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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 
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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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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 13th, 2022 Regular Meeting Minutes 
Motion made by Shepard to approve the December 13th, 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 B and 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 ½ 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 1st 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 ¼ 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 ½ 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 C is 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 3rd 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 3rd 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 2nd 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 3rd 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 12th 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 12th 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. 

- 9 -

Item No.1.



CITY OF COLUMBIA FALLS PLANNING BOARD AND ZONING COMMISSION REGULAR MEETING MINUTES HELD ON 
JANUARY 10, 2023 

 

 JANUARY 10, 2023 Page 8 

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 30th, 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 14th, 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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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 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 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.   
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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 6th 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 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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CITY OF COLUMBIA FALLS STAFF REPORT # CPUD-23-01 

Page 1 of 9 

ZONE CHANGE REQUEST 
COLUMBIA FALLS AREA ZONING JURISDICTION 

812 4TH 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 
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The proposed amendment removed the mixed use element of the project and instead 
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 

Subject property 

 Commercial to 
the east 

 

4-Plex to the west 

 

4-Plex to the 
north 
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use that can be determined to be complementary and harmonious with the neighboring 
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. 

 
 

E. 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. 
 

F. 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. 
 

G. 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 
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Source – Flathead County GIS 
 

RH2 LLC property 
subject to 
amended PUD 

CB-2 

CB-2 

CRA-1 

CRA-1 

CR-3 

CR-5 

CR-5 
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Source:  Flathead county GIS  
 
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. 
 

 

Subject PUD  
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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 
 

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

 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 

 

 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. 

 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. 

 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  
 

 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):  

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

 Policy 2d Reinforce and take advantage of downtowns strengths, including 
its higher concentration of people, investment in buildings and infrastructure, 
intricate mix of land use, historic and architectural character, pedestrian 
orientation, and visitor attraction. 
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 Support mixed use projects in this area which blend traditional commercial with 
office and residential housing opportunities. 

 
Chapter 7 Urban Design/Historic and Cultural Facilities 
 

 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. 
 

2. 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. 
 

3. 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. 
 

4. 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. 
 

5. 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. 
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6. 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. 

 
7. 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. 

 
8. 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. 
 

 
9. 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. 

 
10. 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. 
 

11. 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. 

 
12. 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.   
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SUMMARY 
 
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. The City Council approves a PUD in an area less than two acres. 
 

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

 
3. The project shall be built in substantial compliance with the PUD Building and Site 

Plans dated October 18, 2022 prepared by Dahlin Group.  
 

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

5. 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. 

 
6. The applicant shall construct a six foot wide detached sidewalk along the 4th Avenue 

West and 8th Street West frontages along with curb and gutter. 
 

7. 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. 

 
8. 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. 
 

9. 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. 
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October 18, 2022   
 
 
City of Columbia Falls 
Planning and Zoning Department 
130 6th St West 
Columbia Falls, MT 59912 
 
 
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 4th 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. 
 
Sincerely,  
 
 
 
 
Alexa Dack , AIA 
Senior Associate/Architect
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City of Columbia Falls – Planning and Zoning Department 
RE: Modification to CPUD-20-04 at 812 Fourth Avenue West, Columbia Falls 

October 18, 2022 
Page 2 of 5  

 

PUD Summary: 
 

1) 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 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.   

 
2) 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.   

 
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; 
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 4th 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. 
 

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

October 18, 2022 
Page 3 of 5  

 

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

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; 
For utility information, please see civil plans provided.  An existing sidewalk is provided at the 
property along 4th 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.   
 

6) 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.   
 

7) 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 8th 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 4th 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. 
 

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 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.   
 

