possession shall be de

205  delivered within n/a days of receipt, or the date all parties have signed this Agreement, whichever occurs later. The
206  parties agree that accrued interest, if any, shall be payable to the holder of the funds and that sums so paid are
207 consideration for services rendered.

208

200  SECTION 1031 LIKE-KIND EXCHANGE: If either Buyer or Seller intends for this transaction to be part of a Section
210 1031 like-kind exchange, then the other party shall cooperate in the completion of the like-kind exchange provided the
211 cooperaling party doas not incur any additional liability or cost in deing so. Any party who intends for this transaction
212 to be part of a Section 1031 like-kind exchange may assign their rights under this Agreement to a qualified
213 Intermaediary or any entity expressly created for the purposes of completing a Section 1031 like-kind exchange,
214 notwithstanding the prohibition against the Buyer's assignment of this Agreement set forth in the "Binding Effect and
215 Non-Assignability” section below.

216

217  SPECIAL IMPROVEMENT DISTRICTS AND ASSOCIATION SPECIAL ASSESSMENTS: All Special Improvement
218 Districts (including rural SIDs), and all special or non-recurring assessments of any non-governmental association,
218 including those that have been noticed to Seller by City/County but not yet spread or currently assessed or that have
220 been approved bul not yet billed or assessed, will be assumed by Buyer at closing unless otherwise agreed.

221

222 PRORATION OF TAXES AND ASSESSMENTS: Seller and Buyer agree to prorate taxes, Special Improvement
223 District and association special assessments for the current tax year, as well as prepaid rents, water and sewer
224  syslem charges, heating fuel and tank rental, irrigation assessments, Homeowner's Association dues and/or common
225  maintenance fees, as of the date of closing unless otherwise agreed.

226

227 CONDITION OF PROPERTY: Seller agrees that the Property shall be in the same condition, normal wear and tear
228 excepted, from the date of the execution of this Agreement up to the time Buyer takes possession of the Property.
220  Seller will remove all personal property not included in this sale prior to closing.

230

231 NOXIOUS WEEDS DISCLOSURE: Buyers of property in the state of Montana should be aware that some properties
232  contain noxious weeds. The laws of the Stale of Montana require owners of property within this state to control, and to
233 the extent possible, eradicate noxious weeds. For information conceming noxious weeds and your obligations as an
234 owner of property, contact either your local County extension agent or Weed Control Board.

235

236 MEGAN'S LAW DISCLOSURE: Pursuant to the provisions of Title 46, Chapter 23, Part 5 of the Montana Code
237 Annotated, certain individuals are required to register their address with the local law enforcement agencies as part of
238 Montana's Sexual and Violent Offender Registration Act. In some communities, law enforcement offices will make the
238 Information concering registered offenders available to the public. If you desire further information please contact the
240 local County Sheriff's office, the Montana Department of Justice, in Helena, Montana, and the probation officers
241 nasigned to the area,

242

243  BUYER'S REMEDIES: (A) if a Seller fails to accept the offer contained in this Agreement within the time period
244 provided in the BUYER'S COMMITMENT section, all eamest money shall be returned to the Buyer.

246  (B) If the Seller accepts the offer contained in this Agreement, but refuses or neglects to consummate the transaction
248 anticipated by this Agreemant within the time period provided in this Agreement, the Buyer may:

247 (1) Demand immediate repayment of any earnest money paid by the Buyer, and upon the return of such money, the
248 rights and duties of Buyer and Seller under this Agreement shall be terminated; OR

249 (2) Demand that Seller specifically perform Seller's obligation under this Agreement; OR

250 (3) Demand monetary damages from Seller for Seller's failure to perform the terms of this Agreement.

251

252 SELLER'S REMEDIES:

253  If the Seller accepts the offer contained in this Agreement and Buyer refuses or neglects to consummate the
254  transaction within the time period provided in this Agreement, the Seller may:

255 (1) Declare the earnest money paid by Buyer be forfeited wheraupon the rights and duties of the Buyer and Seller
256 under this Agreement shall be terminated; OR

257 (2) Demand that Buyer specifically perform Buyer's duties and obligations under this Agreement; OR

258 (3) Demand that Buyer pay monetary damages for Buyer's failure to parform the terms of this Agreement.
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BUYER'S AND SELLER'S CERTIFICATION: By entering into this Agreement, each person or persons ex| ' No-2
Agresment, as Buyer or Seller, represents that he/she is eightsen (18) years of age or older, of sound mind, and legally
competent to own or transfer real property in the State of Montana; and, if acting on behalf of a corporation, partnership,
or other non-human entity, that he/she is duly authorized to enter into this Agreement on behalf of such entity.

FOREIGN PERSON OR ENTITY: Saction 1445 of the Internal Revenue Code provides for the withholding of tax
upon the sale of U.8. real property owned by a foreign entity or foreign person unless the amount realized (usually
the sales price) does not exceed $300,000 and the Buyer intends to use the property as a residence. If the Seller is
a foreign entity or foreign person, Seller acknowledges and agrees that the Buyer or closing agent is required to
deduct and withhoid the applicable tax from the proceeds of sale at closing and submit the tax to the Internal
Revenue Service unless the transfer of the property satisfies an exception provided for in Section 1445 of the
Internal Revenue Code.

AGRICULTURAL FOREIGN INVESTMENT DISCLOSURE ACT: The Agricultural Foreign Investment Disclosure Act
of 1878 (AFIDA) requires any foreign person who acquires or transfers any interest, other than a security interest, in
agricultural land to submit a report to the Secretary of Agriculture not later than 90 days after the date of the
acquisition or transfer. If Buyer or Saller is or may be considered a foreign person under the AFIDA they are advised
to consult with an appropriate professional concerning any reporting that may be required by the AFIDA.

CONSENT TO DISCLOSE INFORMATION: Buyer and Seller hereby consent to the procurement and disclosure by
Buyer, Seller, and Brokers/Salespersons and their attorneys, agent, and other parties having interests essential to this
Agreement, of any and all information reasonably necessary to consummate the transaction described in this
Agresment, specifically inciuding access to escrows for review of contracts, deeds, trust indentures, or similar
documents conceming this Property or underlying obligations pertaining thereto.

WIRE FRAUD ALERT: Criminals are hacking email accounts of title companies, real estate agents, settlement
attorneys and others, resulting in fraudulent wire instructions being used to divert funds to the account of the criminal.
The emails may look legitimate but they are not. Buyer and Seller are advised NOT to wire any funds without
personally speaking with the intended recipient of the wire to confirm the routing number and the account number.
Buyer and Seller should NOT send personal information such as social security numbers, bank account numbers and
credit card numbers through email.

RISK OF LOSS: All loss or damage to any of the above-described real property or personal property to any cause is
assumed by Seller through the time of closing unless otherwise specified.

TIME IS OF THE ESSENCE: Time is of the essence as to the terms and provisions of this Agreement.

BINDING EFFECT AND NON-ASSIGNABILITY: This Agreement is binding upon the heirs, successors and assigns
of each of the parties hereto; however, Buyer's rights under this Agreement are not assignable without the Seller's
exprass written consent.

ATTORNEY FEES: In any action brought by the Buyer or the Seller to enforce any of the terms of this Agreement, the
prevailing party in such action shall be entitied to such reasonable attorney fees as the court or arbitrator shall
datermine just.

COMMISSION: The Seller's and/or Buyer's commitment to pay a commission in connection with this transaction is an
integral part of this Agreement.

FAX/COUNTERPARTS/ELECTRONIC SIGNATURES: This Agresment may be executed in counterparts and, when
all counterpart documents are executed, the counterparts shall constitute a single binding instrument. Moreover, a
signature transmitted by fax or other electronic means will be enforceable against any party who executes the
Agreement and transmits the signature by fax or other electronic means. The parties hereto, all agree that the
transaction contemplated by this document may be conducted by electronic means in accordance with the Montana
Uniform Electronic Transaction Act,

i ’ >l
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: 2
313 ENTIRE AGREEMENT: This Agreement, together with any attached exhibits and any addenda or amli ltem No.2.
314 signed by lhe parties, shall constitute the entire agreement between Seller and Buyer, and supersedes
315  written or oral agreements between Seller and Buyer. This Agreement can be modified only in writing, signed by the
316 Seller and Buyar,
317
318  EARNEST MONEY DISPUTES: Buyer and Seller agree that, in the event of any controversy regarding the earnest
319 money and things of value held by the Broker, closing agent, or any person or entity holding such money or property,
320  unless mutual written instructions are received by the holder of the earnest money and things of value, Broker or
321 closing agent shall not be required to take any action, but may await any proceedings, or, at Broker's or closing
322  agent's option and sole discretion, may interplead all parties and deposit any monies or things of value in a Court of
323 competent jurisdiction and may utilize as much of the earnest money deposit as may be necessary to advance the
324 cost and fees required for filing such action.

325

326 ADDENDA AND/OR DISCLOSURES ATTACHED: (check all that apply):

az7 [ ] Contingency for Sale of Buyer's Property [ Back-up Offer

328 | | Addendum for Additional Provisions

329 L] Water Rights Acknowledgement

330 ] ) o
N I o

332

333 RELATIONSHIP CONFIRMATION: The parties to this Agreement confirm that the real estale licensees identified
334 hereafter have been involved in the capacities indicated below and the parties have previously received the required
335 statutory disclosures setting forth the licensees’ duties and the limits of their obligations to each party:

338

337 — Elizabeth James of Keller Williams Realty Northwest Montana

3se (name of licensee) (name of brokerage company)

339

340 RBS 715357 1830 3rd Ave East, Suite 102 Kalispell NT 59901
341 (licensee's Montana license number) (brokerage company address)

342

M3 eiamesl978@kw.com (406) 752-4700
344 (llcensea emall address) (brokerage company phone number)

345

346  (406) 752-4700 (406) 270-1592

347 (licensee phone number)

348 Is acting as X Seller's Agent [ 1 Dual Agent [ | Statutory Broker

349

30 __ Austin Blm _of PureWest Real Estate (2920) - =
351 (name of licensee) (name of brokerage company)

352

353 - RBS 71916 492 E2nda 8¢ = Whitefish MT 359937
354 (llcensee's Montana license number) (brokerage company address)

3585

6 austin@purewestmt,com 406-862-4900

357 (licensee emall address) {brokerage company phone number)

358

359 ____ 406-200-8498
360 (licensee phone number)

361 s acting as X| Buyer's Agent [ 1 Dual Agent [ | Statutory Broker
362 ' | Seller's Agent (includes Seller's Sub-Agent)
[LJ@ ® 2020 Montana Assoclation of REAL TORS® /] Q A W L
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BUYER'S ACKNOWLEDGMENT: Buyer acknowledges that prior verbal representations by the Selle
representatives do not modify or affect this Agreement. Buyer acknowledges that by signing this Agreeman She
has examined the subject real and personal property and represents that Buyer | has OR | has not physically visited
the Property in person prior to the execution of this Agreement; has entered into this Agreement in full reliance upon
his/her independent investigation and judgments and has read and understood this entire Agreement.

BUYER'S COMMITMENT: I/We agree to purchase the above-described Property on the terms and conditions set
forth in the above offar and grant to said Broker/Salesperson until (date)  01/24/2021 . at 6:00 [ 1am X pm
(Mountain Time) to secure Seller's written acceptance, whether or not that deadiine falls on a Saturday, Sunday or
holiday. Buyer may withdraw this offer at any time prior to Buyer being notified of Seller's written acceptance. If Seller
has not accepted by the time specified, this offer is automatically withdrawn. I/'We hereby acknowledge receipt of a
copy of this Agreement bearing my/our signature(s).

g% _ Date %9 o [lam Lipm (Mountain Time)

Name Printed: Wayne Hull, Manager, Iren Gate Montana, LLC

Address: 12384 Herbaugh Road _ Bentonville State: AR __Zip: 72712
R Date: ,at__ [lam [ Jpm (Mountain Time)
Buyer's Signature

Name Printed:

Address (if different). - N State:.  Zip:

SELLER'S COMMITMENT:

IAWe agree to sell to Buyer the above-described Property on the terms and conditions herein above stated. /We hereby
acknowledge receipt of a copy of this Agreement bearing my/our signature(s) and that of the Buyer(s) named above.

M - Date: {~2/-222/at( [ jam [{pm (Mountain Time)
Seller's Signature /
’
NamePrinted;___K oA MO\;/ 1‘{ W/ 7;5’4 [é_q/ﬁr E‘-*’"" LL'(.'.;_’WY'
Address. 202§ (g & CF, Enyte State: Jé!lip: S SE/b
Y 7/ L e

I /4“ .-/Af_f"? " Date: (=2 /-202/ g | [lam {pm (Mountain Time)
Seller's Signature ! =
Name Printed:__W: 1//-‘IQM D’c-# gmg(i, 7‘:/’ ‘{ fiﬂér [farms L[-C’ﬁf;
Address (f different). Y200 Fuyle K , MZay e state: 47 zip: & 86/4

[ Modified per the attached Counter Offer:

/ 4
Seller's Initials Date Seller's Initials Date

LI Rejection of this offer by Seller (no counter offer is being made):

! -
Seller's Initials Date Seller's Initials Date

NOTE: Uniess otharwiss expressly stated the lorm *Days” means calendar days and not business days. Business days are defined as all days except
Sunﬂayuundholdaw.Anyperfmwmmlnmqukedbmmma&May.Sundwmhddaymmmmmhmmmm.

© 2020 Montana Association of REALTORS®




Property Record Card
Summary

Primary Information

Property Category: RP Subcategory: Residential Property
Geocode: 07-4186-16-1-01-67-0000 Assessment Code: 0000000424

Primary Owner: PropertyAddress: 7030 US HIGHWAY 2 E
TWIN PEAK FARMS LLC COLUMBIA FALLS, MT 59912

197 S SILVERWOOD WAY COS Parcel: N/A

EAGLE, ID 83616-6165

NOTE: See the Owner tab for all owner information

Certificate of Survey: 16981

Subdivision:

Legal Description:

S16, T30 N, R20 W, 16981, PARCEL N/A, TR 3FB IN SWANE4 & SE4NW4
Last Modified: 5/8/2019 6:20:55 PM

General Property Information

Nelghborhoeod: 207.360.0 Property Type: VAC_R - Vacant Land - Rural
Living Units: 0 Levy District: 07-131202-06 - F

Zoning: Ownership %: 100

Linked Property:

No linked properties exist for this property
Exemptlons:
No exemptions exist for this property
Condo Ownership:
General: 0 Limited: 0

Property Factors

[~

Item No.2.

Topography: 1 Fronting: 1 - Major Strip or Central Business District
Utilities: 0 Parking Type:
Access: 1 Parking Quantity:
Location: 0 - Rural Land Parking Proximity:
Land Summary
Land Type Acres Value
Grazing 0.000 00.00
Fallow 0.000 00.00
Irrigated 0.000 00.00
Continuous Crop 0.000 00.00
Wild Hay 0.000 00.00
Farmsite 0.000 00.00
ROW 0.000 00.00
NonQual Land 0.000 00.00
Total Ag Land 0.000 00.00
Total Forest Land 0.000 00.00
Total Market Land 10.000 00.00
Deed Information:
I- Deed Date T.Boo.k | P;Qe [ Récorded Date | Document Number [ Document Type |

Owners

-314-




Party #1

Default Information: TWIN PEAK FARMS LLC
197 S SILVERWOOD WAY

Ownership %: 100

Primary Owner: "Yes"

Interest Type: Conversion

Last Modified: 5/6/2019 7:22:07 AM

Other Names
Name Type

Appraisals

Appraisal History

Other Addresses

Item No.2.

Tax Year Land Value Building Value
2018 163400 0
2017 153400 0

Total Value
163400
163400

Method
COST
COST

Market Land

Market Land ltem #1

Method: Acre Type: Primary Site

Width: Depth:
Square Feet: 00 Acres: 10

Valuation
Class Code: 2101 Value:

Dwellings

Existing Dwellings
No dwellings exist for this parcel

Other Bulldings/Improvements

Outbuilding/Yard Improvements
No other buildings or yard improvements exist for this parcel

Commercial

Existing Commercial Buildings
No commercial buildings exist for this parcel

Ag/Forest Land

Ag/Forest Land
No ag/forest land exists for this parcel

-315 -
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TWIN PEAKS FARMS LLC
6732 N MISTY LOVE AVE
BOISE 1D 83714

FLATHEAD COUNTY

2018 REAL ESTATE TAX BILL

Adele Krantz, Treasurer
D36 1t Ave W Ste T Kallspall MT 58801

(408) 780-5080
hitp:/ifiathead mt.gov/property_tax

Parties with ownership Interest as of January 1, 2018

Owner of Record. ... TWIN PEAKS FARMS LLC

ASSESSOR NUMBER: 0000424
TAX BILL NUMBER: 201809175

SCHOOL DISTRICT: 06
GEO CODE: 07418616101670000
Property Location:

7030 HIGHWAY 2 E

COLUMBIA FALLS MT 59912
Property Description
16 30 20 TR SFB IN SWANE4 & SEANWA

Real Estate 153,400 2,071.00 County Functions 26.64% 344.85
No Buildings Assessed ] o Education 70.17% 908.08
other 3.17% 41,13
Totals 153,400 2,071.00
SUMMARY OF TAXES, LEVIES & FEES

COUNTY . 067880 140.57 COUNTY LIBRARY 006810 14.10
SHERIFF . 042600 88,22 CO PERM MED LEVY 012530 25.95
NOXIOUS WEEDS . 002130 4.41 COUNTYWIDE MOSQUITO 000950 1.97
911 GENER OBLIG BOND . 001880 3.89 PERM SRS LEVY . 000700 1.45
ROAD . 024480 50.70 COUNTY PLANNING . 001660 3.44
BOARD OF HEALTH .004900 10.15

SUBTOTAL - TAXES FOR COUNTY FUNCTIONS... .166520 344,85
STATE - UNIVERSITY . 006000 12.43 GENERAL SCHOOLS .106400 220.35
STATE - SCHOOL AID 040000 82.84 FLAT VAL COM COLLEGE .016170 83.49
COLUMBIA FALLS H. . 068390 141.64 CF RURAL ELEM 06 .197350 408.71
FVCC PERMIS MED LEW .004160 8.62

SUBTOTAL - TAXES FOR EDUCATION.......... .438470 908.08
SOIL & WATER CONSERV . 001690 3.50 BADROCK FIRE .018170 37.63

SUBTOTAL - OTHER TAXES AND FEES......... .019860 41.13
Total Mills Levied 0.624850

47779

1st Instaliment due 11/30/2018

and Fees . .
647.04

Total Taxes

2nd Instaliment due 05/31/2019 = 647.02

. 1294.06

Q

Item No.2.

Flathead County no longer accepts checks drawn on Canadian Banks

Tax paid receipts will be mailed only if a self-addressed stamped envelope is enclosed.
To pay or view taxes online, go to http://flathead.mt.gov/property_tax.
A 3% fee will be charged on all credit/debit card payments. There is no fee to pay by e-check.
Paymants made after 5:00 pm or postmarked after the due date must Include 2% penalty & monthly Interest of 5/6 of 1% (0.008333),

Keep upper portion for your records.

Make checks payable to FLATHEAD COUNTY TREASURER
Please include your tax bill number on your check.
Pay by e-check, credit/deblit card online at http://flathead.mt.gov/property_tax

DO NOTPAYTHISIFITIS|

If your address has changed, please m
TWIN PEAKS FARMS LLC
6732 N MISTY LOVE AVE
BOISE ID 83714

2 i 2018 REAL ESTATE

UDED |

YO RTGAG
ake corrections balow,

MAY 31, 2019

ASSESSOR NUMBER: 0000424
TAX BILL NUMBER: 201809175
SCHOOL DISTRICT: 06

No additional notice will be
sent for this installment.

Tax Amount Due: 647.02

ILRRRRRRN

I I I I I

Return stub with payment,

Payment must be hand d

Make checks payable to FLATHEAD COUNTY TREASURER '

Please include your tax bill number on

Pay by e-check, credit/debit card online at http://flathead.mt.gov/property_tax

your check.

NOVEMBER 30, 2018

ASSESSOR NUMBER: 0000424
TAX BILL NUMBER: 201809175
SCHOOL DISTRICT: 06

DO NOT PAY THIS IF IT IS INCLUDED IN YOUR MORTGAGE PAYMENT

If your address has changed, please make corrections below.

TWIN PEAKS FARMS LLC
6732 N MISTY LOVE AVE
BOISE ID 83714

Tax Amount Due: 647.04

1294.06
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Planning Department

130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

February 16, 2021

Re:  Public hearing notice for a Zone Change to SAG-5 (Suburban Agricultural)
Dear Adjacent Property Owner:

Our records indicate that you are the owner of property within 150-feet of the proposed
project.

As the Planning Staff for the Columbia Falls Planning Jurisdiction, I am writing to provide
you with a notice of a public hearing for a Zone Change. The Zone Change would convert
the existing CSAG-10 (Suburban Agricultural) designation to a CSAG-5 (Suburban
Agricultural) designation. The primary difference between the two zoning designations is
that the proposed zoning would allow the property to be split into two five acre tracts.
Permitted and Conditionally permitted uses are almost identical in the two zoning
designations. The vacant property is approximately 10 acres in size and is located
approximately ¥ mile east of the bridge over the Flathead River. The property is described
as Parcel 1 of COS 16981 of Section 16, Township 30 North, Range 20 West, P.M.M.,
Flathead County

If you have question or comments concerning this matter, please call, visit or write me at
City Hall. For written comment to be included in the Planning Board packet, it needs to be
submitted to the City Clerk, 130 6™ Street West, Columbia Falls, MT 59912 no later than
Thursday March 4, 2021 or by email: staalandb@cityofcolumbiafalls.com. Written or
emailed comment may be provided up to 5:00 pm on the day of the hearing; it will just be
emailed and/or passed out at the hearing.

Eric H. Mulcahy, City Planner

/' Fisthead Rivar
o

Item No.2.

-319 -




CITY OF COLUMBIA FALLS
NOTICE OF PUBLIC HEARING

The Columbia Falls City-County Planning Board will hold a public hearing for the
following item at their regular meeting on Tuesday, March 9, 2021 at 6:30 p.m. at the
Council Chambers of City Hall, 130 6th Street West, Columbia Falls, Montana. The
Columbia Falls City Council will hold a subsequent hearing on Monday April 5, 2021
starting at 7:00 p.m. in the same location. Both hearings will be conducted in accordance
with the most current recommended and/or required public health and safety protocols in
place at the time of the hearing. The City website, https://cityofcolumbiafalls.org, will
contain updated information if there is any change to the planned hearings.

Request change the zoning from CSAG-10 (Suburban Agricultural) to CSAG-5
(Suburban Agricultural) in the Columbia Falls Zoning Jurisdiction:

The applicant, Wayne Hull, is requesting a zone change for property at 7030
Highway 2 East, Columbia Falls from the current CSAG-10 (Suburban Agricultural)
with a 10 acre minimum lot size to a CSAG-5 (Suburban Agricultural) with a five
acre minimum lot size. Permitted and Conditionally permitted uses are almost
identical in the two zoning designations. The vacant property is approximately 10
acres in size and is located approximately ¥ mile east of the bridge over the Flathead
River. The property is described as Parcel 1 of COS 16981 of Section 16, Township
30 North, Range 20 West, P.M.M., Flathead County.

Persons are allowed to attend the hearing(s), subject to the most recent public gathering
restrictions enacted by County and State agencies at or prior to the time of the hearing.
Persons are encouraged to submit written comments prior to the meeting. Written
comments carry the same weight as public testimony given during the hearing. Written
comments may be sent to Columbia Falls City Hall, Attention: Barb Staaland, City Clerk,
130 6" Street West, Room A, Columbia Falls, MT 59912 or via email:
staalandb@cityofcolumbiafalls.com. For more information on the proposed Zone Change,
please call Eric Mulcahy, Columbia Falls City Planner at 755-6481.

DATED this 16th day of February, 2021

1

Item No.2.
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Item No.2.

March 2, 2021

To: City of Columbia Falls Planning Department

Re: Public Hearing for a Zone Change at 7030 Hwy 2 East, Columbia Falls

1. Please consider this parcel when split — where will the wetlands be located?

2. Please be pro-active in regards to there being 2 septic systems as opposed to 1 septic
system as it stands now. The property to the north is all wetlands and drains into the river.

3. Also 2 SepticSystems in the spring could be a large problem as this property is very wet.
The DEQ perk test would of course detect this.

4. Also take into account the added traffic of 2 families as opposed to 1 entering the highway
on this busy curve with the proposed entrance of Benches subdivision (potentially 40+
families) on the south side of the road.

In summary - I am not totally opposed to this rezone. | just want the Planning Board
to use their expertise to hopefully avert any future problems or repercussions. To me it is sad
that our local farmland is slowly being developed. Land that is marginally suited to housing
is being used like it was any other field.

Thank you for your time.

Rudy & Kathie Arvidson
7123 Hwy 2 East, Columbia Falls
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222
Item No.2.

DEPARTMENT OF THE ARMY
CORPS OF ENGINEERS, OMAHA DISTRICT
HELENA REGULATORY OFFICE
10 WEST 15™ STREET, SUITE 2200

REPLY TO HELENA MT 59626

ATTENTION OF

May 30, 2006

Helena Regulatory Office
Phone (406) 441-1375
Fax (406)441-1380

RE:  Jurisdictional Determination — Mayhew 10 acre parcel, Corps File No. 2005-9-0960

Mr. Ron Mayhew
3294 Eagle Road
Eagle, Idaho 83616

Dear Mr. Mayhew:

Reference is made to your request for a jurisdictional determination of wetlands identified on a 10
acre parcel adjacent to Highway 2 in Columbia Falls. The property is located in the SW1/4, NE1/4 of
Section 16, Township 30 North, Range 20 West, Flathead County, Montana.

Under the authority of Section 404 of the Clean Water Act, Department of the Army permits are
required for the discharge of fill material into waters of the United States. Waters of the United States
include the area below the ordinary high water mark of stream channels and lakes or ponds connected to
the tributary system, and wetlands adjacent to these waters.

Based on the information you initially provided, and a subsequent field visit conducted by Jean
Ramer on May 4, 2006, the pond on the northwest corner of the property is considered a jurisdictional
water of the U. S. under the authority of Section 404 of the Clean Water Act. Also, based on the site visit
and topographic information provided by Montana Mapping Associates, Inc., the wetland swales on the
southern portion of the property do not have a hydrologic surface connection to the Flathead River or any
other waters of the US, and are therefore not subject to Corps permitting authorities.

This is an Approved Jurisdictional Determination, and it is valid for a period of 5 years from the
date of this letter unless new information warrants revision of the determination before the expiration
date. If you disagree with this jurisdictional determination, you have the right to appeal the decision. If
you would like more information on the jurisdictional appeal process, contact this office.

If you have any questions, please contact Jean Ramer of my staff at (406) 441-1378, and
reference Corps File No. 2005-9-0960.

Sincerely,
Allan Steinle
Montana Program Manager

Enclosure:
Site Map

Printed on @ Recycled Paper
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Resolution #1807 - Exhibit A
Planning & Zoning Fees

7030 Hwy 2 Residences
Rates Effective 1/1/2020

Item No.2.

Subtotal
PRELIMINARY PLAT REVIEW
Major Subdivision (6 or more lots)
Base Fee $1,250
First 20 lots $80/1ot
Each lot over 20 $40/1ot
Minor Subdivision (5 or fewer lots) $790 + $80/lot
Mobile Home Parks & Campgrounds (land is
not subdivided)
(6 or more spaces) $1,250 + $80/space
(5 or fewer spaces) $850 + $80/space
Subdivision Variance $450/variance
REVISED PRELIMINARY PLAT
Amended Preliminary Plat 1/2 Fees from above
Amendment to Conditions Only 1/2 Fees from above
Mobile Home Parks, Campgrounds, and
(minor subdivision) $650 + $30/unit
Mobile Home Parks, Campgrounds, and
(major subdivision) $750 + $30/unit
FINAL PLAT REVIEW
For minor subdivisions with approved
preliminary plat $750 + $80/1ot
For major subdivisions with approved
preliminary plat $900 + $80/1ot
For subdivisions with waiver of
preliminary plat $750 + $80/1ot
Subdivision Improvements Agreement $150
GROWTH POLICY
Amendments to Map and Text $1,750 + $100/acre
Neighborhood Plan $1,750 + $100/acre
Examination of exemption from Subdivision
regulation $50
Annexation
Petition to Annex Residential (1 ac or less) no fee
Over 1 ac. - $100 + $10/ac 22.5 acres $  325.00
FLOODPLAIN
Floodplain Development Permit $600
“After-the-Fact” Permit $950
Letter of Map Amendment $100
Letter of Map Revision $100
Floodplain Appeals and Variances $750
Floodplain Determinations (Written) $85/hour
ZONING
Zone Change:
Base Fee $1,250 1 $ 1,250.00
For first 80 acres $25/acre first 80 22.5 acres S 562.50
For each additional acre over 80 $10/acre 81+
Amendment to Zoning Text $750
PUD Zoning Review:
Residential $1,000 + 25/acre 22.5 acres $ 1,562.50
Commercial $1,250 + $25/acre
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Resolution #1807 - Exhibit A 7030 Hwy 2 Residences
Planning & Zoning Fees Rates Effective 1/1/2020
Subtotal
Mixed Use $1,250 + $25/acre
Deduct $250 if prelim plat app sub
concurrently
Variance:
Residential (Single Family / Duplex) $550
Multi-Family / Commercial / Industrial / $850
Sign Variance
Conditional Use Permit:
Single-family (10 or fewer trips/day) $550
Minor Residential (2-4 units or 11-49
trips day) $600
Major residential (5 or more units or
50+ trips/day) $600 + $50/unit or every 10 trips
Churches, schools, public and quasi-
public uses $700
Commercial, industrial, medical, golf $650 + $50/acre or unit or $.05/sq ft of
courses, etc. leased space over 5,000 sq ft, whichever is
greatest
Renewal of CUP exp last 24 mos $100
Administrative Conditional Use Permit:
Residential $325
Commercial/Industrial $375
After the Fact Permit $500
Zoning Appeals $550
Total $ 3,375.00
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Eric Mulcahz .

From: Mark Rohweder <Mark.Rohweder@kljeng.com>

Sent: Friday, January 20, 2023 10:27 AM

To: Eric Mulcahy; jbaniak@location.ventures

Cc: 'Frank Astor'; 'Marissa Getts'

Subject: RE: Geotech Investigation: 7030 Hwy 2 Residence submittal
Eric,

Sorry for the delay in responding. Yes, based on the initial geotechnical investigation findings and my experience we can
build the infrastructure proposed.

Thank you,

Mark Rohweder, PE, PMP

«&Y

651-726-5040 Direct
406-890-1193 Cell
370 Wabasha St. N. Ste 300

St. Paul, MN 55102-1329
kljeng.com

From: Eric Mulcahy <eric@sandssurveying.com>

Sent: Thursday, January 19, 2023 11:03 AM

To: Mark Rohweder <Mark.Rohweder@kljeng.com>; jbaniak@location.ventures

Cc: 'Frank Astor' <fastor@location.ventures>; 'Marissa Getts' <mgetts@location.ventures>
Subject: RE: Geotech Investigation: 7030 Hwy 2 Residence submittal

Thanks Mark,
In your expert opinion as a Civil Engineer, do you think that buildings, roads, and infrastructure can be supported by
these soils. For example how do these soils compare to a typical downtown Whitefish soil that is known for expansive

clay and high water content.

Eric H. Mulcahy, AICP
Sands Surveying, Inc
(406) 755-6481
eric@sandssurveying.com

2 Village Loop
Kalispell, MT 59901

From: Mark Rohweder <Mark.Rohweder@kljeng.com>

Sent: Thursday, January 19, 2023 9:39 AM

To: Eric Mulcahy <eric@sandssurveying.com>; jbaniak@location.ventures

Cc: 'Frank Astor’ <fastor@Ilocation.ventures>; 'Marissa Getts' <mgetts@location.ventures>
Subject: Geotech Investigation: 7030 Hwy 2 Residence submittal
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1830 3™ Avenue East Suite 303
Kalispell, MT 59501-5778

406 755 2763

KUENG.COM

January 19, 2023

Eric Mulcahy

Planner

City of Columbia Falls
130 6th StW A

Columbia Falls, MT 59912

Re: Preliminary Geotechnical Investigation
Dear Mr. Mulcahy:

Enclosed are the findings from the preliminary geotechnical investigation including the boring logs for
Parcels 3 and 5. The preliminary geotechnical investigation was conducted on December 21, 2021. An
Aquatic Resources Delineation was conducted in the summer of 2022 to confirm and define the water
resources on site. Results of the delineation were included in the application.

Please contact me at (406) 300-7099 or mark.rohweder@kljeng.com with any questions regarding the
preliminary geotechnical investigation.

{;/M -

Mark Rohweder

Project Manager

Enclosure(s): Preliminary Geotechnical Investigation and Boring Logs
Project #: 2106-01243

cc: File and Location Acquisitions

Item No.2.
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PRELIMINARY GEOTECHNICAL INVESTIGATION
Portions of the Report relevant to 7030 Hwy 2 Residences

SOIL CONDITIONS

Based on the results of the borings, subsurface conditions across Parcels 3 and 5 can be generalized as
organic silt topsoil materials ranging in thickness from 2.0 to 2.5 feet thick atop native soils. Native
inorganic soils are lean clay to about 4-6 feet atop sand and gravel extending to the total depth
explored. Borings DH-1 and DH-3 further north show poorly grade sand with silt to depths of 9 to 11
feet, followed by poorly graded gravel with sand; Boring DH-2 further south transitions directly from
lean clay to gravel at about 5.5 feet. Static groundwater was encountered at depths of 2.2 to 2.3 feet
below the existing surface grade at the time of the exploration.

Groundwater monitoring wells were installed at Boring DH-1 and DH-2 locations. The native lean clay
encountered has very soft to soft consistency based on Standard Penetration Test (SPT) N-values of 0-2
blows per foot. The natural moisture content of the native clay ranges from 27-40 percent, under
saturated conditions below the groundwater level. The underlying poorly graded sand with silt (where
encountered) has very loose relative density, based upon SPT N-values that range from 2 to 3 blows per
foot. Natural moisture contents in this stratum ranged from 16 to 31 percent, under saturated
conditions below the groundwater elevation. Deeper in the subsurface profile below a depth of 6 to 11
feet, the predominately coarse-grained poorly graded gravel with sand soils is medium dense to dense
based on SPT N-values ranging from 17 to 30 blows per foot. Natural moisture contents in the saturated
gravel and sand range from 7 to 16 percent.

CLOSURE/LIMITATIONS

The preliminary findings presented in this report are based upon the data obtained from the limited
borings/test pits performed at the indicated locations and from other information discussed in this
report. This report does not reflect variations that may occur between exploration locations, across the
site, or due to the modifying effects of weather. The nature and extent of such variations may not
become evident until, during or after construction. If variations appear, Alpine should be immediately
notified so that further evaluation can be provided. Alpine Geotechnical should be retained to provide
final geotechnical investigation and consulting services once the design is further developed in order to
provide specific recommendations for foundations and groundwater based on site layout and
foundation loading.

Log of Borings attached for DH-1, DH-2, and DH-3.
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LOG OF BORING
NO.: DH-1

Project: Columbia Falls Master Plan

Client: KLJ

Location: See exploration location map: 48.365112, -114.163784
Driller: Alpine Geotechnical

Drill Rig: CME 45B

Project No.: 21-966

Date: 12-2

Elevation: Existing
Logged By: Teal Gayner

1-21

Item No.2.

Depth to Water>  Initial %: 2.2' At Completion ¥: 2.2
ELEVATION/ | SOIL SYMBOLS, STANDARD PENETRATION TEST
SAMPLERS uscs Description NM | DD CURVE
DEPTH AND TEST DATA DEFTH N
| 1030 50
oL Organic SILT topsoil with surficial grass, dark
brown, moist, very soft, 2.5 thick
g | c Lean CLAY trace sand and organics, dark 40 26°46" 0
0 o brown/brown, wet, very soft -
4 SP-SM Poorly graded SAND with silt, brown, wet, L
1 e I 24 5-7' 3
h very loose T
2
! |
2.0 of heaving sand at 7.5', no sample \
1 P Poorly. graded. GRAVEL with sand, brown, \
wet, medium dense, with cobbles and boulders \
6" of heaving sand at 15.0/ 9 1517 19
N End of Boring DH-1 at 17.0¢
— 20
— 25
30
- 35
Fiqure A-2 PAGE 1 OF 1 - ~GEOTECHNf




LOG OF BORING

NO.: DH-2

Project: Columbia Falls Master Plan

Client: KLJ

Location: See exploration location map: 48.364804, -114.161942
Driller: Alpine Geotechnical

Drill Rig: CME 45B

Project No.: 21-966
Date: 12-21-21
Elevation: Existing
Logged By: Teal Gayner

Item No.2.

Depth to Water> Initial <: 2.2’ At Completion ¥: 2.2'
ELEVATION/ SOIL SYMBOLS, STANDARD PENETRATION TEST
SAMPLERS USCs Description NM | DD CURVE
DEPTH AND TEST DATA REPTH N
2 o , , 1030 50
B OL | Organic SILT topsoil with surficial grass, dark
i Zats brown, very moist, very soft, 2.0 thick
1 1 e Lean CLAY trace Sand.an(.i Oz'g.anic.s,. dal‘lf ) 646" > ®
1 brown/brown, very moist to wet, soft to stiff \
1
: 4
i 34 5.7 9
i’ | eP Poorly grad.éd. GRAVEL with sand, brown,
wet, loose to dense, with cobbles and boulders \
_5,' 1.0" of heaving sand at 10.0' 13 1012 17 &
10
19 \
7 14'-1¢' 30

2 Auger refusal at 14.0’

19 |
End of Boring DH-2 at 16.0'

35

Fiqure A-3 PAGE 1 OF 1
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LOG OF BORING

NO.: DH-3

Project: Columbia Falls Master Plan

Client: KLIJ

Location: See exploration location map: 48.365177, -114.160487
Driller: Alpine Geotechnical

Drill Rig: CME 45B

Item No.2.

Project No.: 21-966
Date: 12-21-21
Elevation: Existing
Logged By: Teal Gayner

Depth to Water>  Initial <: 2.3 At Completion ¥: 2.3’
ELEVATION/ SOIL SYMBOLS, STANDARD PENETRATION TEST
SAMPLERS Uscs Description NM | DD CURVE
DEPTH AND TEST DATA DEPTH N
& - - - 1030 50
£ OL | Organic SILT topsoil with surficial grass, dark
i Bed3ts brown, very moist, very soft, 2.5' thick
0 1B Lean CLAY trace sand_and organics, dark 32 26" 4'6" 0 ®
0 brown/brown, very moist to wet, very soft to
g soft
0 27 5.7 2
0
2y | (——
2 SP-SM|  Poorly graded SAND with silt, brown, wet, 25
0 very loose 31 76-96" | 2 P
i 6" of heaving sand at 7.5'
a | ) 16

GP Poorly graded GRAVEL with sand, brown,
wet, loose to dense, with cobbles and boulders
2.0" of heaving sand at 10.0', no sample

' Auger refusal at 14.0'

13 2.0" of heaving sand at 14.0', no sample
L End of Boring DH-3 at 14.0'

20

25

— 30

- 35
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Planning Department
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130 6TH STREET WEST PHONE (406) 892-4391
ROOM A
COLUMBIA FALLS, MT 59912 FAX (406) 892-4413

January 27, 2023

Re:  Public hearing notice for a Zone Change and PUD located at 7030 Highway 2 East and
500 River Road in Columbia Falls.

Dear Adjacent Property Owner:
Our records indicate that you are the owner of property within 150-feet of the proposed project.

As the Planning Staff for the Columbia Falls Planning Jurisdiction, I am writing to provide you
with notice of public hearings for zone change and Planned Unit Development. The zone change
proposed to change the existing CSAG-5 and CSAG-10 (Suburban Agricultural) to a CR-4
(Urban Residential) zoning classification. The PUD will overlay the proposed CR-4 zoning
classification and allow a development of 180 residential units (99 single family attached units
and 81 apartment units). The gross density of project is 7.9 units per acre. The applicant is
proposing 12.21 acres (55%) of the site as park and open space. The PUD/subdivision will
extend Municipal water and sewer services along with reconstructing River Road north of the
Highway.

If you have questions or comments concerning this matter, please call, visit or write me at City
Hall. For written comment to be included in the Planning Board packet, it needs to be submitted
to the City Clerk, 130 6" Street West, Columbia Falls, MT 59912 no later than Tuesday,
February 7, 2022 or by email: staalandb@cityofcolumbiafalls.com. Written or emailed
comments may be provided up to 5:00 pm on the day of the hearing; it will just be emailed
and/or passed out at the hearing.