9) 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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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. In transitional 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. Façade 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. Utilize 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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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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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A1

PROJECT TEAM INFO:

4TH & 8TH STREET SITE
COLUMBIA FALLS, MONTANA

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

VICINITY MAP:

N

PROJECT LOCATION

NOT TO SCALE

ARCHITECTURAL: 
A1   	 TITLE SHEET
A2		  ILLUSTRATIVE PLAN
A3		  SITE PLAN
A4 		 BUILDING PLANS - BUILDING 1 (5-PLEX)
A5		  BUILDING ELEVATIONS - BUILDING 1 (5-PLEX)
A6		  BUILDING PLANS - BUILDING 2 (7-PLEX)
A7 		 BUILDING ELEVATIONS - BUILDING 2 (7-PLEX)
A8		  BUILDING PERSPECTIVE
A9		  BUILDING PERSPECTIVE
A10		 UNIT PLANS - UNIT A1 - 3BD
A11 	 UNIT PLANS - UNIT A2 - 3BD
A12		 UNIT PLANS - UNIT A3 - 3BD
A13		 UNIT PLANS - UNIT B1 - 2BD
A14 	 UNIT PLANS - UNIT B2 - 2BD
A15		 UNIT PLANS - UNIT B3 - 2BD

SHEET INDEX:

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. 

PROJECT DESCRIPTION:

TITLE SHEET

Developer 
Ruis Construction
Columbia Falls, MT
59912
Tel: (619) 889-7749
Contact: Hannah Whitney
hhill@ruisconstruction.com

Architect
Dahlin Group 
1205 S. Main Street #109
Kalispell, CA  94588
Tel: (925) 251-7200 
Contact: Lauri Moffet-Fehlberg
lfehlberg@dahlingroup.com
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A2

ILLUSTRATIVE PLAN

SITE DEVELOPMENT SUM-
MARY:

SITE: +/- 0.553 ACRES

UNITS: 12 UNITS.
PARKING: 24 SPACES 
(17 ENCLOSED SPACES, 7 	
SPACES ON THE 
DRIVEWAY)

UNIT MIX:

		  ALLEY LOADED 
TOWNHOMES: 5 UNITS 

		  FRONT LOADED 
TOWNHOMES: 7 UNITS
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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A11

UNIT PLANS
UNIT A2 - 3BD

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

LAUNDRY/
POWDER

UP

C
O

AT

FOYER

COVERED
ENTRY PORCH

2-CAR
GARAGE

UNIT A2  GROUND FLOOR PLAN
SCALE: 1/4" = 1'-0"

LIVING GROSS SQUARE FOOTAGE: 256 SF
LIVING NET SQUARE FOOTAGE: 222 SF

GARAGE GROSS SQUARE FOOTAGE: 522 SF
GARAGE NET SQUARE FOOTAGE: 499 SF
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15 cu ft
refrig
28x29.5

DINING

KITCHEN

PWDR.

DN

UPLIVING
ROOM

UNIT A2  SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 756 SF
NET SQUARE FOOTAGE: 713 SF
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UNIT A2  THIRD FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 666 SF
NET SQUARE FOOTAGE: 626 SF
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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A12

UNIT PLANS
UNIT A3 - 3BD

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

2-CAR
GARAGE

UP

FOYER

COVERED
ENTRY PORCH

LAUNDRY/
POWDER

C
O

AT

UNIT A3 GROUND FLOOR PLAN
SCALE: 1/4" = 1'-0"

LIVING GROSS SQUARE FOOTAGE: 252 SF
LIVING NET SQUARE FOOTAGE: 218 SF

GARAGE GROSS SQUARE FOOTAGE: 504 SF
GARAGE NET SQUARE FOOTAGE: 481 SF
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UNIT A3 SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 748 SF
NET SQUARE FOOTAGE: 705 SF
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UNIT A3 THIRD FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 661 SF
NET SQUARE FOOTAGE: 621 SF
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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A13

UNIT PLANS
UNIT B1 - 2BD

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

COVERED
ENTRY PORCH

C
O

AT

UP

FOYER
1-CAR

GARAGE

BATH 1 BONUS
ROOM

PATIO

UNIT B1  GROUND FLOOR PLAN
SCALE: 1/4" = 1'-0"