Eric H. Mulcahy, City Planner

*Subject Properties™

CSAGS
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NOTICE OF PUBLIC HEARINGS

The Columbia Falls City-County Planning Board will hold public hearings for the following
items at their regular meeting on Tuesday, February 14, 2023 at 6:30 p.m. at the Cafetorium in
the Columbia Falls Junior High School, 1805 Talbot Road, Columbia Falls, Montana. The
Columbia Falls City Council will hold a subsequent hearing on March 20, 2023 starting at 7:00
p.m. in the same location.

Request to amend an approved Planned Unit Development in the Columbia Falls
Zoning Jurisdiction:

The RH2 LLC is requesting an amendment to a previously approved Planned Unit
Development overlay for the property located at 812 4™ Ave West which is at the corner of
8" Street West and 4™ Ave West. The original PUD allows nine residential units and three
commercial spaces in two buildings on the half acre parcel. The amendment would replace
the three commercial units with three residential units for a total of twelve residential units.
The three story buildings will meet the setback and height standards of the CB-2 (General
Business) zoning district as well as providing 24 off-street parking spaces. The property is
described as Assessors’ Tract 8AA (Parcel B of COS 12484) in the SW1/4 of Section 8,
Township 30 North, Range 20 West, P.M.M., Flathead County.

A Zone Change Reguest from CSAG-5 and CSAG-10 to CR-4 in the Columbia Falls
Zoning Jurisdiction.

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
500 River Partners LLC are requesting a zone change for property located at 7030
Highway 2 East and 500 River Road in Columbia Falls. The properties are currently
zoned CSAG-5 and CSAG-10 (Suburban Agricultural) with a 5 and 10 acre minimum lot
size. The proposed zoning is a CR-4 (Urban Residential) zoning. The two properties total
approximately 22.5 acres and are located just east of the bridge over the Flathead River.
The properties are described as Parcel 1 of COS 16981 (Assessor’s Tract 3FB) and Tract 1
of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30 North, Range 20 West,
P.M.M., Flathead County.

Request for a Planned Unit Development in the Columbia Falls Zoning Jurisdiction:

The applicants, Twin Peaks Farms, LLC, High Country Land and Cattle (MT) LLC and
River Partners LLC are requesting a Planned Unit Development in the Columbia Falls
Zoning Jurisdiction, the urban scale development is located at 7030 Highway 2 East and
500 River Road in Columbia Falls and is described as Parcel 1 of COS 16981 (Assessor’s
Tract 3FB) and Tract 1 of COS 16958 (Assessor’s Tract 3F) of Section 16, Township 30
North, Range 20 West, P.M.M., Flathead County. The project consists of 180 residential
units (99 single family attached units and 81 apartment units. The gross density of project
is 7.9 units per acre. The applicant is proposing 12.21 acres (55%) of the site as park and
open space. With the project, the applicants are proposing to extend Columbia Falls Water
and Sewer service to the site. Other than the clustering of density and the density bonus
provided by the PUD regulations, the applicant is not requesting any deviations.
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Persons are encouraged to submit written comments prior to the meeting. Written comment
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carry the same weight as public testimony given during the hearing. Written comments may be
sent to Columbia Falls City Hall, Attention: Barb Staaland, City Clerk, 130 6™ Street West,
Room A, Columbia Falls, MT 59912 or via email: staalandb@cityofcolumbiafalls.com. Written
comments must include the commenter’s physical address. For more information on the
proposed Planned Unit Development, please call Eric Mulcahy, Columbia Falls City Planner at
755-6481. As these meetings are held at an alternate location, ZOOM virtual meeting is not
available for either meeting.

DATED this 27th day of January, 2023

Suwsan Nicosia

Susan Nicosia, City Manager/Planning & Zoning Administrator
COLUMBIA FALLS CITY-COUNTY PLANNING BOARD

Publish: Daily Interlake Sunday January 30, 2023

-334-



mailto:staalandb@cityofcolumbiafalls.com

Item No.2.

B Staaland

From: Cindy Houk <amontanagl@gmail.com>

Sent: Monday, January 30, 2023 8:47 PM

To: B Staaland {;ﬂ;ac s

Subject: Zone change for 7030 Hwy 2 E and 500 River Road . 'mm{'i,-i.,;‘g;ﬂ% FAL

I am writing in against the requested zone change from CSAG-5 and CSAG-10 to the requested CR-4 zoning for the property located
at 7030 Hwy 2 E and 500 River Road in Columbia Falls Mt.

We fought to have the River Highlands subdivision rejected because of the high density and the problems that come with it and now
we have another developer that wants to develop a smaller area with the same high density of 7.9 units per area just across the hwy.
There really is no difference in the issues that this development will cause compared to the River Highlands....other than it’s across the
street!

The issues we all discussed on the River Highlands development with city services, EMS, Fire and schools that this type of high
density and all the people it brings with it ...are the main issues with this development as well. The city's infrastructure is just not
capable of handling this and all the future developments that will come soon after.

The reasons we all fought against the River Highlands development are the exact same reasons to deny this one as well.

The density is just too high for this area, the congestion of traffic that this type of development will cause will be a disaster in the
making at regular times but just imagine the issues, congestion and accidents that will happen come tourist season.

Please understand the floodgates you will be opening if you allow this type of development to proceed. The Hwy 2 scenic corridor
will forever be damaged. Do you really want to see this area destroyed with high density housing/apartment complexes? Do you really
believe these units will be affordable for the local Montanian...I do not. Will you be able to stop the vacation/short term rentals and
force the developer to keep the purchase price of the homes and the rent of the apartments to the local median that the workforce in
Columbia Falls can afford? I don’t think you can.

The beanty of the scenic corridor is breathtaking .... Do you really want to destroy that with high density apartments, hotels and such?
Because once you approve one of these high density subdivisions that will bring water and sewer across the bridge.....there will be no
stopping the high density developments all the way to the House of Mystery. Is that really what you want for our city, I pray not.

Cindy Houk

154 Steppe Lane
Columbia Falls MT 59912
406-314-8759
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B Staaland

From: Zac <zfunkproductions@gmail.com>
Sent: Monday, January 30, 2023 9:03 PM
To: B Staaland

Subject: Land zoning change

Dear Eric Mulcahy and Cfalls City Council Members,

There has never been a more dire need to enact a moratorium on all major housing/business
developments in Columbia Falls, Kalispell, Whitefish and the entire greater Flathead Valley, than right now. I
was born and raised in Kalispell, and have watched helplessly as my childhood haunts have been systematically
taken away by developers looking to make a buck. I grew up in a neighborhood that was at the time, the most
northern hood in town.... a VERY blue collar neighborhood that overlooks what is now Hutton Ranch Plaza.
Our modest home offered million dollar views to the NE, through the notch of Badrock Canyon where Gunsight
Mtn and Mt. Edwards greeted us everyday. To the north, Big Mountain beckoned, the West, the Salish Range
and endless fields of farmland and scrubland that delivered hallmark Montana sunsets. In the flats below the
small hill that our neighborhood sat upon were thousands of acres of grasslands that would wave like slow
motion ocean waves when the breeze blew. At night, the darkness of our Montana skies would light up with
Aurora Borealis on rare occasions. Out in the field, a single many-centuries-old ponderosa pine stood tall and
steadfast, and became the daily perch for our local great horned owl, red tailed hawks, and eagles. My Dad
bought me a spotting scope for xmas when I was five, so I could gaze in wonder at the natural world that I was
fortunate enough to experience. In these fields below my childhood home, deer, elk, and the occasional bear
would make appearances and pass through. To the east, the Stillwater river meandered through a small
floodplain where countless sloughs and stands of old growth pine firs and cottonwoods became what every kid
in the neighborhood for many generations referred to as the “100 acre wood," now called Buffalo Head Ponds.
This was our classroom, our home away from home, our entertainment, our entire universe and where I found
myself, learned to use my hands to build tree-forts, where I learned about the interconnectivity between all
living things, and where I found “God.”

In 1988, my siblings and I rode our bikes down to play in the field below only to be greeted by heavy
machinery, topsoil skimmers, and excavators. For the next year, FVCC was built right in the middle of our
oasis. Not long after, came Home Depot, Lowe’s, Borders, Target, Signature Theaters, Cabela’s, Chick-filla,
Mod, REI, Hobby Lobby, Michaels, Pier One, PetCo, At&T, Crapplebees, Famous Dave’s, Buffalo Wild
Wings, Chipotle, and Walmart. Overnight, the Aurora Borealis was no longer visible, nor where the stars.

Hutton Ranch Plaza destroyed my first “home.”

My parents decided to leave. We moved a few miles away into the Northridge development where our home sat
at the edge of a dead end street where we were again greeted by unobstructed pastoral views to the west. Wheat
fields and West Valley became our second home and the open fields flanking our house became my new
playground, and a safe haven for all of the kids living on the West side of the HWY. I trained my sled dogs out
there as a young man, graduated high school, and upon returning from my first year at college, arrived to 1000
homes being crammed into these fields and the US93 bypass, which was flanked by 20ft cement walls with
tacky linear mountain shapes stamped into them, which became our new “mountain” views.

Not long after, my mom got cancer, my dad died of a heart attack, and I moved to Whitefish to live with my
disabled widowed aunt to help take care of her and her 20 acre estate on Voerman Road across from the historic
Voerman Ranch. Five years ago, Bill and Marsha Voerman decided they’d had enough of the reckless, aimless,
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predatory development and droves of outta-state folks moving in from all sides and they sold their six-

generation-held family homestead to the son of Canada’s second wealthiest private land owner, by acreage,
Jonny Shockey. Jonny then decided what the Flathead Valley needed was a Coachella-sized music festival,
UTBSF. Despite unanimous local opposition to his proposal, he was given a green light to hold what has
become arguably, the busiest local event in the Flathead Valley, due to the pressure of traffic bottlenecks and
30,000 extra concert goers that mostly travel from out of state. Whitefish and the entirety of the North Valley
has become completely overrun during that mid weekend in July, and the traffic along Dillon and Voerman
Roads is so jammed up, that none of us living adjacent to this “venue” can neither come nor go as "Los Angeles
traffic” chokes these narrow rural roads for 4-5 hours just to get groceries.

With UTBSF, Covid-refugees adding 60,000+ “residents” to this valley, and now the TV series “Yellowstone”
which was directly responsible for influencing 2.1 MILLION people to come here to play cowboy dress-up
(flathead Beacon, 1/26/23), plus the 3.5 million extra tourists that Glacier National Park brings here during
summertime; WE CANNOT CONTINUE TO GREENLIGHT MORE PERMANENT DEVELOPMENTS
of any nature UNTIL FLATHEAD COUNTY COMISSIONERS, and all the INDIVIDUAL CITY
JURISDICTIONS CAN COME TOGETHER to implement a thorough impact review and a 30-year
GROWTH PLAN. Not having a growth plan has done more harm to this place in the last three years than this
valley has experienced in a century and a half.

This developer, who won’t stop trying to weasel his way into a quick cash-grab to force an ill-suited 1ll-
designed River Highlands development, and who is now trying to get you guys to change the zoning along the
west side of the River Highlands, needs to be kicked to the curb, We’ve already denied him TWICE, and a
change in location doesn’t really mean much when considering we’re already losing OUR HOME faster than
we can fathom. If we're to save ourselves from ourselves and keep Montana, MONTANA,; then I urge you to
deny this development, and all further developments of this scope until Flathead County, the City of Columbia
Falls, City of Whitefish, Kalispell, Evergreen, Somers, and Bigfork, can all unite and create a
COMPREHENSIVE GROWTH PLAN that can address the ravenous extermination of our farmlands,
grasslands, woodlots, vistas, and way of life.

I realize growth is inevitable (especially if nothing is done to address it), but it doesn’t have to metastasize like
cancer onto the rural character of our lands. Any and all future development should be crammed into places
that’ve already been lost or surrounded by development (i€), the open fields south of Weyerhauser behind
Backslope and the ACE or areas akin, where entire city blocks lie feral with Knapweed. We need to focus our
population growth with DENSITY as our guiding principle if we’re to maintain any of our Valley’s character
and splendor over the next decade, let alone three. If we don’t, I guarantee this place will become the
disgusting, sprawling smog-choked cesspool of Salt Lake City, overnight.

While some of you may not have had the sustained misfortune of being chronically displaced by literally every
home you’ve ever occupied/loved being systematically destroyed by capitalism for a select few to profit; may
you muster some sympathy and awareness of just how toxic all of this development is to those of us who were
born here.

Please deny this zoning change and send this developer packing.

Sincerely,

Zac Fawcett

1800 Voerman Rd
Whitefish, MT
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B Staaland — —

From: Whitney Kross <whitney.kross@gmail.com> @E s
Sent: Tuesday, January 31, 2023 8:31 PM gLl 2 T
To: B Staaland FE’U o
Subject: Re: 7030 HWY 2 E and 500 River Road 01 op;

Gty or coy (. - “ 7_

I realized I did not provide my address with my original email so I wanted to follow up in case requiréid!.'é

Whitney Kross

1104 Rapids Ave
Columbia Falls, MT

Thank you,

Whitney K.

On Jan 30, 2023, at 2:56 PM, Whitney Kross <whitney.kross@gmail.com> wrote:

To City of Columbia Fall Planning Department,

I am saddened that yet again, less than one month since my last, I am writing to you to oppose
yet another out of state developer wishing to forever change the face of the community we all
love. Saddened or not, I will continue to make my voice heard until we have developers come
forward with sustainable growth and proposals that match and enhance the community we live

1.

Below is a summary of my concerns regarding this proposal:

1

Location and vicinity to the River. Though the developer would like to state there are
no issues with extending pipelines across the river, all you have to do is a quick google
search to see that there are indeed many breaks that have occured. The EPA estimates
that there are 23,000 to 75,000 sewage overflows per year in the US alone. The
American Society of Civil Engineers estimates that there are 240,000 water and sewer
main breaks per year in the US. The Flathead River is a key component to why this
Valley was settled. This development will have a direct impact on the River during
construction and for its lifetime after with the risk of breaks. As a Professional
Engineer in this state, I can tell you that many communities are moving away from
these crossings. The City of Missoula, for example, is actively pursuing alternatives to
abandon existing water main crossings on the Clark Fork River due to leaking and
impacts to the river. They are doing this for a water main crossing, we are not even
talking about the sewer.
Stormwater Runoff. This site is located directly next to a river that brings 1,000 of
people for recreational purposes as well as wildlife. I have grown up in this Valley and
was lucky enough to experience our crystal clear water. After graduating with a degree
in Civil Engineering [ moved to Billings for my first job. I was shocked when I
discovered that not all water is clear. In fact a majority of rivers in this country are full
1
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of sediments caused by runoff and dumping of surrounding developments, Where will
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the generated stormwater which will contain fertilizers, oils, nitrates and phosphorus,
and a list of other contaminants be stored? Has the City considered the level of
treatment that will be required for each stormwater feature? And once in a
detention/retention pond, will the developer be held to an inspection schedule to ensure
treatment is indeed adequate as all that water will eventually be absorbed or discharged
directly into the adjacent Flathead River.

. Density. Columbia Falls consists of lots that are on average larger than our
surrounding communities. If you are to look at the average lot size for properties
surrounding this proposal, that average is even larger. The City has historically grown
with this in mind. People who choose to live here or relocate here are doing so because
of this. If these individuals wanted to live in high density developments they would
choose to live in Kalispell or other locations within this Valley where high density
development is the norm. No one who has moved to or lives in Columbia Falls does so
because they want to be surrounded by high density development.

. Sustainable Growth. All of our public services (the post office and postal workers,
emergency care, schools, medical facilities, grocery stores, parking, etc.) can barely
handle the growth we have seen in the last decade let alone a development like this is
proposing. I attended Columbia Falls High School 15 years ago, there were no extra
lockers at that time and the hallways were wall to wall people during breaks when I
graduated with a class of 202 people, where do you propose the increase in children
that will come as a part of this development go? Have you gone to cither of our grocery
stores lately? There is no longer such a thing as parking close to the door or wandering
the aisles with no one else. They are full at almost all times even when I try to go on
what I would think would be a random or off time. Our fire and police will see an
increase in demand, are they also not already over stretched as is? In the three years
since I moved back to my home to be closer to family, I have seen my taxes increase
by over $1,000 per year. I think it is safe to assume this development will see that
increase again to cover the massive additional costs that will be burdened to the City as
part of this development because the City is not imposing any sort of requirements on
the developer to upgrade necessary services. Eye exam or teeth cleaning, hope you
have three months before you need it. Taking your pet to the vet? Better hope it is not
an emergency because you are two to three weeks out.

. Wildlife. This is a known wildlife corridor. I have personally seen many deer and
even foxes in this area. Have you floated the river in the summer? You are guaranteed
to sec at least one eagle along this stretch. I have also seen pheasants pop out from the
field and cross in front of you, grouse, hawks, a black bear, and even a bear hit by a car
(which in my life 1 have not see but I think it is a safe assumption that our growth has
something to do with if). [ am sure I am missing many others,

. Traffic. Ten years ago I never sat through more than a single light in Columbia Falls.
Now, I am in a line of traffic through every single light and have had to sit trying to
make a left onto nucleus off of HWY 2 for multiple lights. This will get worse,

. Face of Columbia Falls. There has been a significant amount of development in our
community, and I am not against it when done right (i.e., density matching the
community). In fact, I went to school and have made a career out of helping
development across communities. That being said, the development should reflect the
community and be located such that it will not change the face of the City. When you
round that corner coming out of Columbia Falls you hit the bridge and immediately
look to your left at the mountains of Glacier peaking between Columbia and Teakettle.
I could not even fathom that view being changed from the previous development
proposal across the road from this site, but this location is even more devastating.

2
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mountain. It will now consists of apartments directly in front of that. If you have
recently, [ implore you to make that drive and look towards Glacier. Do you want this
to disappear and be replaced with what this development proposes? The exact thing
that people visiting and those who live here love will be gone if this is approved.

8. Years of Impact. Yet again we are talking about a development that is so large and
high in density it will be built in phases. What is the guarantee the developer will ride
out the economy when it takes out downturn? This development will not be
constructed with restorative action completed in a season or two. This development
will take multiple years, and for that entire time there will be constant disturbance to
the environment through stormwater runoff, construction pollution, noise, the threat of
spills, impact to wildlife and traffic, etc.

To summarize, I want our community to grow and develop. I voted in favor of the school bond, I
voted to implement the resort tax. [ did all these things in good faith that this would help the
community because I love this City and it is the place I want to raise my children. I know how
special this town is and can be, but allowing this zone change and eventual density goes against
every reason I chose to live here and not relocate to Kalispell or Whitefish, If this development is
allowed, the face of this community will change forever with no going back. The floodgates will
open and the community we all love will be no more. At some point, the voices of the
community need to be heard and money motivated decisions need to be put aside.

Thank you,

Whitney K.
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B Staaland
T Rl e L s a3
From: Samantha Towery <samanthatowery80@gmail.com>
Sent: Tuesday, January 31, 2023 3:23 PM
To: B Staaland
Subject: Comments on Proposed Development at 7030 Hwy 2 East and 500 River Road
Follow Up Flag: Follow up
Flag Status: Flagged
i LD o
Good morning, FEB 1 ons

CITy r
‘-fj; E\P 7~
i " . I N0,
To Columbia Falls Planning and Zoning Board: TYULUMBIS 44
SAFALL

This letter 1s in response to the development proposed by Twin Peaks Farms, LLC, High Country Land and
Mattle (MT), LLC, and 500 River Partners, LLC located at 7030 Highway 2 East and 500 River Road in
Columbia Falls, MT. This letter should be included in the Planning Board Packet for the February 14, 2023,
Columbia Falls Planning and Zoning Board meeting.

As current residents of Columbia Falls, MT, residing at 711 3rd Ave East, and long-time residents of Flathead
Valley, we are deeply concerned about the proposed development plan and zoning change request submitted by
these applicants. Our concerns include, but are not limited to, the following:

1. The proposal includes a zoning change request from CSAG-5 and CSAG-10 (suburban
agricultural) to CR-4 (urban residential). Zoning change requests on this scale are troubling
and if the requests are approved would result in construction of units not within the basic
character of the area. The proposed 180 residential units (99 single family attached units and
81 apartment units) would not only be an eyesore and detract from the expanse views of
Columbia Mountain and towards Bad Rock Canyon but would be a burden on current
Columbia Falls residents and potentially an environmental hazard. Why would the Columbia
Falls Planning and Zoning Board even consider changing zoning when the benefits to the
community are questionable, and the change is detrimental? Because the developer asked for
it? That reason alone is not enough, and the Board needs to be able to justify any change and
explain the benefits to the community members.

2. The size and scale of the proposed development is not in character with the neighborhood.
This is currently agricultural land adjacent to the Bad Rock Canyon Wildlife Management Area.
We are unable to locate online the current average units per acre in the proposed development
area and expect that information will not be available until the staff report is published online.
However, we can safely assume the average size of tracts in the neighborhood are equal to or
less than those in the neighborhood directly across Highway 2. That neighborhood averages
0.125 units per acre. The proposed development density is 7.9 units per acre which greatly
exceeds the current neighborhood character density. We assume this development would
become one of the highest, if not the highest, density development within Columbia Falls.

3. The proposal includes annexation into Columbia Falls with city utility services (water and
septic) extended under the Flathead River. Allowing this developer, or any developer for that
matter, to expand city utility services to the east side of Flathead River will open the way for
more large-scale development in that area. As a community, we have experienced a barrage
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CURRENT residents, not potential residents. Because the developer narrative request and

of development requests and those will only grow in number if city services are expande
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the east side of the river. What does City staff envision? Another Silver Brook stretching from
the river to the Heights? Will the City be able to deny subsequent requests from other
developers once utility services are extended? Where does it end?

Annexation will increase the Columbia Falls population from approximately 5,300 (in 2020) to
over 5,800; an almost 10% increase from a single development. Combined with the very large

development recently approved near Meadow Lake, this is completely unsustainable growth.
Increased population means more demand on all city services including water, sewer, public
safety, road maintenance, etc., as well as on area grocery stores. We understand the
developer is proposing to pay the cost of extending water and sewer to the development site,
but we are unwilling to pay increased taxes to cover increased demand for all services after
the initial water and sewer service expansion. We believe it is unfair to ask current Columbia
Falls residences to foot most of the increased bill over time. We also feel that development
proposals should include neighborhood markets to provide residents with an option that
doesn't further burden residents outside of the development and would allow those residents
easily walk to a location to buy groceries and other merchandise, rather than adding more ca

to
rs

to our already crowded streets. This and other recent proposals are essentially small cities with

no services provided and that is poor foresight.
The proposal would likely increase traffic along River Road, Rogers Road, Kelley Road,

Badrock Drive, 3rd Avenue East, Highway 2, Highway 206 and others. The current roadways

are barely able to handle increased tourist traffic and adding a minimum of 350 vehicles per
day to already congested roads will result in more congestion and more near-fatal and fatal

accidents. We are unable to determine if the developer would be required to install a stop light

on Highway 2 but feel that would be necessary considering the volume of traffic in that area

specifically in the summer months. We also are unable to determine if a traffic study has been
conducted but it certainly must be before the Board considers recommending this proposat for

approval. Any completed traffic study should occur in the busy summer months, not in Janua
like the traffic study conducted by the developer that proposed the River Highlands project.

ry

The traffic study should include 3rd Avenue East as there are already hundreds of cars per day

using that road to access Rivers Edge Park and residences, as well as using it to avoid
Nucleus Avenue to access Smith’s, the Post Office, etc. Those residing in the proposed
development, if approved, will likely do the same therefore eroding the character of a
neighborhood not directly associated with the new development.

Boring under a river to extend water and sewer service does not come without possible strea
disturbance and required recurring maintenance. Who is responsible for those maintenance

m

costs? Current Columbia Falls residents should not pay for that recurring maintenance and the

costs should be borne solely by the developer. The proposed development also appears to b
in or directly adjacent to a flood ptain. Has the developer included mitigations in the proposal

e
or

are they solely concerned with the monetary gain they stand to make in marketing and selling

river-front property?

The Bad Rock Canyon Wildlife Management Area (Area) is an asset to Valley residents and
vital to wildlife living in and traveling through that protected Area. The Area is adjacent to the
proposed development. The proposed development will bring unacceptable impacts to that
wildlife through increased foot traffic to the Area and the attractants associated with such a
large-scale development (e.g., garbage generated by an additional 800+ residents). The
impact associated with an additional 500+ people using the Area was likely not considered

when the Area was established. If the proposed development or some version of the proposed
development is approved, the developer must pay for wildlife-safe garbage storage and ensure

all other attractants are banned in the development.
Any new development in Columbia Falls needs to provide housing that is affordable to

2
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staff report will likely not be publicly available until after public comments are due on Fe

7, 2023, we must assume this proposal contains no offer of affordable housing or grant to the ...
City to provide the same.

The mission of the City of Columbia Falls includes listening to citizens and responding to their needs,
respecting diversity and differences of opinion, and evaluating the status quo and practicing thoughtful
planning.

We encourage the Planning and Zoning Board to adhere to that mission, take into account the Growth Policy
that directly conflicts with this proposal on many fronts, and listen to the citizens of Columbia Falls and the
overwhelming outcry to deny this proposed development. This proposed development holds no benefit for
current residents and will only open the door for more outside investors looking to market the opportunity to
live at the Gateway to Glacier National Park. Typically, those investors make a quick buck and are on to the
next opportunity with little regard for the local community and the natural environment they unabashedly
promote to appeal to buyers. We can only assume this developer fits that category based on the limited
information provided.

We are totally opposed to the proposed development!
Sincerely,

Samantha Towery and Matthew Kennedy

711 3rd Avenue East

Columbia Falls, MT
= ReplyForward
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To: Columbia Falls City Planning Board
Columbia Falls, MT 59912

From: Larry and Dawn Fisher
112 Allen Drive
Columbia Falls, MT 59912

Staff members of the CF Planning Board, SET U LULUMBIA FALLS

We are opposed to the proposed zone change and planned development located at 7030 Highway 2
East and 500 River Road, Columbia Falls, Montana. Our concerns are extensive including but not limited
to environmental, traffic,

wildlife conservation, and Natural aesthetic value.

The 180 unit subdivision is not reasonable for the east side of the Flathead River due to sewage disposal
and seasonal runoff. Although the developers claim to install safe lines, we are not prepared as seniors
on fixed income, for an increase of taxes which will inevitably occur. Who will incur the cost of
maintenance? Who will be responsible should seasonal flooding takes place and creating unexpected
problems? We feel the proposed infrastructure upgrades will not adequately handle full occupancy of
a high density development, but only be constructed to serve the ever fattening bank accounts of
developers. Also, extensive development of the 22.5 acres next to the river will contribute permanent
pollution from the many new residence vehicles.

THIS IS NOT THE APPROPRIATE ACREAGE FOR HIGH DENSITY DEVELOPMENT.

Traffic will become another problem for those traveling this area during peak commuting hours,
especially during the tourist season. We have not experienced waiting more than a couple of minutes at
the River Road intersection. No more than 4 vehicles have backed up leaving River Road even during
previously stated times. Thankfully the Montana DOT planned ahead constructing 4 lanes and a wide
center turn lane.

The proposed site is a commonly used corridor for local deer, elk, bear and avian populations. The out-
of- state developers cannot possibly know how frequently the wildlife use this area. Do they really care?
Are they prepared to build a "wildlife bridge"?

Additionally, the NATURAL scenic beauty of Badrock Canyon as we cross the bridge going east will be
discounted. Visitors coming into this country want to see just that, not developments from which many
have left behind during their vacation time. What better way than to welcome tourist with a clear view
of the gateway to Glacier National Park. It is NOT worth the monetary gain of Columbia Falls
administrators and residence to desecrate this land.

THIS IS NOT THE APPROPRIATE ACREAGE FOR HIGH DENSITY DEVELOPMENT.

Be brave. Support the opinions of the local residents. Keep the proposed urban development in the
current City Limits. There are plenty of other large acre parcels to put high density housing rather than
on our suburban agricultural Gateway land. We assume that the investors from Florida don't understand
the importance of sustaining the character of small towns for future generations. We oppose this
proposed development.

If this proposal passes, we suggest at the very least that residence should be single level,
homes/duplexes with country style designs, similar to the Cedar Creek Lodge and Conference Center,
not industrial looking apartments.

Sincerely,
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From: Kristen Sims Barbaree <krismedic162@gmail.com> {‘E[’ 03 -
Sent: Friday, February 3, 2023 8:13 AM 1TV -
To: B Staaland VOFCoLymn,
Subject: Oppose Twin Peaks/High Country Cattle River Rd Development CIAFALLS

Columbia Falls City Planning Board,

I am writing to you to oppose the proposed 180 unit development located East of the Flathead River and North
of Hwy 2. The proposed zoning change from suburban agricultural to urban residential should not be approved
as zoning is in place for a reason. Zoning protects agricultural lands, of which Flathead County is

rapidly losing.The subject property is a vital corridor for wildlife, and connects to the Badrock Wildlife
Management Area recently acquired by Montana Fish Wildlife and Parks. This property has wetlands, riparian
areas, and is directly connected to the Flathead River. Annexing the proposed property to the city would require
water and sewer services to be extended across the Flathead River, which I strongly oppose.

I encourage the planning board to consider the lack of infrastructure in this area, which is already struggling to
support our growing population. As a nurse working at our local hospital, I see daily the struggles that the
increasing population is having on our taxed healthcare system. One could argue that more housing is the
answer, however, I know that affordable housing is the answer. Due to current home prices, vital community
members such as nurses, teachers, childcare workers are unable to purchase a home in our area. Adding
affordable housing to the city should be of priority to the planning board. Utilizing property that harbors a
wetland ecosystem with agriculture zoning is not the answer to affordable housing. Please deny this rezoning
request and proposed development.

Thank you for your consideration in this matter.

Kristen Barbaree

Columbia Falls, MT
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B Staaland
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FEB 08 2023
From: Ryan Lakey <rlakey81@outlook.com>
Sent: Thursday, February 2, 2023 7:10 PM CITY OF £01 113 '
To: B Staaland Y OF COLUMBIA FALLS
Subject: Planning board and city council comments on proposed zone change and PUD for 2/14

To the planning board and city council,

I didn't see a proposed name for this subdivision, but these comments are in reference to the proposal going
before the board on February 14th.

Since this is essentially identical to the proposed River Highlands proposal, if not worse, I'm sure you are going
to receive many of the same comments and opposition. Nothing has changed and the same concerns exist as
have been voiced by the community at the last two big meetings for the River Highlands. | strongly oppose this
type of development east of the river.

To cut to the chase it seems reasonable that the city updates its growth policy since either it is being
misrepresented by these proposals and is not clear or is out of alignment with the community's wishes for the
future of the city. The urban residential designation on areas east of the river should be updated to match the
surrounding areas of suburban residential. To keep it the same will just keep wasting everyone's time and
money.

It's our job to be stewards of what makes this place special so let's not screw it up for the sake of growth in all
the wrong places.

Ryan Lakey
110 River Estates Dr.
Columbia Falls
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From: Marsha Palmer <marshapalmer570@yahoo.com>

Sent: Thursday, February 2, 2023 6:23 PM

To: B Staaland

Subject: Proposed development FEB ¢ 8 207

CITY OF COLUMRIA EA L1 €
This so-called improvement to our town has been voted down by the county and city three tir'hésts:b“'é"r?éﬁj‘d' yet the
developer believes all he needs do is request a zoning change. Does he live nearby, or even in this state? This will not
represent progress, it will only emphasize the greed that is driving it. Why are Columbia Falls residents not able to vote
on its approval or, hopefully, its rejection? We live out here and DO NOT want the headaches, destruction of wildlife
habitat, traffic, crime that will come with it AT ALL! Please do not approve this catastrophe! You sit on the council at the

pleasure of the voters, you can easily be voted out, please remind yourselves who you work for

Sent from my iPhone
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From:
Sent:
To:
Subject:

Attachments:

Gary Hall <reachgaryhall@gmail.com>
Saturday, February 4, 2023 7:10 PM

B Staaland
newsletter with wrong dates 2/20 (city changed to 2/21) %?@
Newsletter.Special Edition.More Development_2_4 23 pdf f i{?
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MORE DEVELOPMENT :

UppeR Frathian
NEIGHBORHOOD ASSOCIATION

February 2023 :

180 Units Planned North of Highway 2, East of River

A development plan for 22.5 acres on the north side of Highway 2, just east of the Flathead River has been
submitted to the City of Columbia Falls. The plan includes a zone change from CSAG-10 and CSAG-5 to CR-4,
and a Planned Unit Development. The applicants are 500 River Partners LLC (an affiliate of Location Acquisi-
tions), Twin Peaks Farms LLC and High Country Land and Cattle LLC. They are planning a mix of 180 dwelling
units (7.98 units/acre) consisting of 99 attached single family units in 3 and 4 unit buildings, 81 apartment
units, a private clubhouse, a public park, green space and on street parking.

The request for a zone change and Planned Unit Development will be presented at a public hearing before
the CF City-County Planning Board at Columbia Falls Junior High School, 1805 Talbot Road, on Tuesday,
February 14, 2023 at 6:30 p.m. A subsequent hearing is planned before the CF City Council on March 20,
2023, 7:00 p.m. at the same location.

If you have questions about the proposed development, contact CF Contract Planner Eric Mulcahy, 406-755-
6481. The full proposal is available at www.cityofcolumbiafalls.org. Click on the agenda/minutes tab and
then the agenda packet for the Planning Board meeting 2/14/2023. This proposal begins on page 46 of the
packet. You may also contact one of the Upper Flathead Neighborhood Association (UFNA) board members.
UFNA once again encourages you to make your voice heard at the public hearings and write a letter.

Write a letter to the CF City County Planning Board. Submit letters to Columbia Falls City Hall, Attention:
Barb Staaland, City Clerk, 130 6th Street West Room A, Columbia Falls, MT 59912, or by email:
staalandb@cityofcolumbiafalls.com. To be included in the Board packet, written or emailed comments
must be provided by Tuesday, February 7. After that time they will be emailed/passed out to the Planning
Board at the hearing. If you do not submit your letter in time for the February 14 hearing, be sure to submit
before the March 20 City Council meeting. Letters must include your physical address.
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WHAT ARE THE ISSUES?

Does the development fit the character of the neighborhood? The developer is requesting a density of 7.98 units per acre and then
uses only the Hwy 2 corridor as the “surrounding neighborhood” with “mid-density urban areas with a mix of multi-family and single-
family housing” as the example. Take a look at the topographical photo on page 66 of the proposal and you see nothing but open fields
to the north and south stretching north to the Bad Rock Canyon Wildlife Management Area and to the south for over a mile with just a
few scattered rural homes. The proposal states “less than ten rural residences within 1,000 feet,” which is accurate. That is the charac-
ter of the neighborhood, not high density with 99 single family attached row houses and 2 large apartment buildings.

Impacts to City residents: Consider that numerous subdivisions have been approved by the City of CF in the last three years. This pro-
posal will further stretch city services (water, sewer, police and fire protection, street maintenance). Will the taxes on the development
pay for needed upgrades or will City residents’ taxes increase? 450 (180 units x 2.5 people/unit) additional residents will also further
impact the already stressed professional services as well as restaurants, etc. in Columbia Falls.

Water and sewer lines crossing the Flathead River: The proposal states that the development will be serviced by City services but no
mention of how they will get across the River. Will they be drilled under the River? Will they be hung from the bridge? If the developer
is not proposing to pay for the extension of services to the development, who will pay? City tax payers? Any stream bank or stream bed
disturbance is serious business because it impacts the quality of our pristine western Montana streams, river and lakes, and the fisheries
including the endangered bulltrout. Considering how much the economy of Columbia Falls and the “Gateway to Glacier” corridor is de-
pendent on recreation on the Flathead River, we must be vigilant in its protection. It makes no sense to have some upper reaches of the
Flathead River designated as “wild and scenic” and then pollute the River downstream. There are numerous examples of underwater
septic pipes breaking in Montana streams as well as nationwide. The Flathead River is unlike other rivers that have been drilled under.
How would the underwater pipes be monitored for leaks? Who would monitor them? How safe are the pipes hung from the bridge?
Can we depend on the agencies that issue permits allowing drilling to study the issue, make onsite visits and make informed decisions?

Traffic congestion: This development will add a minimum of 360 vehicles (180 units x 2 parking spaces) enteriné and leaving Hwy 2.
Consider each unit will make more than one trip per day. There are no plans in this proposal for a traffic light on Hwy 2. Already per-
sons attempting to access the highway from River Road, and all along the highway have considerable wait times, especially in the sum-
mer months when thousands of cars are heading for Glacier National Park. With the speed limit at 55 mph, major accidents are bound
to happen. This is a safety issue.

Impacts on the wetlands and water table: This proposal claims to respect the natural environment by leaving the wetlands on the
northwest corner of the property intact, and including other practices such as landscaping with native plants. It is not possible to intro-
duce 450 people immediately adjacent to wetlands, riparian areas, and the River and not have significant impact, in this case, on a wet-
land pond that flows directly into the Flathead River. Rivers, streams, and wetlands make up less than 5% of Montana’s landscape, yet
contain 75% of the state’s plant and animal diversity. Additionally, storm water will drain from hard surfaces—roofs, patios, driveways.
The proposal calls for storm water to drain into on-site detention ponds and divert into natural drainage areas. That would be the wet-
lands and River which will be polluted by chemicals, road salt, oils, animal waste, garbage, and other pollutants. The majaority of the 22.5
acres is a fragile ecosystem. The depth to the water table varies from 5 feet to 20 feet and this shallow underground aquifer is connect-
ed to the River. The east end of the property has significant seasonal surface water every spring. Before the highway was built in 1936
the surface and ground water in this entire lowland area was connected. There is still drainage from the wetlands on the south side of
the highway to the north side. While this property is not in the designated flood plain, the Impacts on wildlife and the Bad Rock
River doesn’t know that. Ariver’s job is to flood to maintain the surrounding ecosystem and  Canyon WMA: The 22.5 acres desig-
this area was under at least 8 feet of water in 1964. nated for this development is a notable

= open space which is used by wildlife,
~ including deer and elk. It provides hab-
j itat for birds and smaller mammals.
The developer tentatively plans for a
“wildlife corridor” along the River. This
entire field is the wildlife corridor as

8 observed this winter with the large
herd of elk that moved north into this
field. You don’t “make” a corridor for
wild animals! This is the last remaining
4 wildlife corridor between the open

fields to the south and the Bad Ro
¥ Canyon WMA, - 350 -
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From: Gary Hall <reachgaryhall@gmail.com> *‘Qﬁf"“m_
Sent: Monday, February 6, 2023 1:10 PM R\ W o
To: B Staaland FE; :
Subject: Portion of Growth Policy to be considered z LB 06 -
@7}'0# e

Greetings Columbia Falls City Staff, Planners and Council. Reading through the Growth policy I Eﬁiﬂe"aqynss this part
on Page 56 of the Growth Policy. I was encouraged to read it, of course as you know I (we) are confronted with
development on the east side of the river that we feel is too much for our community as we have known it. Its an uphill
battle for community residents but a battle we are fully engaged in. Its no surprise that developers would want to take
advantage of the direction provided but the simple fact that only 12% said to build east of the river while the majority
said growth should go west is a factor that motivates community involvement and input. I just want to bring this to your
attention with the hopes that you will seriously consider this second sentence part  the thinking of the community” and
take a pause to have another conversation with your community of how we can together guide growth that

won’t adversely affect our future as the Gateway to Glacier and protect our infrastructure. We don’t have to build an
attached city for out of staters and as you know it will not be affordable to our workers, it simple is an opportunity for
out of area people moving in from big cities across America, why would we give opportunity for non locals to bring their
lifestyles to our community and put such a huge burden on our infrastructure. Anyway, thanks for reading this and for
your considerations. The community has been awoken to the proposed changes being put forth and now is a good time to
have the conversation as this part of the Growth Policy has suggested. Respectfully, Gary Hall 12. GROWTH POLICY
IMPLEMENTATION A. UPDATING AND AMENDING THE GROWTH POLICY The development of a Growth Policy is
an ongoing process. Periodic review and revision is necessary to keep abreast of changes in circumstances and the thinking of
the community, which are continuously buffeted by economic cycles, major capital investments, innovation, institutional and
regulatory changes, and residential turnover. Review and revision of the Growth Policy is also needed to add special direction
and detail as specific needs arise, such as preparation of a capital improvements plan. Effectiveness of the Growth Policy
requires a balance between periodic revisions to keep current with changing conditions and avoiding continuous revision that
would erode the long-term vision of the Growth Policy. Preparation of the Growth Policy or a significant update involves both a
comprehensive view of the jurisdiction and a lengthy process of information gathering, public participation, and policy analysis,
which is not feasibly repeated on a short-term basis. In turn, the 2020 Growth Policy is the basis of many long-term decisions
regarding capital investments, zoning, and protection of the quality of life in the area. Growth Policy amendments in a political
context affecting a specific location in isolation are vulnerable to being inconsistent with the overall Growth Policy, not
encouraging the most appropriate use of land throughout the jurisdiction, or benefiting one or a few property owners at the
expense of others. RECOMMENDATIONS 1. The City needs to establish an ongoing program of review and analysis of the
Growth Policy at least on a five-year basis and revising the policy if necessary. 2. As needed, the City should prepare special
elements to the Growth Policy to address specific needs of the Planning Jurisdiction where more direct or special guidance is
needed or to further refine and develop existing goals and policies. Examples include Neighborhood Plans, a Downtown
Redevelopment Plan, a Community Drainage Plan, etc. 3. To amend the Growth Policy Map outside the five-year update
process, the following criteria should be met: a. Extraordinary change in circumstances or errors in preparation of the Growth
Policy warrant the map amendment; b. The map amendment would substantially conform with the Growth Policy overall; c.