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

GARAGE GROSS SQUARE FOOTAGE: 260 SF
GARAGE NET SQUARE FOOTAGE: 242 SF
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UNIT B1  SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 712 SF
NET SQUARE FOOTAGE: 667 SF
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UNIT B1 THIRD FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 626 SF
NET SQUARE FOOTAGE: 577 SF
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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A14

UNIT PLANS
UNIT B2 - 2BD

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

1-CAR
GARAGE

BONUS
ROOM

C
O

AT

UP

FOYER

BATH 1

COVERED
ENTRY PORCH

UNIT B2  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
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15 cu ft
refrig
28x29.5
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UNIT B2  SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 701 SF
NET SQUARE FOOTAGE: 663 SF
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SCALE: 1/4" = 1'-0"
GROSS SQUARE FOOTAGE: 627 SF
NET SQUARE FOOTAGE: 583 SF
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4TH &  8TH STREET SITE | COLUMBIA FALLS, MT
RUIS CONSTRUCTION 5865 Owens Drive

Pleasanton, CA 94588
925-251-7200

   1719.001
10.18.2022

JOB NO.
DATE

A15

UNIT PLANS
UNIT B3 - 2BD

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

1-CAR
GARAGE

C
O

AT

UP

FOYER

BATH 1

COVERED
ENTRY PORCH

BONUS
ROOM

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
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UNIT B3 SECOND FLOOR PLAN
SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 699 SF
NET SQUARE FOOTAGE: 660 SF
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SCALE: 1/4" = 1'-0"

GROSS SQUARE FOOTAGE: 625 SF
NET SQUARE FOOTAGE: 577 SF
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RUIS CONSTRUCTION

OWNER : WHITEFISH CREDIT UNION
PARCEL ID : 0666327

OWNER : JAMES C JOHNSRUD
PARCEL ID : 0176700

OWNER : RH2 LLC
PARCEL ID : 0547050

EXISTING
CONDITIONS

C.01
- 50 -

Item No.2.



60
.0

'

100.0'

8TH    STREET    WEST

4T
H

   
 A

VE
N

U
E 

   
W

ES
T

83.68
EG

83.90
EG

83.74
EG

83.53
EG83.19

EOA
83.45
EOA

83.25
EOA

DE #465

HTRON

DEMOLITION NOTES
SAWCUT AND REMOVE EXISTING ASPHALT PAVEMENT

SAWCUT AND REMOVE EXISTING SIDEWALK
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48" Ø MH
STA 0+00.00

48" Ø MH
STA 1+37.31

48" Ø MH
STA 2+06.95

8" PVC

8"
 P

VC

6" 90° BEND
6" PVC

6"
 P

VC

CONSTRUCTION NOTES
FLARED DRIVEWAY

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

NEW HYDRANT, MUELLER SUPER CENTURION, 5 14", 3 WAY

7" CONCRETE DRIVEWAY

ROLL OVER CURB AND GUTTER. SEE DETAILS

NEW ASPHALT PAVEMENT

NEW 6" WATER MAIN TIE-IN LOCATION

NEW 8" SANITARY SEWER TIE-IN LOCATION

NEW 4' DIAMETER DRY WELL. SEE DETAILS

NEW 8" RCP OR HDPE STORM SEWER LINE

1

2

3

4

5

6

7

8

9

10

RUIZ TOWNHOMES
LEGAL DESCRIPTION ADDRESS
S08, T30 N, R20 W, 12484-B,
PARCEL N/A, TR 8AA IN
SE4SE4SW4

812 4TH AVENUE WEST
COLUMBIA FALLS, MT 59912

PLANNED UNIT DEVELOPMENT - GENERAL BUSINESS

SITE DATA PROPOSED
SQ.FT. %

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,
DRIVES, & PARKING) 6,192 25.7

TOTAL IMPERVIOUS SURFACE AREA 10,746 62.7
TOTAL PERVIOUS AREA 20,652 37.3
MAX. IMPERVIOUS SURFACE AREA
ALLOWED 16,857 70

GENERAL NOTES

1.