The map amendment would encourage the most appropriate use of land throughout the Planning Jurisdiction;
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From: Scott Yeats <wthunter2@hotmail.com>
Sent: Monday, February 6, 2023 9:33 AM CD NVE
To: B Staaland FEB 06 20
Subject: 7030 Hwy 2 Residences Rezone/Development Comments CITY OF COLUMBIA FALLS

Dear CF Planning Board

I am writing about the Twin Peak (7030 Hwy 2 Residences) development and rezone proposal along the Flathead River
and Highway 2. This proposed development seems to have many of the same drawbacks as the River Highlands
proposal. These proposals are in direct contrast to the nature of the upper Flathead and are a disappointment to the
many rural residents of this area along with the annual visitors who enjoy seeing open space as they approach Bad Rock
Canyon and Glacier Park.

The list of impacts from this proposed development are myriad including increased traffic and congestion in an area that
is already overwhelmed by traffic flow, a high risk of contamination to the Flathead river due to the need for sewer lines
under the river, and a complete change to the character of the area with exceedingly high-density housing. The density
of this proposal meets or exceeds any of the housing densities within the city limits of Columbia Falls. In addition, there
are numerous wetlands in the proposed development area with all the wetlands draining directly into the Flathead
River. The center of the proposed development is also a documented wildlife crossing area as elk and other animals
move north and south across Highway 2. Development in this location will displace those animals and potentially cause
future conflicts as they seek other movement paths. These are just a few of the impacts this development will have.

| strongly encourage the Planning Board to reject this proposed zoning change and development. The conditions that
exist in this location show the wisdom in the ariginal zoning as that is the highest density of housing the area can
reasonably and responsibility support. Further, the Development Plan needs to be amended to remove this parcel, and
any other areas east of the river from high density development. There are already plenty of proposed areas west of
town that are more suitable for this type of development.

The nature of this area and the reason it is attractive to so many peaople rest on it’s rural, and lightly developed nature.
Attempting to change this will kill the very things that attract people to Columbia Falls and the surrounding area. In
addition, moving city services across the river will only serve to increase the number of these proposals and further
degrade and threaten the area.

Thank you,

Scott Yeats
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From: Karen South <ksouthy1956@gmail.com> e
Sent: Saturday, February 4, 2023 1:47 PM fioLd
To: B Staaland e
Subject: New subdivision proposal FEB 06 2073
CITY OF COLUMBIA FALLS
Good day,

I am writing once again in opposition to building subdivision in this area whether on east or west side of
Highway 2. The New development CR-4 Zone does not fit with the zones in the area or the character of the
land. This land borders the Bad Rock Canyon Conservation Project. This are is valued by Wildlife
Management for it's importance of sustaining this vital habitat for bull trout, grizzly bears and winter range for
elk and moose. This area is critical for sustaining our excellent water quality, abundant fish, and wildlife,
recreational opportunities and quality of life we enjoy. It is sorrowful again to see out of state developers see
our open space and want to destroy it for their own profit. I moved here from Colorado and if we continue to
build outward it as so many developers were allowed to in Colorado, we will create the sprawl that destroyed so
many areas in Colorado. Please consider stopping this building of high density over-priced housing in our
wonderful community. We all know change is inevitable but not like this.

Thanks

Karen Florey

1520 North Fork Rd

Columbia Falls, MT 59912
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From: Denise Davies <deetledavies@yahoo.com> ffii?g:
Sent: Sunday, February 5, 2023 11:36 AM N
To: B Staaland ﬂjq -
Subject: yet another subdivision east of the river 506 2,
CITY oF

I have written several times before expressing my objection to thgmﬁﬁver
Highlands subdivision, and this project, just east of the river, is no

different! The issues are the same! I am opposed to a zone change
and to the density, character and location of this subdivision proposal as
well. The utilities, traffic and impact on wildlife are no different

from the negative destructive issues that were staunchly opposed by the
community who expressed their concerns regarding the River Highlands
development.

Sincerely,
Denise Davies
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From: JAMES JESELUN <JANDKJ@msn.com>
Sent: Monday, February 6, 2023 4:03 PM
To: B Staaland

Subject: Change of zoning request

In regard to the zoning request from Twin Peaks Farms LLC, High Country Land and Cattle LLC and 500 River Partners
LLC.

My wife and | are not in favor of changing the zoning for the above-mentioned entities. We have concerns as listed
below.

1. The Columbia Falls Growth plan was done and published in 2019. In the four years since it was published, we
have gone through a pandemic. We are experiencing high inflation and could possibly go into a recession. We
are living in troubled times not knowing what is going to happen next with the world. The growth plan did not
account for what has happened since 2019. Economics have changed and people opinions have changed in
where they want to live and how they live. A new growth plan should be done to reflect these changes before
we start rezoning and approving projects based on an old plan.

2. Inthe plan it asked the respondents where the City should focus on development. 42% said the city should
concentrate on infill and 25% on development to the west and south. Graph #7.

3. Ingraph # 4 it shows that the 45% of the respondents said growth should be to the South and West. Only 18%
favored to the East. Why are we trying to push for development to the East when only 18% favor it.

4. The proposed rezoning area has a considerable amount of wetlands. Due to the location of the wetlands the
development will have to concentrated along the highway. The amount of road noise will be a considerable
determent to the quality of the development.

5. ltis my understanding that there is a pipe from the property to the Flathead river to allow for drainage as to
keep the area dry. If so a development will have greater impact on the natural flow of surface water.

6. Due to the limited information on this development, we cannot fully understand the scope of work needed to
accomplish this development. This would include highway access, traffic lights, sewer, water etc. How can the
board rezone the property without more information. Once they get it rezoned, they can submit other plans
changing the scope of the development.

7. The River Highlands development which the developer has withdrawn his application brings up more issues then
just a single development. How would the two developments access the road. Who puts in sewer and water?
Would those services be required prior to any building?

8. lam sure the River Highlands will resubmit a new plan. Between the two development they would be adding
almost 500 units. Columbia Falls will have growth, but how fast do we want it. And why do we want this much
development to the gateway of Glacier.

9. Development needs to be to the South and West. This location gives workers easy access to roads leading to
Kalispell and Whitefish. This development would increase the traffic through town which will have a detrimental
factor on the small town feel that respondents asked for in the plan.

10. I am sure the developer states that it will be providing affordable housing. The River Highland developer could
not give their projections on the sale price of the units or the rental price. Will this developer say they will be
providing affordable housing. With the cost of building affordable cannot be done without cutting corners or
forcing families into very small quarters. One manufacturer in the southern part of the state is doing modular
homes to cut costs, but still they are not cheap.

The board needs to look at the current situation of the economy, the lasting effects of the pandemic and a possible
recession before they move to allow greater density on these parcels. The board needs to address the current mood
of the public as for development in this area. Just because a plan was created 4 years ago may not reflect the will of
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the public. The City of Columbia Falls needs to have their ptanning staff work with developers to find suitabl

that would infill the city where high density housing is ideal as outlined in the plan,
Again, my wife and | do not favor the change in zoning.

Regards,

James Jeselun

292 Bench Run

Columbia Falls, MT 59912
480-250-7907
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From: Kim Wiatrak (US) <kim.wiatrak@pwc.com>
Sent: Tuesday, February 7, 2023 10:42 AM
To: B Staaland
Subject: Rezone and PUD development on North River Road

Dear City of Columbia Falls City Planners,

I am writing on behalf of myself and my family to strongly oppose the rezone and PUD development proposed
for North River Road. My parents have resided at 580 River Road for 51 years. We have seen how the
increased population in the Valley has taken a toll on the wildlife - pushing the bear, elk and moose out. The
current infrastructure does not support this proposal nor any proposal near the Flathead River. The
proposed development is at odds with keeping the Flathead River as a designated "wild and scenic" river. The
proposed development would be encroaching on land that was purchased by the State specifically to serve as
a wildlife management area ("WMA"). Do the right thing here for the locals of Columbia Falls and wildlife to
preserve what makes Montana truly the last best place. "NO" on rezone and PUD development North River
Road.

Kim Taylor Wiatrak
kim.wiatrak@pwc.com

(415) 465-0090

The information transmitted, including any attachments, is intended only for the person or entity to which it is
addressed and may contain confidential and/or privileged material. Any review, retransmission, dissemination
or other use of, or taking of any action in reliance upon, this information by persons or entities other than the
intended recipient is prohibited, and all liability arising therefrom is disclaimed. If you received this in error,
please contact the sender and delete the material from any computer.

In the event the content of this email includes Tax advice, the content of this email is limited to the matters
specifically addressed herein and is not intended to address other potential tax consequences or the potential
application of tax penalties to this or any other matter.

PricewaterhouseCoopers LLP is a Delaware limited liability partnership. This communication may come from
PricewaterhouseCoopers LLP or one of its subsidiaries.
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B Staaland
s “
From: jenny steenberg <blynjennylynne@gmail.com>
Sent: Tuesday, February 7, 2023 9:53 AM
To: B Staaland
Subject: Rezone and PUD development on North River Road
¥ (j:,

Two irreplaceable treasures we have in the Flathead Valley are the beautiful pristine Flathead Rlvei’:‘%ﬁn
abundance of natural wildlife. This proposed urban housing development threatens them both. This area ”g"@wldes
wetlands and drainage creeks into the River that should remain natural to maintains delicate ecosystems. The
development will place high density population less than a quarter mile from the Wildlife Management Area on North
River Road. The WMA is home to Grizzlies, Black Bear, Cougar, Bobcat, Lynx, Red Fox, Coyote, Wolf, Moose, Elk, Deer,
Blue Heron, Swan, Canadian Geese, numerous Duck varieties, Eagle, Hawk, Otter, muskrats and Beaver.

It was stated that municipal utilities will be extended to the development. How is this to be achieved? Are they
hoping to go beneath the River as the other proposed developments did? The threat this poses to the River and strain it
willimpose on city residents deems this a ludicrous quick fix.

As rezoning and development carefully and thoughtfully is implemented in the valley great care should be taken to
preserve those natural wonders that would otherwise be threatened or destroyed. Say NO to urban development near
the Flathead River and WMA.

Thank you,
Jennifer Taylor
580 River Road
Columbia Falls Mt.
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B Staaland
m
From: Wendy <mwlauman@montanasky.us> Q:{ﬁfhﬂfi‘:
Sent: Monday, February 6, 2023 11:02 PM i L@
To: B Staaland FE’Q 0% -
Subject: development proposal North of Columbia Falls hwy ary ¢ 2023
| 8 g {:}F{ T
L1 gy,
o

Dear City Clerk

The proposed development north of the highway in Columbia Falls that again will drill under the pristine Flathead River
for sewer and water is a terrible proposal. The high density of living spaces is also unacceptable and will destroy the
environment and habitat for wildlife.

We are not in favor of this development or any development that drills under the Flathead River. We lived in Columbia
Falls from 2004 until

2019 and still shop there, visit relatives, our doctor is in Columbia Falls. Please do not destroy the beautiful open spaces
and rivers.

Mike & Wendy Lauman
210 McWenneger Drive
Kalispell

MT 59901

406 4717139
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From: Doug Supplee <doug@fccphx.com> .
Sent: Tuesday, February 7, 2023 8:17 AM an Y OF COLUMa 4 ¢
To: B Staaland MOIAFALLS
Subject: Zone Change / PUD 7030 HWY 2 East and 500 River Road - Comment

Hello — My comments and initial objection center in two primary areas: affordable housing and traffic control.

Affordable Housing — The natural inclination for folks is to dislike or resist change. The level of density proposed for this
project is of concern and is an obvious change from the suburban agricultural designation it has held. However, if this
development results in more affordable housing becoming available for the local workforce than it would be a
worthwhile trade off. There needs to be additional information made available by the developers in this regard so more
informed input can be received by the city.

Traffic Control — Because River Road lies immediately to the east of the Flathead bridge this project will negatively
impact regular patterns of traffic (increased congestion) and could potentially cause a rise in vehicular accidents due to
the transition of highway speeds to lower city speed limits at precisely the location of this proposed development. What
plans are in place to mitigate this potential? The addition of a turn lane? Traffic Control Light? Again, more information
is needed to allow for any greater informed response to this proposal.

Pending additional information becoming available to the general public, | would object to the proposed zoning change.
Thank you.

Douglas Supplee

Supplee Family Trust

308 Bench Run

Columbia Falls, MT 59912
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To: Columbia Falls Planning Board

FEB 0% 2023

Re: 7030 Hwy 2 East Zone Change & PUD CITY OF COLUMB) A FAL
LULUWIDIA L

From: Kathie Arvidson

7123 Hwy 2 East
Columbia Falls, MT

To Whom It May Concern:

| am TOTALLY OPPOSED to this Zone Change and PUD. This is NOT the right area to build
this kind of project due to the character of the land. When you look at the Zoning Map - this
should NOT be Zoned CR-4. (The closest area zoned CR-4 is Mosquito Flats). This is like
dropping a cluster in the middle of open land.

CR-4 ZONING (R-4) (Related numbers come from the
Zoning Regulations.)

Described as; TWO FAMILY RESIDENTIAL.
1. One principle use. (Page 27 #3)
2. A district to provide lot areas for urban residential development. Development within the

district will require all public utilities and all community facilities. A duplex is allowed in the
district. ~ (Page 54 Definition)

3. CLUSTER HOUSING DEVELOPMENT IN RESIDENTIAL DISTRICTS
— Section 4.05 (4.05.010)  (Page 176)

2 B. Within R-4 residential districts, detached, semi-detached and attached dwellings
shall be permitted.

7 C. All open space shall be made up of land that is suitable for general recreational and
agricultural purposes. Suitable land shall not include land that is regularly inundated,
land that exceeds a 25% slope, land that is shaped to preclude normal recreational
activities, or land that is otherwise unusable.

Zoning Regulations: (Chapter III Establishment & Definition of Districts)
Section 3.01 Use Districts (Page 25)

6. Preventing the overcrowding of land.

7. Avoiding undue concentration of population

9. Giving reasonable consideration to the character of the district
12. Encouraging the most appropriate use of land: and,

13. Protecting the aesthetic resources of the County.

- 361 -




Item No.2.

TRAFFIC: This is definitely a huge concern. After learning of the “F” rating of the River Road
intersection, | believe this project would add a huge amount of traffic on an already maxed
out intersection. | think the Developer has not done enough homework on his Traffic study
and addressed solutions as this is a dangerous stretch of highway with summer being ex-
treme. We would have a rating of F-.

CITY INFRASTRUCTURE: | believe our City Infrastructure is pretty maxed out and to add this
area to it's load would not be beneficial at this time. After attending the City Council meeting
of February 6, | think the Water and Sewer departments can handle the added load. Police
report at that meeting said they were way understaffed at this time — so would they be able to
take care of this area? City plowing this year has been inadequate — do we need more area
to handle? |think it roots back to hiring of employees — all departments seem to be stretched
thin with workers — but we need to keep our City in a more concentrated area, not strung out
all over.

WETLANDS: The Wetlands were divided into 3 parts. Wetland 1 & 2 are not regulated by the
Army Corp of Engineers and Wetland 3 letter states “This letter constitutes an approved juris-
dictional determination for your subject site.”

BUT as stated in the Growth Policy: Page 16 - #6 — Water quality continues to be an impor-
tant issue to the community and ways to avoid nutrient loading and other forms of water con-
tamination to the Flathead River Basin become critical. Page 16 - #7-- Water quality has the
potential to be degraded by development due to erosion, storm water discharge and on-site
sewage treatment systems (NA).

WILDLIFE: Goals in the Growth Policy — Page 17 #4 — Development should be compatible
with important wildlife habitat and travel corridors. Page 76 of the PUD shows a map of the
Potential Wildlife Corridor — A small strip of land to the west of the project along the river. |
doubt the wildlife can cross the highway at the Bridge and use this corridor to get to the FWP
protected land to the north.

In Summary, | hope common sense will prevail and the Planning Board will vote NO to this
Zoning & PUD. We definitely need cluster development to help bring down housing costs for
our working class BUT this is NOT the right fit.

Thank you for your time.

Kathie Arvidson
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TWIN PEAKS FARMS LLC
7030 HWY 2 EAST
COLUMBIA FALLS, MT

PHOTO OF 10 ACRES IN THIS ZONE CHANGE & PUD

~ Ja gu&#&—

Early Columbia Falls History
Apr11, 2021 - @

June 19, 1964, Mel Ruder photo,... See more
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B Staaland
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From: Brian Fitzpatrick <able20027 @aol.com>

Sent: Tuesday, February 7, 2023 1:12 PM

To: B Staaland

Subject: 7030 HWY 2 Residences -Columbia Falls-Letter

Att: City of Columbia Falls,

We are writing to express our concern regarding the proposed development "7030 Hwy 2 Residences" Our property is
right across the street and just like the other development River Highlands one of our main concerns with the
proposed amount of units is that this will create a problem with trespassing, people meandering onto our property, loss

of privacy, noise and disturbances and possible theft.

We are also very concerned about our property taxes and how this will affect land values in the neighborhood. Would this
development cause our property taxes to go up? Another issue is that this area is very busy and at times gets very
congested (especially in the summer due to vacationers). We feel this new development will compound this problem. How
will "7030 Hwy 2 residences" mitigate this with all the new people they would potentially bring in.

We feel this development does not fit with our neighborhoods character and would prefer not to see this happen
here.

Regards,

Brian and Lisa Fitzpatrick
202 River Road

Columbia Falls, MT 59912

PH: 406-892-9003 / C: 714-231-2845/ PH: 928-680-6676
Email: able20027@aol.com
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February 7, 2023 g’ﬁ@’};ﬂ/ .

YD
To: Columbia Falls City-County Planning Board Ty or

00 1
~UiY

MBIA £,
Subject: (1) Zone Change Request from CSAG-5 and CSAG-10 to CR-4 2 FALLS

and (2) Request for a Planned Unit Development in the Columbia Falls
Zoning Jurisdiction by applicants Twin Peaks Farms, LLC, High Country
Land and Cattle (MT) LLC and 500 River Partners LL.C (collectively, Twin
Peaks)

2[]91

Dear Board Members:

First, I would like to thank you for the challenging work that you take on.
Having to make recommendations to the city council after reviewing
development proposals that affect developers and neighborhoods, I'm sure is
not an easy task. Add on the challenge of planning proposals that affect
neighborhoods in the "donut" where residents do not get to vote for city
council members, but are directly affected by their decisions, and you have a
situation for animosity of non-city residents toward the "city". Even though
it took monumental efforts by concerned citizens in voicing there opposition
to the twice-proposed River Highlands PUD, I commend you all for not
recommending it as a suitable development for its location. It demonstrated
that you listened to us, the non-city residents, more than others including the
city's own planning staff.

Please consider my comments in the context of a 29-year resident of the
"donut" and as a retired wildlife biologist from the Flahead National Forest.

As you probably know, Location Acquisitions, LLC (LA) is the 2 1/2 year
old company based in Florida that is spear-heading these proposals. The
investors are the applicants, collectively Twin Peaks (see above). Right at
the start we should all understand that LA has no real knowledge of the area
nor it's ecology; this is just another development project to the company. I
would like to address each request separately. For convenience, I will refer
to the proposal as Twin Peaks PUD (TPPUD).

Zone Change Request

A change from CSAG-5 and CSAG-10 to CR-4 would be significant on this
22.55 acre parcel (12 & 10.55 ac, collectively). As you know, CR-4 has

- 365 -




typical densities of 2-8 dwellings per gross acre. Currently there is only one
residential home occupying the site for a density of 0.04 dwellings per acre.
Considering not only the existing zoning situation, and the adjacent parcels,
to allow this zone change would be grossly ignoring the rural character of
the area. The negative impacts on the local ecology would be substantial.

According to the Planning Packet (pages 245-251), of the two parcels being
proposed for a zone change, the 10 acre piece (east parcel of the TPPUD)
was, only a coupie of years ago (Feb 2021), designated as SAG-10. It was
petitoned for SAG-5 for the reason of the applicant (pg. 245 of Planning
Packet) wanting his son to be able to build a dwelling on one of the two 5-
acre parcels. Well, apparently things change; this very same parcel, after
successfully petitioning for SAG-5 (from SAG 10) designation, is now
being petitioned for CR-4 zoning. CR-4 is not a good fit for the area.

Another change that has occurred in the area was the purchase and
designation of the Bad Rock Canyon Wildlife Management Area
(BRCWMA; December 21, 2021) by Montana Fish, Wildlife and Parks. The
southern boundary of this important wildlife area is less than 200 yards from
the northern boundary of the TPPUD (see attachment), Consider the
following:

“The City of Columbia Falls is thrilled to have the Bad Rock Canyon
Wildlife Management Area purchase finalized. This area greatly
enhances and gives the citizens of Columbia Falls and the
surrounding area a wonderful opportunity to recreate and enjoy the
pristine nature of this land and access to the beautiful Flathead River,
right next door to our community,” said Don Barnhart, Mayor of
Columbia Falls and members of the Columbia Falls City Council.
“The City of Columbia Falls would like to give a hearty thanks to all
who made this project possible.” (Flathcad Land Trust Newsletter,
Published on December 28, 2021).

Given the above, it would be rather inconsistent for the city of Columbia
Falls to, on the one hand, praise the creation/conservation of this area for
wildlife and the public, and then approve a zone change that would

2
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negativley affect its long term functioning for wildlife. Not only does the
BRCWMA function as winter range for ungulates, but it is also a wildlife
corridor (see attachment) that facilitates movement throughout the north end
of the Flahead Valley. There are few places left where wildlife can freely
move throughout the area. Suburan agricultural areas are crucial to retaining
wildlife corridors in a developing Flathead Valley.

The potential wildlife corridor depicted on page 76 of the planning packet
is, at best, laughable. This offering of a wildlife corridor pays lipservice to
the whole concept of how wildlife move in and through a landscape.
Wildlife do not restrict themselves to a narrow strip that leads to a highway
bridge. The more likely corridors are depicted in the attachment, i.e. open
spaces with vegetation available as cover. As can be seen in the attachment,
the TPPUD will create a blockage of wildlife movement with its east-west
infrastructure footprint. If this development gets approval and materializes
as is, it will significanly affect the functioning of the BRCWMA. Clustering
of dwellings toward the west end of the property would be better for
wildlife. Keeping the zoning as is would be best for wildlife.

Planned Unit Development Request

The existing setting where the TPPUD is being proposed is obviously rural
as indicated by the current zoning (also see attachment for a visual). I
believe that the Columbia Falls Growth Plan is in need of a correction
relative to the designation (Urban Residential) it has given to land within
the "donut", east of the Flathead River. Considering the newly designated
BRCWMA merely 200 yards to the north of the proposed TPPUD, it is time
to realize that the county zoning designations for Tract 3F (SAG-10) and
Tract 3FB (SAG-5 and Scenic Corridor) are correct for the area and should
remain that way.

Issues and concerns I have for the proposed TPPUD inlude:

1. On page 57 of the Planning Packet: "Location Ventures is currently
working with local partners, including FWP, Flatthead Land Trust, and
Gateway 2 Glacier to explore the best ways to incorporate wildlife health
and movement into current site designs, including a potential wildlife
corridor and ecosystem-otiented landscaping (see PUD Exhibits, Wildlife
Corridor)" It would be great to see documentation of this "working with

3
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local partners" that Location Ventures is claiming it is doing because I
doubt anybody that knows the area in question, would agree that a
"corridor", as depicted in the PUD Exhibit (pg 76), is viable. The more
realistic/likely corridors are depicted in the attachment to this letter. In
addition, I'd be surprised if FWP didn't mention the need to provide bear-
proof garbage containers as as part of the PUD. This would be a tangible
mitigation action that relates to wildlife health.

According to the Growth Policy, on page 18, "wildlife travel corridors
should be conserved and maintained...". How will the proposed TPPUD do
this when the footprint of the development would form a blockage to north-
south wildlife movements in the corridor? (again, see attachment).

2. The Extension of Services Plan (pg 4) identifies the Flathead River, as
well as other environmentally sensitive areas, as an impediment to growth.
For good reason, the extension of sewer and water under/across the Flathead
River should be considered a long term risk for water quality. We do not
have a track record for this type of extension of services and we should
remain cautious and protective of the Flathead River.

3. The Flathead River will be impacted significantly by this proposed
development and that's just the way it is. More people means more impacts
on everything, especially the river. In the bigger picture and longer term, the
developer is doing more harm than good for the river. That's the bottom
line.

4. Urban density under the Growth Policy (pg 26) states that: "single-family
houses are the primary housing type. Duplexes, guest houses, accessory
apartments, and small dispersed areas of multi family housing are also
anticipated." For the TPPUD proposal, almost half (45%) of it is comprised
of apartments; the remainder would be 3 and 4 plexes. How does this
comply with "single-family houses are the primary housing type" stated in
the Growth Policy?

5. By my count, the proposed TPPUD, would install 29 new street lights.
How does this comply with page 18 (Continue to limit and mitigate impacts
related to outdoor lighting and noise) of the Growth Policy? This seems
excessive in the context of the surrounding agricultural landscape.

6. On page 172 of the Planning Packet: "The proposed... development
blends into the existing character of the site by preserving...96% of all

4
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wetlands..." It appears that wetland 1 (pg 126 of the Planning Packet)
would not be preserved by the TPPUD. How does this comply with the
Growth Policy (pg 18): Filling of wetlands and the 100-year floodplain
should be avoided.

7. Infrastructure and services: What about the schools? More students
means a need for more teachers, or more crowded classrooms. Another
urban hub for Columbia Falls means more area for law enforcement and
firefighters to cover. More city infrastructure such as water and sewer lines
to maintain. And how do you maintain/monitor sewer/water lines if they are
under the Flathead River?

There will also be added stresses to the library, post office, parks, swimming
pool, and other publicly frequented places as Columbia Falls gets
significantly more crowded. More siren noise from police, fire trucks and
ambulances. Is this the vision that Columbia Falls has for itself? Another
crowded, noisy city.

In conclusion, I recommend you deny the zoning change request as well as
the PUD that would consist of all rental units.

Please remember, the growth plan is not regulatory; it is a guide. It is not a
perfect document. Most of the time, it seems, zoning changes are granted to
applicants. In this case, as well as with the River Highlands proposal, the
Growth Policy should consider a change in designation from urban denity
back to what it is/was: rural (Sag 5 &10). The people living in the donut,
east of the Flathead River, do not want all that comes with a large PUD ( i.e
traffic, noise, light pollution, crime, etc.). Listen to our words, since we can't
vote.

Overall

Columbia Falls is becoming a thriving community and has many great
assets such as Rivers Edge Park, Marantette Park, Meadow Lake Golf
course, the Flathead River, and many commercial entities. Entering and
exiting Columbia Falls from the east is currently an aesthetically pleasing
experience. I believe that the proposed TPPUD will take our community in
the wrong direction. Columbia Falls is benefitting by its small town charm
with enough amenities to satisfy tourists. Our small town charm is enhanced
by the rural transition that currently exists from Columbia Falls for all that
live or visit the Flathead and travel eastward toward the Park and other

Item No.2.
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destinations,

I recommend you deny the TPPUD, as currently proposed and consider
amending the Growth Policy by changing urban density back to CSAG, east
of the Flathead River. Thank you for hearing me out.

Sincerely,

Henry Rivera

79 Anglers Way, Columbia Falls
Mailing Address:

PO Box 1883

Whitefish, MT 59937

Item No.2.
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From: Steve Dougan <stevepdougan@gmail.com>
Sent: Tuesday, February 7, 2023 4:45 PM 5:7},
To: B Staaland ‘éff’ 5?
Subject: Re: Zone Change for 7030 Hwy 2 East 7 2

3 10

8&8;_ "};’0

Q h}‘ 4 {? §f ~, ’{’*// )
Hello - NI, 2y
Wy~

I understand the city will grow, but there's a right and wrong way for it to happen. T f’iéiroposal for 7030 Hwy 2
East is the wrong way. The proposed density is too high and will impact too many aspects of the community -
wildlife, views, city characteristics, schools, traffic, etc.

Cities should go through natural stages of development so they can evolve/adapt progressively. An Urban
project like this doesn't make sense.

Thank you,

Steve Dougan
(Owner of 7085 Hwy 2 East Columbia Falls)
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February 6, 2023

Columbia Falls City-County Planning Board FEB 0% 2023
130 6™ Street West aariA FALLS
Columbia Falls, MT 59912 CITY OF COLUMBIA FALL

Dear Planning Board,

I'would like to express my disapproval of the proposed development plan known as 7030 Hwy 2
Residences, on 22.55 acres north of Highway 2 and east of the Flathead River.

Here are the issues as I see them:
= Details or lack thereof in application
* Development does not fit the character of the neighborhood
=  Rentals: Short term?
=  Water and sewer lines crossing the Flathead River
= Traffic congestion
= Impacts on wetlands
* Impacts on wildlife and the Bad Rock Canyon WMA
* Lack of integrity and sense of community
* Looking back to a 2006 zone change request

Details or lack thereof in application

I feel this is a poorly conceived application, lacking in detail, containing empty rhetoric and incorrect
statements. I see many concepts of the design and location of buildings, but I see nothing as far as
setback distances from the wetland areas. 1 see mention of City water and sewer but no details on how
that will happen.

Empty rhetoric includes this statement: “Our goal is to provide market priced rental housing units that
architecturally complement the surrounding natural environment and mimic the historical development of
the City.” I do not believe these 3 story units can possibly complement the natural environment. What is
the “historical development of the City”?

Also: “The architectural design provides reasonable consideration to the character of the surrounding
area. The project emphasizes the heritage of the community by choosing a traditional mountain aesthetic
with natural materials and a rustic ambiance that is consistent with the City of Columbia Falls
architectural design preferences. The plan contains architectural features that create visual interest,
incorporate human scale elements, and reduce large building scale by breaking up major facades with
offsets, embellishments, and changes in texture and color.” What is a traditional mountain aesthetic?
What is the rustic ambience? What is a human scale element? And this is admitting there will be visual
impact because they are proposing ways to breaking up “major facades.”

Incorrect statements include: “Natural open areas and a public meandering trail leading from the
clubhouse through mature aspen and lodgepole pines to a landing on the Flathead River is contemplated.”
I believe there are absolutely no lodgepole pine or aspen on this property. This is an example of the lack
of attention and knowledge of the property and its values.
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Either KLJ or the developer has misled our community when the application states: “Great care will be
taken to preserve wetland and wooded areas. Additionally, Location Ventures is currently working with
local partners, including FWP, Flathead Land Trust, and Gateway 2 Glacier to explore the best ways to
incorporate wildlife health and movement into current site designs, including a potential wildlife corridor
and ecosystem-oriented landscaping (see PUD Exhibits, Wildlife Corridor).” FWP, Flathead Land Trust
and Gateway 2 Glacier have all denied they are partners in this project. This is a perceived attempt to
make the Planning Board, City COUIlCll and community to believe these entities are “all in” with this
project. Not true.

Since this was pointed out to Location Ventures they have apparently taken steps to correct the
misconception of partnerships, but the damage was already done.

This development does not fit the character of the neighborhood

A density of 7.98 units per acre is not found anywhere in the neighborhood east of the river. The photo
on page 66 of the proposal and the artist’s rendition/photoshopped picture on page 152 give a good feel of
the “neighborhood” and the surrounding area. The proposal states that there are less than ten rural
residences within 1,000 feet. If this is true, so how can it fit the character of the neighborhood?

Rentals: Short term?

The cover letter from KLJ engineering states, “We are excited about the benefits that the Columbia Falls
Rental Development will bring to Columbia Falls and the community.” (Bold is mine) Apparently this
development will be all rentals, since there is no preliminary plat application to subdivide the property
into saleable parcels. Will these rentals be long term or short term? On page 150 in the Planning Board
packet, in the Wetland Delineation Report, Plant List, please find “Columbia Falls Vacation (Bold is
mine) Rentals, Lots 3 and 5 as a heading. Is this an indication of what we are dealing with? Is it a
mistake by KLJ engineering? A mistake because they will not be vacation rentals, or a mistake because
they were not supposed to indicate that?

Either way, this property does not lend itself to a high-density development of rentals. This does not fit
the character of the neighborhood, and it adds greatly to the negative impacts on the wetlands and
wildlife. ‘There will be no pride of ownership, and no care for the natural areas because the residents will
only be renters.

Water and sewer lines crossing the Flathead River

Strangely, this proposal indicates the development would be served by City water and sewer but does not
indicate how that will happen. Drilling under the river raises many questions in my mind. Consider the
breaks in pipes during the Yellowstone area flood in the spring of 2022. Will the drilling be done deep
cnough so that scouring of the riverbed during high water does not impact the line? How will the line be
monitored for leaks?

The river is a big part of our economy, upper reaches are designated as wild and scenic, and two of the
three forks are not dammed. The Flathead is not the same as other rivers that have been drilled under,
Can we depend on the agencies that would issue permits to drill to make a site visit and make an informed
decision?
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Traffic congestion

180 units times 2 would put a minimum of 360 more vehicles a day entering and leaving Highway 2.
There does not appear to be any mention of a traffic light in the proposal. The traffic impact study is 30
pages long and it is all about the intersection of Highways 2 and 206. I sce nothing about the impact of
traffic entering and leaving Highway 2. How can this be ignored?

Impacts on wetlands
It is well documented that wetlands have the highest species diversity of all ecosystems. The wetland

which is indicated as Wetland #3 on the maps is a jurisdictional wetland. It is connected to the Flathead
River, a Traditional Navigable Waterway (TNW). This simply means the developer would need a permit
from the Army Corps of Engineers in order to destroy the wetland. Because the City of Columbia Falls
has no rules regarding wetlands or setback distances these wetlands are in danger of being destroyed. MT
Fish, Wildlife and Parks recommends a 130-foot building setback from wetlands. Isee nothing in the
plan that would indicate the width of setbacks.

Historically my family farmed this property proposed for development. I routinely helped my father clear
a pipe that went under the 2-lane highway at that time (prior to 1975). It drained the wetland area on the
south side of the highway into what is now being called Wetland #3. The pipe went across the open field
near the west end of the property. When the highway was widened to 5 lanes, a new culvert was placed
under the highway and connects to the old pipe in the barrow pit on the north side of the highway. (See
pictures below, taken in 2020 and 2021. Videos also available)

North side of culvert which
passes under MHwy 2

Clogeup of inflow of culvert North end of pipe into Wetland #3
on south side of Highway 2.

If this development is built, the old pipe will be discovered during the construction process. It will be
destroyed and the significant amount of water flowing out of the culvert year around will most likely
flood the barrow pit and pool around the buildings. Or if the pipe is destroyed and the culvert plugged,
the water level will most likely rise in the wetlands on the south side of the highway. Based on
conversations with Location Ventures, they knew nothing about the pipe and culvert.

Impacts on wildlife and the Bad Rock Canyon WMA

In December of 2022 a large herd of over 100 elk passed through properties to the south, across Highway
2, onto this property in question and on north. They obviously traveled back and forth. Franz Ingelfinger
of MT FWP stopped to take a picture of some of the elk in the field. Ttook pictures of the tracks on each
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side of the highway where they crossed. They cross right in the middle of this proposed development, not
just this once, but have been doing it for years.

On page 28 of the PUD application there is a “Wildlife Corridor Exhibit”. The developer is proposing a
wildlife corridor on the west end of the development right along the river. How would one develop a
wildlife corridor along the river with the bridge, guard rails, roads and a steep riverbank? This is not
where animals cross the highway. One can’t “make” a wildlife corridor. The current corridor is an
important connection to the Bad Rock Canyon Wildlife Management Area, which is in close proximity to
this development.

The small animals and birds that use the field and the wetlands will be displaced despite the developers
statements that the wetlands will be preserved. One can not place over 360 people in a small area without
an impact on the natural environment. People and their noise, their litter, their pets and their pets’ waste
will have a significant impact on the wetlands,

Lack of integrity and sense of community

Three members of our Upper Flathead Neighborhood Association, including myself, met with
representatives of Location Ventures/Acquisitions on December 16, 2022, 1 got the impression from that
meeting they were still in the process of finalizing their development plans. They also met with other
members of our community, and MT FWP, Flathead Land Trust, Gateway 2 Glacier Trails, and possibly
others. The people, supposedly representing Location Ventures, we met with seemed genuinely interested
in our input, our ideas and our criticism of their plan.

Imagine my surprise when I saw digital signatures on the Zone Change and PUD Application from June
and July. Imagine my surprise when I saw that the pre-application meeting occurred on December 27,
2022 and the cover letter for the application is dated January 3, 2023,

They may have been listening to us, but they surely did not take anything we talked about info
consideration, because the turnaround was too fast. I feel deceived and I feel our community is being
deceived. We do not even know the entity that would like to change the face of Columbia Falls. “They”
are pretending to care about our community and our values, but I question their intent.

Looking back to a 2006 zone change request

Twin Peaks asked for a rezone of their property in 2006, from CSAG-10 to CR-4. T have printed 17 pages
of City Council minutes from June 5 and June 19, 2006, obviously too much to include here, but T would
like to! Bottom line: City Council turned down the zone change.

Issues brought out included the high water table, the wildlife corridor, this being a form of strip
development, does not fit the character of the neighborhood, too much density, and there should be a
transition from city to rural. ' i

Dave Renfrow, a Planning Board member at the time, was quoted in the Daily Interlake on May 12, 2006,
in an article written by Nancy Kimball:

...Board member Dave Renfrow followed with a broader concern covering the area to the south
and east of the river. “Ithink our plan is flawed,” Renfrow said, referring to the Growth Policy.
Specifically, he said, “I don’t like the platitudes about a wildlife corridor,” something which needs a
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clear-cut definition of that particular area. ..”I think we seriously need to revisit our plan in that area. I
want the public to have some passion in a civil way about that area.”...

I feel very sorry our community did not participate more fully in the Growth Policy process. Hindsight is
50/50. But I do not think it is too late. Qur community is turning out to these public hearings, and I
believe we are ready to be involved for the long term, We are showing some passion.

The new video on the City website talks about the “small city next to the big, beautiful Flathead River.”
We are “proud of our local woods and open spaces.” We are a “tight knit community.” You can “step
out on your back porch and still look up at the stars.” “We love our open spaces.”

Please take these comments to heart and find a way to change the Findings of Fact to reflect your
rejection of this 7030 Hwy 2 Residences proposal.

Thank you for your time and your service to our community.,
Luci Yeats

315 Shooting Star Drive
Columbia Falls
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February 6, 2023

Columbia Falls City-County Planning Board
130 6" Street West
Columbia Falls, MT 59912

Dear Planning Board,

I would like to express my disapproval of the proposed development plan known as 7030 Hwy 2
Residences, on 22.55 acres north of Highway 2 and east of the Flathead River.,

Here are the issues as I see them:
»  Details or lack thereof in application
» Development does not fit the character of the neighborhood
= Rentals: Short term?
=  Water and sewer lines crossing the Flathead River
» Traffic congestion
= Impacts on wetlands
* Impacts on wildlife and the Bad Rock Canyon WMA
» Lack of integrity and sense of community
» Looking back to a 2006 zone change request

Details or lack thereof in application

I feel this is a poorly conceived application, lacking in detail, containing empty rhetoric and incorrect
statements. I see many concepts of the design and location of buildings, but I see nothing as far as
setback distances from the wetland areas. I see mention of City water and sewer but no details on how
that will happen.

Empty rhetoric includes this statement: “Our goal is to provide market priced rental housing units that
architecturally complement the surrounding natural environment and mimic the historical development of
the City.” Ido not believe these 3 story units can possibly complement the natural environment. What is
the “historical development of the City”?

Also: “The architectural design provides reasonable consideration to the character of the surrounding
area. The project emphasizes the heritage of the community by choosing a traditional mountain aesthetic
with natural materials and a rustic ambiance that is consistent with the City of Columbia Falls
architectural design preferences. The plan contains architectural features that create visual interest,
incorporate human scale elements, and reduce large building scale by breaking up major facades with
offsets, embellishments, and changes in texture and color.” What is a traditional mountain aesthetic?
What is the rustic ambience? What is a human scale clement? And this is admitting there will be visual
impact because they are proposing ways to breaking up “major facades.”