ALL WORK PERFORMED WITHIN THE PUBLIC
RIGHT-OF-WAY SHALL BE PERFORMED IN ACCORDANCE
WITH LATEST EDITION OF THE CITY OF COLUMBIA FALLS
STANDARD CONSTRUCTION SPECIFICATIONS.

2.
ALL SIGNS TO BE APPROVED BY THE COLUMBIA FALLS
PLANNING DEPARTMENT (PLANNED UNIT DEVELOPMENT)

3.

WATER SERVICE TO THE PROPERTY SHALL BE
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.

5.
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.

JOB NO.
DATE

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

1719.001
11.04.20224TH & 8TH STREET | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

NEW TOWNHOMES
134.0' L X 34.0' W
FFE : 3084.00

NEW TOWNHOMES
147.50' L x 37.83' W
FFE : 3083.80

SITE PLAN

10
.0

0'

15.00'

3.
00

'

6.00'

20.00'

1

1

2

2

Scale in Feet

0 10

28.28'

25.00'

3

44
44

44

4

32
.0

0'

20
.0

0'

6

5 R2
3.

50
'

R6.50'

32.00'

7

8

9

10

10
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83.25
EOA

PARCEL B  OF COS 12484

PARCEL A

OF COS 12484
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SD
SD

SD

48" Ø MH
STA 0+00.00

48" Ø MH
STA 1+37.31

48" Ø MH
STA 2+06.95

8" PVC

8"
 P

VC
6" 90° BEND

6" PVC

6"
 P

VC

3070

3075

3080

3085

3070

3075

3080

3085

EG
FG
INV
STA

3070

3075

3080

3085

3070

3075

3080

3085

EG
FG
INV
STA

138.96' OF 8" PVC @ 1.88%

68.99' OF 8" PVC @ 2.48%

IN
V 

= 
30

77
.5

9 
(W

)

48
" Ø

 M
H

ST
A 

= 
0+

00
.0

0
R

IM
 =

 3
08

3.
16

IN
V 

= 
30

73
.0

7 
(S

)

48
" Ø

 M
H

ST
A 

= 
2+

06
.9

5
R

IM
 =

 3
08

3.
26

IN
V 

= 
30

74
.7

8 
(N

)

48
" Ø

 M
H

ST
A 

= 
1+

37
.3

1
R

IM
 =

 3
08

3.
01

128.14' OF 6" PVC @ 0.00%6" 90° BEND

6" WATER MAIN
MAINTAIN 6' OF COVER

INV = 3077.50 (W)

84.14' OF 6" PVC @ 0.00%

JOB NO.
DATE

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

1719.001
11.04.20224TH & 8TH STREET | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

UTILITY PLAN Scale in Feet

0 10

CONSTRUCTION NOTES
GRATE INLET. SEE DETAILS

CONSTRUCT 4" SEWER LATERAL TO EACH UNIT, MINIMUM
2% SLOPE.

SERVICE WATER MAIN TO EACH UNIT AS SPECIFIED IN
COLUMBIA FALLS PUBLIC WORKS STANDARDS, PAGE 16

NEW 4' DIAMETER DRY WELL. SEE DETAILS

NEW HYDRANT. SEE CITY OF COLUMBIA FALLS
STANDARDS FOR SPECIFICATIONS

NEW 8" RCP OR HDPE STORM SEWER

APPROXIMATELY 5 FEET BETWEEN DRYWELL

1

2

3

4

5

6

7

GENERAL NOTES

1.

ALL WORK PERFORMED WITHIN THE PUBLIC
RIGHT-OF-WAY SHALL BE PERFORMED IN ACCORDANCE
WITH LATEST EDITION OF THE CITY OF COLUMBIA FALLS
STANDARD CONSTRUCTION SPECIFICATIONS.