Incorrect statements include: “Natural open areas and a public meandering trail leading from the
clubhouse through mature aspen and lodgepole pines to a landing on the Flathead River is contemplated.”
I believe there are absolutely no lodgepole pine or aspen on this property. This is an example of the lack
of attention and knowledge of the property and its values,
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Either KLJ or the developer has misled our community when the application states: “Great care will be
taken to preserve wetland and wooded areas. Additionally, Location Ventures is currently working with
local partners, including FWP, Flathead Land Trust, and Gateway 2 Glacier to explore the best ways to
incorporate wildlife health and movement into current site designs, including a potential wildlife corridor
and ecosystem-oriented landscaping (see PUD Exhibits, Wildlife Corridor).” FWP, Flathead Land Trust
and Gateway 2 Glacier have all denied they are partners in this project. This is a perceived attempt to
make the Planning Board, City Council and community to believe these entities are “all in” with this
project. Not true.

Since this was pointed out to Location Ventures they have apparently taken steps to correct the
misconception of partnerships, but the damage was already done.

This development does not fit the character of the neighborhood

A density of 7.98 units per acre is not found anywhere in the neighborhood east of the river. The photo
on page 66 of the proposal and the artist’s rendition/photoshopped picture on page 152 give a good feel of
the “neighborhood” and the surrounding area. The proposal states that there are less than ten rural
residences within 1,000 feet, If this is true, so how can it fit the character of the neighborhood?

Rentals: Short term?

The cover letter from KT engineering states, “We are excited about the benefits that the Columbia Falls
Rental Development will bring to Columbia Falls and the community.” (Bold is mine) Apparently this
development will be all rentals, since there is no preliminary plat application to subdivide the property
into saleable parcels. Will these rentals be long term or short term? On page 150 in the Planning Board
packet, in the Wetland Delineation Report, Plant List, please find “Columbia Falls Vacation (Bold is
mine) Rentals, Lots 3 and 5 as a heading. Is this an indication of what we are dealing with? Isita
mistake by KILJ engineering? A mistake because they will not be vacation rentals, or a mistake because
they were not supposed to indicate that?

Either way, this property does not lend itself to a high-density development of rentals. This does not fit
the character of the neighborhood, and it adds greatly to the negative impacts on the wetlands and
wildlife. There will be no pride of ownership, and no care for the natural areas because the residents will
only be renters.

Water and sewer lines crossing the Flathead River
Strangely, this proposal indicates the development would be served by City water and sewer but does not i
indicate how that will happen. Drilling under the river raises many questions in my mind. Consider the
breaks in pipes during the Yellowstone area flood in the spring of 2022, Will the drilling be done deep i
enough so that scouring of the riverbed during high water does not impact the line? How will the line be E
monitored for leaks?

The river is a big part of our economy, upper reaches are designated as wild and scenic, and two of the
three forks are not dammed. The Flathead is not the same as other rivers that have been drilled under.
Can we depend on the agencies that would issue permits to drill to make a site visit and make an informed
decision?
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Traffic congestion

180 units times 2 would put a minimum of 360 more vehicles a day entering and leaving Highway 2.
There does not appear to be any mention of a traffic light in the proposal. The traffic impact study is 30
pages long and it is all about the intersection of Highways 2 and 206. I see nothing about the impact of
traffic entering and leaving Highway 2. How can this be ignored?

Impacts on wetlands

It is well documented that wetlands have the highest species diversity of all ecosystems. The wetland
which is indicated as Wetland #3 on the maps is a jurisdictional wetland. It is connected to the Flathead
River, a Traditional Navigable Waterway (INW). This simply means the developer would need a permit
from the Army Corps of Engineers in order to destroy the wetland. Because the City of Columbia Falls
has no rules regarding wetlands or setback distances these wetlands are in danger of being destroyed. MT
Fish, Wildlife and Parks recommends a 130-foot building setback from wetlands. I see nothing in the
plan that would indicate the width of setbacks.

Historically my family farmed this property proposed for development. I routinely helped my father clear
a pipe that went under the 2-lane highway at that time (prior to 1975). It drained the wetland area on the
south side of the highway into what is now being called Wetland #3. The pipe went across the open field
near the west end of the property. When the highway was widened to 5 lanes, a new culvert was placed
under the highway and connects to the old pipe in the barrow pit on the north side of the highway. (See
pictures below, taken in 2020 and 2021. Videos also available)

b
y : g

N North side of culvert which oy i
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Closeup of in of culvert North end of pipe into Wetland #3
on south side of Highway 2.

If this development is built, the old pipe will be discovered during the construction process. It will be
destroyed and the significant amount of water flowing out of the culvert year around will most likely
flood the barrow pit and pool around the buildings. Or if the pipe is destroyed and the culvert plugged,
the water level will most likely rise in the wetlands on the south side of the highway. Based on
conversations with Location Ventures, they knew nothing about the pipe and culvert.

Impacts on wildlife and the Bad Rock Canyon WMA

In December of 2022 a large herd of over 100 elk passed through properties to the south, across Highway
2, onto this property in question and on north. They obviously traveled back and forth. Franz Ingelfinger
of MT FWP stopped to take a picture of some of the elk in the field. Ttook pictures of the tracks on each
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side of the highway where they crossed. They cross right in the middle of this proposed development, not
just this once, but have been doing it for years.

On page 28 of the PUD application there is a “Wildlife Corridor Exhibit”. The developer is proposing a
wildlife corridor on the west end of the development right along the river. How would one develop a
wildlife corridor along the river with the bridge, guard rails, roads and a steep riverbank? This is not
where animals cross the highway. One can’t “make” a wildlife corridor. The current corridor is an
important connection to the Bad Rock Canyon Wildlife Management Area, which is in close proximity to
this development.

The small animals and birds that use the field and the wetlands will be displaced despite the developers
statements that the wetlands will be preserved. One can not place over 360 people in a small area without
an impact on the natural environment. People and their noise, their litter, their pets and their pets’ waste
will have a significant impact on the wetlands,

Lack of integrity and sense of community

Three members of our Upper Flathead Neighborhood Association, including myself, met with
representatives of Location Ventures/Acquisitions on December 16, 2022, 1 got the impression from that
meeting they were still in the process of finalizing their development plans. They also met with other
members of our community, and MT FWP, Flathead Land Trust, Gateway 2 Glacier Trails, and possibly
others. The people, supposedly representing Location Ventures, we met with scemed genuinely interested
in our input, our ideas and our criticism of their plan.

Imagine my surprise when I saw digital signatures on the Zone Change and PUD Application from June
and July. Imagine my surprise when I saw that the pre-application meeting occurred on December 27,
2022 and the cover letter for the application is dated January 3, 2023.

They may have been listening to us, but they surely did not take anything we talked about into
consideration, because the turnaround was too fast. I feel deceived and I feel our community is being
deceived. We do not even know the entity that would like to change the face of Columbia Falls. “They”
are pretending to care about our community and our values, but I question their intent.

Looking back to a 2006 zone change request

Twin Peaks asked for a rezone of their property in 2006, from CSAG-10 to CR-4. I have printed 17 pages
of City Council minutes from June 5 and June 19, 2006, obviously too much to include here, but I would
like to! Bottom line: City Council turned down the zone change.

Issues brought out included the high water table, the wildlife corridor, this being a form of strip
development, does not fit the character of the neighborhood, too much density, and there should be a
transition from city to rural.

Dave Renfrow, a Planning Board member at the time, was quoted in the Daily Interlake on May 12, 2006,
in an article written by Nancy Kimball:

...Board member Dave Renfrow followed with a broader concern covering the area to the south
and east of the river. “I think our plan is flawed,” Renfrow said, referring to the Growth Policy.
Specifically, he said, “I don’t like the platitudes about a wildlife corridor,” something which needs a
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clear-cut definition of that particular area...”I think we seriously need to revisit our plan in that area. I
want the public to have some passion in a ¢ivil way about that area.”...

I feel very sorry our community did not participate more fully in the Growth Policy process. Hindsight is
50/50. But I do not think it is too late, Our community is turning out to these public hearings, and I
believe we are ready to be involved for the long term. We are showing some passion.

The new video on the City website talks about the “small city next to the big, beautiful Flathead River.”
We are “proud of our local woods and open spaces.” We are a “tight knit community.” You can “step
out on your back porch and still look up at the stars.” “We love our open spaces.”

Please take these comments to heart and find a way to change the Findings of Fact to reflect your
rejection of this 7030 Hwy 2 Residences proposal.

Thank you for your time and your service to our community.
Luci Yeats

315 Shooting Star Drive
Columbia Falls

-382 -




Item No.2.

B Staaland

From: Cathy Weeks <c.g.weeks@bresnan.net>

Sent: Wednesday, February 8, 2023 12:15 PM D

To: B Staaland “{E e"gii;i“j séf;». 2

Subject: FW: Subdivision “~IVED

FEB o ¢

i 06 2025
Cryore -

Here we go again with a different developer but basically the same plan. The main difference is that this one’is on the
opposite side of the highway. It has the same high rise apartment buildings and

density. This type of development doesn’t belang in our little community. We don’t have the resources to sustain it. Our
roads, schools, grocery stores and doctor’s offices simply can’t handle the added population.

There is a lot of vacant land west of town or in the Kalispell area that wouldn’t impact the Flathead River by putting
sewer lines under this beautiful waterway. All it would take is one accident and the pristine quality of the river would be
destroyed.

Please consider our way of life here and our community when voting. We don’t need or want something like this in
Columbia Falls.

Thank you,

Cathryn Weeks

1280 4™ Ave. West N
Columbia Falls, MT 59912

Sent from Mail for Windows
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Columbia Falls City-County Planning Board
c/o Barb Staaland, City Clerk

130 6" Street West

Columbia Falls, MT 59912

Members of Columbia Falls City-County Planning Board,
RE: Comments Regarding 7030 Hwy 2 Residences Zoning and PUD Application dated January 3, 2023

The Upper Flathead Neighborhood Assaciation is opposed to the 730 Hwy 2 Residences Zoning and PUD
appications, as proposed, for a number of reasons.

About Upper Flathead Neighborhood Association

UFNA is a MT nonprofit comprised of property owners and other concerned citizens living in the neighborhood
east and south of the Flathead River as well as in Columbia Falls. Please know UFNA is not opposed to
development nor “afraid of change.” In fact, our mission statement concludes “...to maintain the quality of life
and economic vitality in the Flathead Valley through citizen participation, education and land use planning for
sensible growth.” We acknowledge growth and support “sensible growth.” This is not sensible. We also
“promote the protection of natural resources, water quality, bird and wildlife habitat and rural landscapes,”
which is a significant aspect of this 500 River Partners LLC affiliate of Location Acquisitions proposal.

The following comments apply to both the Zone Change request and the PUD request.

Does This Development Fit the Character of the District/Neighborhood?

Density

The developer is requesting a density of 7.98 units per acre which does not fit the character of the
neighborhood. The smallest acreage in this neighborhood is .4 acres—approximately one house per half acre.

In 22.5 acres that would be 45 units, not 180. The proposal states, “less than ten rural residences within 1,000
feet,” even that is a stretch. The proposal describes the area as “mid-density urban areas with a mix of multi-
family and single-family housing,” but uses only the Hwy 2 corridor to base that on. The topographical photo on
page 66 of the proposal shows only open fields to the north and south for over a mile in each direction, with just
a few scattered rural homes. This is the character of the neighborhood, not high density with 99 single family
attached row houses and 2 large apartment buildings — 450 people on 22.5 acres.

Impacts on the Wetlands and Water Table

Rivers, streams, and wetlands makeup less than 5% of Montana’s landscape, yet contain 75% of the state’s plant
and animal diversity. (See attached brochure: Montana’s rivers and streams need Room to Roam.) State
regulations require setbacks of 100 feet. To better protect rivers, streams, and wetlands the 2006 Governor's
Task Force for Riparian Protection recommends building back from streams and wetlands; never dig, cut native
vegetation, or build within 300 feet of streamside or wetland areas (emphasis mine). This proposal provides no
indication of any setbacks from the wetlands or the River. The brochure continues, ‘keep storm water away
from riparian and wetland areas.” Storm water will drain from hard surfaces--roofs, patios, and driveways. The
proposal calls for storm water to drain into on-site detention ponds and divert into natural drainage areas.
Could that be the wetlands, which will then be polluted by chemicals, road salt, oils and other pollutants?
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The proposal mentions the #3 wetlands (designated by Army Corps of Engineers) on the “northwest corner” of
the property. In fact, #3 wetlands flow across the entire 22.5 acres from east to west. ACE states “these waters
are regulated under Section 44of the Clean Water Act, since they are wetlands adjacent to a TNW.” These
wetlands flow into the River and will most likely be disturbed by residents playing in and around the pond,
animal waste getting into the water, as well as pollutants mentioned above.

The permitting process by the Army Corps of Engineers and Flathead Conservation District does not prohibit the
disturbance or destruction of wetlands, it merely provides that when permitting is required, as it will be for #3
wetlands, the developer pays fee in lieu which means the developer pays a fee to disturb the wetlands.
Montana does not have laws to protect wetlands. It is up to the property owner to understand the importance
of the wetlands and make ethically appropriate decisions, or municipalities to deny development in such areas.

The depth to the water table in this 22.5 acres varies from 5 feet to 20 feet. (See attached documents.) Previous
studies of the water table revealed an underground aquifer connected to the River www.flatheadlakers.org
The Flathead Lakers flyer lists ways to prevent pollution of the acquifer:
e Build in upland areas where groundwater is not so shallow and limit the density of any development
including paved areas, over the aquifer
s Protect wetlands and riparian habitat
e Apply fertilizers and pesticides sparingly

The east end of this property has significant seasonal surface water every spring. Everyone who drives Hwy 2

knows that.

(Four photos above) Surface water, March 2006, east end of 22.5 acres proposed for development,
Twin Peaks Farms property.
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March 6, 2022 photos reveal
considerable surface water in a number
of low areas, including one perk test pipe
in standing water, Twin Peaks Farms
property (above photo).

The wetlands on the south side of the Hwy drain throughout the year through a culvert under the Hwy, into a
pipe buried across the west field of the proposed development, flowing into the pond on the northwest corner
of the property which flows through a culvert under north River Road and directly into the River, again,
throughout the year. Development on the west end of this 22.5 acres will disturb this drainage system,
destroying the pipe buried in the field. Before the first highway cut through this area in 1936 this entire
lowland area of wetlands, south and north of the current highway, was connected. While this property is not in
the designated flood plain, the River doesn’t know that. A river’s job is to flood to maintain the surrounding
ecosystem and this area was under at least 8 feet of water in 1964.

Impacts on Wildlife

The 22.5 acres designated for this development is a notable open space which is used by wildlife, including deer,
elk, bear—black and Grizzly. It includes habitat for birds and smaller mammals. The developer tentatively plans
for a “wildlife corridor” along the River. This entire field is the wildlife corridor, noted by travelers by Hwy 2 this
winter as well as neighbors when a large herd of elk migrated back and forth through this area. The new Bad
Rock Canyon Wildlife Management Area is 100 yards away from this property. You don’t “make” a corridor for
wild animals! The open space is either there for their habitat or they disappear. Again, wetlands contain 75% of
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the state’s plant and animal diversity. The elk are just the large animals we can see. This is the last remaining
wildlife corridor between the open fields to the south and the Bad Rock Canyon WMA.

The character of this neighborhood and the values of the neighbors on the east side of the Flathead River are
values of respect and appreciation for the natural resources, water quality, bird and wildlife habitat and rural
landscapes of our neighborhood, and an understanding of our human connection to the land. This proposal

does not reflect the character of the neighborhood or the values of most residents in the Columbia Falls area.

Historic Nature of the Flathead River Corridor

Columbia Falls’ residents have reached out to the Confederated Salish & Kootenai Tribes to determine their
cultural and historical connection to these lands bordering the Flathead River. Information has been shared in
previous public hearings about Native American artifacts found in the field along River Road. Likely Native
Americans traveled this river corridor between Bad Rock Canyon and Flathead Lake for millennia.

Safety Issue - Traffic Congestion

This development will add a minimum of 360 vehicles (180 units x 2 parking spaces) entering and leaving Hwy 2
{720 trips/day). Consider each unit will make more than one trip per day. There are no plans in this proposal for
a traffic light on Hwy 2. The Traffic Study focuses on the Hwy 2 and Hwy 206 intersection half a mile away, with
seemingly no study of the immediate area of the development. Already persons attempting to access Hwy 2
from River Road, and residences along the Highway have considerable wait times, especially in the summer
months when thousands of vehicles are heading to Glacier National Park. The speed limit is currently 55 mph,
with most vehicles exceeding that. This is a safety issue.

Water and Sewer Lines Crossing the Flathead River

The proposal states that the development will be serviced by City services but no mention of how they will get
across the River. Will they be drilled under the River? Will they be hung from the bridge? If the developer is not
proposing to pay for the extension of services to the development, who will pay? City tax payers? Any stream
bank or stream bed disturbance is serious business because it impacts the quality of our pristine western
Montana streams, river and lakes, and the fisheries including the endangered bulltrout. Considering how much
the economy of Columbia Falls and the “Gateway to Glacier” corridor is dependent on recreation on the
Flathead River, we must be vigilant in its protection. It makes no sense to have some upper reaches of the
Flathead River designated as “wild and scenic” and then pollute the River downstream. There are numerous
axamples of underwater septic pipes breaking in Montana streams (Yellowstone River-Gardenar/Mammoth-
2022, Clark Fork-St. Regis-2019), as well as nationwide. The Flathead River is unlike other rivers that have been
drilled under. How would the underwater pipes be monitored for leaks? Who would monitor them? How safe
are the pipes hung from the bridge? Can we depend on the agencies that issue permits allowing drilling to study
the issue, make onsite visits and make informed decisions?

Housing/Affordable Housing/Long Term Rentals

When developers indicate they are providing much needed housing for our town we must think this through. In
Columbia Falls we are told we need affordable housing/workforce housing, which is true. That's housing for
service providers — restaurant workers, grocery store clerks, auto mechanics, and newly employed school
teachers, dental technicians. There is no way of knowing the monthly rental fee. Will they really be within the
price range required in our “working class” community? According to the 2020 US Census, the Columbia Falls
median income is $48,427; the median income for “nonfamilies” or single persons is $20,884. Based on the
Housing and Urban Development {HUD) definition of “affordability,” in which a household should obtain housing
for 30% or less of its income that would mean in order to be affordable a Columbia Falls househald could afford
rent at $1,210/month; a single person $522/month. New rentals in the area are charging 1,000-$2,000 or more

4
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rent/unit. Rent increases are not uncommon. This would not be affordable housing/workforce housing for the
community of Columbia Falls which is what is urgently needed.

The proposal does not specify they will only be long-term rentals. Will they become short-term rentals,
conveniently located on the road to Glacier National Park?

This developer need not think his is the only proposal for housing in Columbia Falls and would, therefore, need
to meet all of the housing needs (636) projected in the Growth Policy through 2030. A quick survey of recent
Council approvals includes Garnier Heights (102), Gilchrist {36), Hilltop Homes (6), Benches (49), Hilltop Homes
(12), Tamarack Meadows {103), Highline Apartments (300), Ruis (78++) for a total of 686. In addition, Half Moon
Meadows is a fairly new development, Cedar Pointe, Mr. Ruis’ hotel along Hwy 2 which could include long-term
rentals and the former junior high school converted into senior housing.

Among those, Highline Apartments are most likely the only ones considered to be “affordable” housing. We are
not opposed to affordable apartments, we are opposed to 3-story high density housing along the Flathead River
corridor. An aerial map of the Flathead River from Bad Rock Canyon to Flathead Lake reveals no high density
housing this close to the River.

In Conclusion

The Upper Flathead Neighborhood Association welcomes the City Council’s proposal to hold a “workshop” on
Monday evening, February 27, 2023 to begin a conversation about the River Road area and explore ideas to
meet housing needs while maintaining this vital corridor and low land area belonging to the Flathead River.

Thank you for your care in discerning these serious issues and making hard decisions regarding the future of
Columbia Falls.

Sincerely,

Shirley Folkwein, Board President

Upper Flathead Neighborhood Association
285 Shooting Star Drive
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Montana's rivers and streams need

ROOM TO ROAM

Your future depends
on clean water.

Enjoyment of your new Montana home
depends on the future health of Montana's
fish, wildlife, and natural areas

Montana’s fastest growth is in rural places
near rivers, lakes, and forests

Today, people like you want to live near water,
and areas nearest to Montana's rivers, streams,
and lakes are among the most popular rural
! s g i development sites in Montana
Visit . e i

http://water.montana.edu/setback : Rivers, streams, and wetlands makeup less
to discover how stream satbacks ¥ than five percent of Montana's landscape,

; 3 yet contain 75 percent of the state's plant
can improve your quality of life.

and animal diversity.
rth prot

It makes sense to protect the natural values
that you want Lo enjoy as you consider your
new home site.

P'.“(L'(‘!“’”:‘\' Your Stream setbacks offer you an intelligent

A New Home Builder’s Guide solution that protects your water, your privacy,

to Responsible Development your budget, and the natural landscapes that

y’ harbor the fish and wildlife everyone enjoys.
Near Rivers, Streams, and Wetlands
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Streant setbacks bring Montana's future
into focus. When you build your new home,
remember:

W your comfort and well-being depends on clean water.

B your enjoyment depends on maintaining a natural
environment.

W your outdoor lifestyle depends on access to wild fish
populations, abundant wildlife, and the recreational
activities that define the Montana experience,

A well-designed stream setback:
W provides a natural area between the stream and
your home and buildings.

® reduces the risk of losing your investment to
flooding and erosion.

increases your property value.

filters poliutants that can harm fish, wildlife and
water quality.

Setbacks reduce flooding
Stream setbacks reduce property damage and downstream flood-
ing because streams ovarflow onto their natural floadplains.

Sethacks reduce pollution
Vegetation within stream setbacks filters and traps pollutants,
and helps to maintain Montana's water quality.

Sethacks reduce stream bank erosion
Vegetated stream setbacks protect against erosion by slowing
runoff and stabilizing stream banks,

Sctbacks protect fish and wildlife habitats

Stream setbacks provide habitats for Mantana's fish and
wildlife. Setbacks protect fish and wildlife cover and provide
shade that cools the water.

Setbacks provide economic benefits

Stream setbacks increase property values and provide economic
benefits by reducing the need to combat flooding, repair eroding
stream banks, and replace damaged property.

Setbacks provide recreation benefits and privacy
Mantana's stream access law offers everyone the ability to enjoy
Mantana's waterways. Stream setbacks provide homeowners
privacy from anglers and floaters while protecting our tradi-
tional relationship with Montana's natural resources that makes
Montana such an attractive place to live, work, visit, and play.

What can you do?

Remember, stream setbacks provide you with personal assets

that are economical, efficient, and sustainable.

B Build on higher ground, outside of the floodplain, and back
fram streams and wetlands.

W Leave streamside and wetland areas intact.

W Never dig, cut native vegetation, or build within 300 feet
of streamside or wetland areas.

W Storm water rapidly runs off hard surfaces, so keep things
like driveways, cancrate patios, and rooftops to a minimum
and direct runoff away from riparian and wetland areas.

B Install septic systems outside riparian areas and the flood plain.

B Join your local watershed group or contact Montana'’s
Watershed Coordination Council.

B Don't apply fertilizers, pesticides, or herbicides near a
stream, lake, or wetland.

B Ask your county commissioners to adopt rules and regulations
that preserve, protect, and restore streamside areas.

B Provide stream setback education and outreach programs
and materials to your neighbors, your builder, your real
estate agent, and others.

B If you already live near a stream or river, consider improving
your property with native landscaping to provide a buffer
between your home and the stream.

Item No.2.

Your natural neighbors depend on a buffer
between your home and the water,

Montana watershed groups
Montana Watershed Coordinatlon Council
http://water.montana.edu/watersheds

Watershed protection and restoration
Center for Watershed Protection
http:/Awww.cwp.org

State faws, rules, and regulatons
Montana Department of Environmental Quality
http://www.deq.state mt.us/wginfo

Streamside and wetland information
U.S. Environmental Protection Agency
http://www.epa.goviowow/nps

Information, resources, and education
Montana Water
http://watermontana.edu

Technical and financial assistance
Natural Resource and Conservation Service
http//www.mt.nres.usda.gov

Riparian and wetland management
Montana Conservation Districts
http://www.macdnet.org
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FEB 0.6 97,4

Yo LOLUMB)4 FALLS

TO WHOM IT MAY CONCERN:

My husband and | are landowners across the highway to the
south of the proposed PUD. We have several concerns as to
the impact it will have on our neighborhood and community.

When we envision 99 single family units in 3 and 4 unit

buildings, 81/ apartment units, a private clubhouse, a public {comeners
park, green space and on street parking-- somehow this

proposal doesn’t “fit the character of the openness in our

current neighborhood”. At the risk of sounding

(exclusionary), please help us understand why we would want

the entrance to Columbia Falls and Glacier National Park to

mirror the “big city scene”. It is concerning to us that people

come to this area seeing dollar signs by filling up the openness

with more 3 story buildings, pavement, etc. instead of allowing

there to be space to breathe and enjoy the beauty.

Given the weather conditions, even with Hungry Horse Dam in
place, there is always the possibility of another weather event
that is totally out of the control of everybody in spite of people
telling us we “need to get control of the climate”. Here are my
pictures from 60 years ago of this same area due to heavy
snowpack in the mountains and a (lengthy stretch of rain).
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Again we have a major concern regarding the possibility of
bringing services under the river. | spoke with a fishing guide
who is on the river daily and is opposed to bringing services
under the river for the following reasons. The Flathead River
is considered a Freestone River which is one that is subject to
wildly fluctuating seasonal flows and is far more unpredictable
than a river that is dam controlled. Hungry Horse Dam does
control river flow but the North Fork and Middle Fork are free
flowing. The flood of ‘64 is a good “reasonable” example of
what a free flowing (or free stone) river is capable of...even
with Hungry Horse Dam in place. With wildly fluctuating flow
between spring and fall there is an increased probability of bed
load transport which means that the cobbles and boulders that
make up the river bed can mobilize causing large quantities of
the river bed to erode and re-deposit along with a higher
probability of bank erosion. In other words a sewer or water
line buried in the stream bed could fail.

For example, in the aftermath of the devastating June 2022
Yellowstone floods, a sewer pipe was compromised and a
water main broke putting the town of Gardiner under a “do not
consume order” for a period of time.

| found an interesting article on the National Park Service
website entitled “When the River Breaks”. A group did a study
on the historical river flows of the Yellowstone wondering if
their insights could help predict future events.
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Here are three general quotes from their study.

“We rely on the historical behavior of rivers in ways we scarcely
acknowledge. Floods, like wrecking balls, break these
preconceived notions and raise questions about where we
place infrastructure.”

“Because the baseline conditions are shifting, the past is no
longer a good indicator of the future.”

“We need to design our infrastructure with these events in
mind, knowing that they are going to start happening with
greater frequency, greater intensity, and with a greater
impact.”

hitps://www.nps.gov/articles/000/when-the-river-
breaks.him

Speaking as one who observed the havoc the '64 flood played on
the Flathead Valley, my takeaway from this article is that it is
extremely unwise to even think about bringing services under our
pristine Flathead River.

In closing, we appreciate all the time and attention you as the
Planning Board give to these matters. We pray that you will
make wise decisions concerning the future of Columbia Falls.

Thank you.
Sincerely,

Bob and Ruth Clawson, 355 Rogers Rd, Columbia Falls, MT

Item No.2.
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RE: 180 Units Planned North of Highway 2, Ea@ﬂ:,u(c)1(‘*‘:‘-‘r
Rlver

A development plan for 22.5 acres on the north side of Highway 2, just east of the Flathead River has been
submitted to the City of Columbia Falls. The planincludes a zone change from CSAG-10 and CSAG-5 to CR-4,
and a Planned Unit Development. The applicants are 500 River Partners LLC (an affiliate of Location
Acquisitions), Twin Peaks Farms LLC and High Country Land and Cattle LLC. They are planning a mix of 180
dwelling units (7.98 units/acre) consisting of 99 attached single family units in 3 and 4 unit buildings, 81
apartment units, a private clubhouse, a public park, green space and on street parking.

THE ISSUES:

Does the development fit the character of the neighborhood? The developer is requesting a
density of 7.98 units per acre and then uses only the Hwy 2 corridor as the “surrounding neighborhood”
with “mid-density urban areas with a mix of multi-family and single- family housing” as the example. Take a
look at the topographical photo on page 66 of the proposal and you see nothing but open fields to the
north and south stretching north to the Bad Rock Canyon Wildlife Management Area and to the south for
over a mile with just a few scattered rural homes. The proposal states “less than ten rural residences
within 1,000 feet,” which is accurate. That is the character of the neighborhood, not high density with 99
single family attached row houses and 2 large apartment buildings.

Impacts to City residents: Consider that numerous subdivisions have been approved by the City of CF in
the last three years. This proposal will further stretch city services (water, sewer, police and fire protection,
street maintenance). Will the taxes on the development pay for needed upgrades or will City residents’

taxes increase? 450 (180 units x 2.5 people/unit) additional residents will also further
impact the already stressed professional services as well as restaurants, etc. in Columbia Falls.

Water and sewer lines crossing the Flathead River: The proposal states that the development will
be serviced by City services but no mention of how they will get across the River. Will they be drilled
under the River? Will they be hung from the bridge? If the developer is not proposing to pay for the
extension of services to the development, who will pay? City tax payers? Any stream bank or stream bed
disturbance is serious business because it impacts the quality of our pristine western Montana streams, river
and lakes, and the fisheries including the endangered bull trout. Considering how much the economy of
Columbia Falls and the “Gateway to Glacier” corridor is de- pendent on recreation on the Flathead River, we
must be vigilant in its protection. It makes no sense to have some upper reaches of the Flathead River
designated as “wild and scenic” and then pollute the River downstream. There are numerous examples of
underwater septic pipes breaking in Montana streams as well as nationwide. The Flathead River is unlike
other rivers that have been drilled under. How would the underwater pipes be monitored for leaks? Who
would monitor them? How safe are the pipes hung from the bridge?

Can we depend on the agencies that issue permits allowing drilling to study the issue, make onsite visits and
make informed decisions?
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Traffic conCFestion: This development will add a minimum of 360 vehicles (180 units x 2 parking spaces)
entering and leaving Hwy 2.

Consider each unit will make more than one trip per day. There are no plans in this proposal for a traffic
light on Hwy 2. Already persons attempting to access the highway from River Road, and all along the
highway have considerable wait times, especially in the summer months when thousands of cars are
heading for Glacier National Park. With the speed limit at 55 mph, major accidents are bound to happen.
This is a safety issue.

Impacts on the wetlands and water table: This proposal claims to respect the natural environment by
leaving the wetlands on the

northwest corner of the property intact, and including other practices such as landscaping with native plants.
It is not possible to introduce 450 people immediately adjacent to wetlands, riparian areas, and the River
and not have significant impact, in this case, on a wet- land pond that flows directly into the Flathead River.
Rivers, streams, and wetlands make up less than 5% of Montana’s landscape, yet contain 75% of the state’s
plant and animal diversity. Additionally, storm water will drain from hard surfaces--roofs, patios, driveways.
The proposal calls for storm water to drain into on-site detention ponds and divert into natural drainage
areas. That would be the wet-lands and River which will be polluted by chemicals, road salt, oils, animal
waste, garbage, and other pollutants. The majority of the 22.5 acres is a fragile ecosystem. The depth to the
water table varies from 5 feet to 20 feet and this shallow underground aquifer is connected to the River. The
east end of the property has significant seasonal surface water every spring. Before the highway was built in
1936 the surface and ground water in this entire lowland area was connected. There is still drainage from
the wetlands on the south side of the highway to the north side. While this property is not in the designated
flood plain, the River doesn’t know that. A river’s job is to flood to maintain the surrounding ecosystem and
this area was under at least 8 feet of water in 1964

Impacts on wildlife and the Bad Rock Canyon WMA: The 22.5 acres designated for this development
is a notable open space which is used by wildlife, including deer and elk. It provides habitat for birds and
smaller mammals. The developer tentatively plans for a “wildlife corridor” along the River. This entire field
is the wildlife corridor as observed this winter with the large herd of elk that moved north into this field.
You don’t “make” a corridor for wild animals! This is the last remaining wildlife corridor between the open
fields to the south and the Bad Rock Canyon WMA.

Until and unless all these issues are resolved, we urge the rejection
of this proposal in its entirety. It would be an architectural and
environmental blight on the beautiful natural landscape of Columbia

Falls, Montana.
Respectfully;

Lowell and Sally Bookman
55 Angler’'s Way
Columbia Falls, MT

) g
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FEB 10 2023

CITY OF COLUMBIA FALLS

RE: Locations Acquisitions’ Proposed Subdivision

| object to the Locations Acquisitions’ proposed subdivision east of the Flathead River for the
following reasons:

1.

All Apartments. This is a mix of 3 plex units, 4 plex units, a 24-unit building and a 57-
unit building. There are no single-family homes, it’s all apartments in 28 different
buildings. If it looks like a duck, walks like a duck and sounds like a duck, it’s a duck.
Non-Compliance with Zoning and Growth Policy. The requested zoning requires
“predominantly single-family residences.” The 2019 Growth Policy map also designates
the subject area as “primary use is single-family residential with limited duplex and
multi-family anticipated.” In contrast, this proposal is zero single-family residential and
100 percent multi-family residential. Even if you adopt the developer’s generous
definition of single-family residential, it is still only 55 percent single-family residential.
Barely a majority is NOT “predominant” or “primary.”

TIS Deficient. The TIS only studied the impact on Highway 2 and 206. There was
absolutely no study on the impact of in-bound or out-bound traffic on River Road, nor
the impact of increased traffic on River Road. At a minimum, a traffic signal should be
installed on Highway 2 prior to the commencement of construction.

Under The Bridge. To minimize the potential adverse impacts of sewer in the Flathead
River, the City should require that City water and sewer cross the river under the bridge,
not under the river.

“One Phase” Misleading. The developer states that the entire project is “one phase,”
yet also states it will take up to 4 years to fully develop, and even that may be extended
as they are “prepared to phase increments of the total project in accordance with ...
market realities.” In other words, they will build the two large apartment buildings first
and the rest will be delayed for years, if not permanently.

VRBO. There is no restriction on short term rentals, which needs to be required if there
is going to be any benefit to the local housing market.

Insufficient Planning. The developer is requesting annexation into the City. The City’s
Extended Services Plan (required by the State to analyze a City’s capacity to extend Fire
and Police protection, water, sewer, schools, roads, etc.) is dated 2001. All of the data
in the City’s annexation plan is thus outdated and useless. Prior to considering any
annexation, and especially a high-density annexation, the City must update, and the City
Council must adopt, a useful and relevant Extended Services Plan.

Lack of Transparency. Itis clear from this developer’s application that they have been
working with the City and the River Road developer for several months. Yet, when the
City Planning Staff recommended approval of the 343 units on River Road, the Public
was not made aware of this 180 unit development that would follow within weeks, and
which is located directly across the highway. The City should have advised the Public
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that it was actually going to request approval of 523 units, an approximate 30 percent
increase in the City's population within a few years. This is both disappointing and
disturbing. How many more high density projects does the City have in the hopper?
And you want to add 30 percent growth based on a Plan to evaluate the City’s ability to

handle that growth that’s 22 years old? The citizens of Columbia Falls deserve and
demand better.

Scot Schermerhorn

1042 Waters Edge Way, Columbia Falls, MT

Item No.2.
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Jfrom the desk of Ron May)l:

Barb Staaland, City Clerk RECEIVED
City of Columbia Falls  via email FEB 1 0 2023

130 6™ Street West

Columbia Falls, MT 59912 CITY OF COLUMBIA FALLS

Re: Development East of 500 River Rd
January 30, 2023

Dear P & Z and City Council Members:

We are excited to see the vacant land on Hwy 2 by the Flathead River getting a quality
development. Inreading from the developers website, they build quality homes and eco-
friendly housing. This one will attract the kind of people we’d like in Columbia Falls.

In particular, we like that:

e someone has finally figured out how to get water & sewer on the East side of the
Flathead
the project has a balance between homes and much needed apartments/condos
they have plenty of green space
it has a nice appearance (better than the best of Kalispell and Whitefish)
includes River Rd. improvements
it provides additional sources of taxes allowing Columbia Falls to modernize

This development should help put Columbia Falls on the scenic view route for travelers
and residents. We urge you to vote in favor of the development and offer to help the
developers bring their project to fruition.

Sincerely, | W/’/’ B
/

Ron & Miriam Mayhew

7450 Hwy. 2, Columbia Falls, MT 59912
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Feb. 9, 2023

George & Katherine Baughman ﬁ,z\é%ﬁ:}

269 Rogers Rd. %E;m?“" '

Columbia Falls, MT 59912 el ALK
Columbia Falls City-County Planning Board FALLS
130 6t St. West  Room A of @\,\W‘t&\%
Columbia Falls, MT 59912 Qi

Re: Feb. 14, 2023 public hearing for proposed 7030 Hwy 2 Development Zone Change and PUD.

This proposal is yet another example of inappropriate high-density development in an rural area. In addition,
this is a very poor location for a development of this type. According to the preliminary geotechnical
investigation, static groundwater is 2.2 to 2.3 feet below grade. Surface soils are organic silt described as “very
moist, very soft” down to 2.5 feet below grade with clay soils below that. Good luck building multi story
housing units on those parcels for a reasonable cost!

The subject property is in a known flood plain. it appears that the official flood plain mapping goes no further
north than Highway 2. A very good picture of the 1964 flood appeared in the Hungry Horse News last summer
under the title of “A Look Back at the Flood of '64....." The subject property is at the left in the photo where
you see Highway 2 disappearing under water. https://hungryhorsenews.com/news/2022/jun/22/look-back-
flood-64-water-just-rose-and-rose/.

It is one thing for a land owner to build a house within a known flood plain and take on the risk as an
individual, but to encourage others to live in a flood plain by building multifamily housing and putting them at
future risk is a questionable practice.

This dense development will block the historical elk corridor between the Bad Rock Canyon Wildlife
Management Area and traditional use areas to the south. Pushing a narrow wildlife corridor to the steep
banks of the river and up against the bridge abutment is ludicrous.

It seems that all the development proposals that come before the planning board including this latest one use
the same justification of “providing needed housing”. What are the figures for how many housing units
already approved or under construction in the Flathead Valley are slated to be completed in the next few
years? What are the projected needs by type of unit? Do we have a housing shortage in this valley, or just a
misalignment of type of use (i.e., short term rentals) and affordability? This proposal states that rental units
will be priced at market rates. Market rates in this valley are not affordable housing rates. It is high time that
the various planning boards in the valley do a comprehensive analysis of where we are in the housing
situation.

How does this proposal add to the “Gateway to Glacier” corridor experience? What an eye sore this
development would be as visitors approached the Flathead River! The Flathead River is a natural and obvious
city/urban boundary. Leave high density urban development within existing city limits, such as the RH2
proposed development also before the Board on February 14.

The proposed zone change and PUD is a huge variance, and a very poor site for development because of the
poor soils, high water table and flooding risk and should be denied as nonconforming to the character of the
subject land and the surrounding lands.

/ (@fﬂt—l-’a‘w:ﬁu Cf . 5&%“M - 403 -
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B Staaland
S PSR S ST
From: nate wyatt <nathanwyatt7777@hotmail.com>
Sent: Tuesday, January 31, 2023 5:00 PM
To: B Staaland
Subject: 7030 HWY 2 East - Qutreach FEB 10
Attachments: do not disturb.pdf D
CITY OF COLUMBIA FALL:
Dear Council,

I am adamantly opposed to this PUD application as it is an exercise in very poor development. The density, the
approach, and the location are all out of character for this town and location. This town and the people we
voted to council pride themselves with the natural resources and open spaces. Unfortunately, this is once
again a greedy out of state developer looking to manipulate the council and maximize the developmental
opportunity by balancing the PUD plan with community acceptance. We can not allow large developments like
this to take advantage of our riverside riparian corridors to be simply used as a selling point while increasing
the effects to our ecosystem. A majority of this parcel contains jurisdictional wetlands as you can see in my
attachment. With rapid climate change and the long list of impacts that have man has pushed upon Flathead
River corridor we cannot just mitigate the filling of wetlands to allow a development like this to be installed.
This practice needs to be eliminated and the clean water act needs to be held up.

The Flathead River is a nation treasure that millions of people a year get to visit and enjoy. This PUD will no
doubt contribute to its demise. The poor site plans that developers put forth attempt to address "runoff" to a
certain degree but can never completely address the groundwater contamination that is ever present. Our last
hope is to protect these ever so important waterways and wetlands to allow the native species that everyone
moves here for to be sustained. The line needs to be clear and conveyed to any developer that this large-scale
development is unacceptable for this location and environment. Please do not approve this PUD based on the
simple fact that the city cannot afford a lawsuit. There are many real-life applicable reasons as to why this can
not be approved. At the minimum an impartial and thorough environmental assessment will state the
proposed negligence.

| speak on behalf of all conscious and reasonable citizens of Columbia Falls when | demand that this be
application be denied and that the aforementioned reasons be documented for future PUDs in our city limits.

Thank You,

Nathan Wyatt, PE
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