2.
ALL SIGNS TO BE APPROVED BY THE COLUMBIA FALLS
PLANNING DEPARTMENT (PLANNED UNIT DEVELOPMENT)

3.

WATER SERVICE TO THE PROPERTY SHALL BE
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.

5.
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.

1
1

2

3

3

2

STORM INLET
RIM: 3083.09

DRY WELL RIM: 3081.77

5

DRY WELL RIM: 3081.68

DRY WELL RIM: 3081.50

DRY WELL RIM: 3081.41

DRY WELL RIM: 3081.31

DRY WELL RIM: 3081.17

7

C.04
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Item No.2.
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8" PVC

8"
 P

VC

6" PVC

6"
 P

VC

3083.80

3083.80

3083.80

3084.00

3084.00

3084.00

3083.68

3083.64

3083.19
3083.25

3082.95

3082.93

3082.67

3081.99

3081.60

3081.00

3081.84

3081.28

3.
7%

2.
3%

3.1
%

3.9%

3.
7%

3.
1%

2.
2%

2.
1%

2.
8%

3.
9% 5.2% 8.1%

3082

3083

30
82

30
83

3083.09

3084.00

3083.84

3084.00

3083.84

3082.35

3083.10

3083.16
3083.21

3083.28
3083.33

3083.39
3083.44

3083.44
3083.37

3083.30
3083.24

3083.17
3083.10

6.
6%

4.
0%

3.
8%

3.
0%

2.
7%

2.
8%

3.
5%

30
82

30
83

3083.65

3083.77

JOB NO.
DATE

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

1719.001
11.04.20224TH & 8TH STREET | COLUMBIA FALLS, MT

RUIS CONSTRUCTION

NEW TOWNHOMES
FFE : 3084.00

NEW TOWNHOMES
FFE : 3083.80

GRADING PLAN Scale in Feet

0 10

GENERAL NOTES

1.

ALL WORK PERFORMED WITHIN THE PUBLIC
RIGHT-OF-WAY SHALL BE PERFORMED IN ACCORDANCE
WITH LATEST EDITION OF THE CITY OF COLUMBIA FALLS
STANDARD CONSTRUCTION SPECIFICATIONS.

2.
ALL SPOT ELEVATIONS ARE TO FINISHED GRADE (I.E. TOP
OF PAVEMENT, STONE OR TOPSOIL.

3. ADDITIONAL PERIMETER DRAINAGE CANNOT BE
DIRECTED TO ADJACENT LOTS.
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KEY & TIE IF ADJACENT
TO CONCRETE PAVEMENT

COMPACTED SUBGRADE

GEOTEXTILE FABRIC

12" AGGREGATE BASE

6"

1"

12"12"
3"

1:4

3" R

ADD WHEN
SIDEWALK ABUTS

PAVED SURFACE
SCALE:  NONE

EXISTING BASE COURSE
(TYP)

EXISTING ASPHALT PAVEMENT
(TYP)

4" CRUSHED BASE COURSE
(3 4" MINUS)

PAVEMENT REMOVAL AND REPLACEMENT MATCH
EXISTING THICKNESS OR MIN. 4" ASPHALT COMPACTED

IN PLACE, WHICHEVER IS GREATER.
(2" MAX LIFT WITH TACK COAT BETWEEN LIFTS)

SEPARATION/STABLIZATION FABRIC

PIPE LOCATOR TAPE
(CENTERED OVER PIPE)

WATER MAIN, STORM DRAIN,
SANITARY SEWER MAIN OR
SERVICE

TYPE A
TRENCH BACKFILL

95% COMPACTION

SELECT TYPE 1 PIPE
BEDDING MATERIAL

(NO PEA GRAVEL ALLOWED)

4" RIGID INSULATION

12" MIN

TRENCH
WIDTH

3'-0" MIN.

6"
6"

TRACER WIRE (12 GAUGE), OR APPROVED
EQUAL.
(WATER MAIN AND PRESSURE SEWER)

TYPE 2 PIPE BEDDING WHERE REQUIRED FOR
SOFT OR UNSTABLE FOUNDATION

18
"

(M
AX

)

12"

CRUSHED SUBBASE COURSE SHALL MATCH
EXISTING THICKNESS OR MATCH APPROPRIATE TYPICAL
ROADWAY SECTION, WHICHEVER IS GREATER.
(11

2" MINUS)

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.

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 BACKFILL:
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
PER SPECIFICATIONS.

FOR WATER MAINS AND PRESSURE SEWERS; TRACER WIRE (12 GAUGE MIN.),
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 PERCENT OF MAXIMUM DENSITY DETERMINED BY A STANDARD PROCTOR. AASHTO T-99
OR AASHTO T-99.

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 34" MINUS CRUSHED PER MPW 55 SECTION 02235.2.3.A WITH THE 
FOLLOWING GRADATION:

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 BACKFILL, 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 NOTES:

SIEVE NO.
3
4"

#4

#10

#200

PERCENT PASSING (BY WEIGHT)

100

40-70

25-55

2-10

JOB NO.
DATE

5865 Owens Drive
Pleasanton, CA 94588
925-251-7200
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SCALE: NONE
STORM DRAIN INLET DETAIL

PLAN

C
EN

TE
R

 O
F

IN
LE

T

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.

30" PRECAST CONCRETE CATCH BASIN

GROUT SMOOTH AROUND PIPE

STORM DRAIN LATERAL

ADJUSTABLE CURB
HOOD

BA
C

K 
O

F 
C

U
R

B

11
4" SLOT TYPE

1" BAR TYPE

HOLE CAST FOR
4" I.D. UNDERDRAIN

ADJUSTING RINGS
(2" MIN., 12" MAX.)

HOLE CAST FOR 4" I.D. UNDERDRAIN
ON UPHILL SIDE(S) ONLY, BOTH

SIDES IN SUMP LOCATIONS

SECTION - A SECTION - B

20"

24
"

61 2" INVERT
ELEVATION

67
16"

175
16"

6"
22

"

30"

61 2"

6"
AS

 R
EQ

U
IR

ED

18" SUMP
(TYP)

45°

STANDARD SIDEWALK
SCALE:  NONE

5' SIDEWALK (MIN)1'-0" BLVD. VARIES

1.5%

4" EXCEPT AT DRIVEWAYS
WHERE IT SHALL BE 6" REINFORCED

1. CONCRETE SHALL BE M-4000 WITH 3 4" 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 14 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 14 THE TOTAL DEPTH OF THE CONCRETE.

5. EXPANSION JOINTS, USING 12" MATERIAL SHALL BE SPACED AT INTERVALS OF 45' MAXIMUM.

6. ALL EDGES AND JOINTS SHALL BE ROUNDED WITH AN EDGING TOOL OF A MINIMUM 14" RADIUS.

7. SIX INCHES OF BASE MATERIAL IS REQUIRED.  BASE MATERIAL SHALL BE 3 4" 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 13 OF CONCRETE AT 18" O.C.
EACH WAY AND 6" FROM EDGES, OR KEY WAYS INSTALLED TO PREVENT VERTICAL SEPARATION.

2.0% MAX.

NOTES:

6" CRUSHED BASE COURSE
(3 4" MINUS)

REINFORCING FIBERS

R
IG

H
T-

O
F-

W
AY

DRYWELL - TYPE 'B'
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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 4th 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 6th 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. 

 

Sincerely, 

 
Eric H. Mulcahy, City Planner 
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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 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 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.   
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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 6th 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 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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SEPARATES THE TWO HEARING PACKETS 
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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. 16th Street #103 
Phoenix AZ, 85016 
 
Applicant: 
500 River Partners LLC affiliate of Location Ventures 
275 Alhambra Circle 
Coral Gables, FL 33134 
 
Consultant: 
KLJ 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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 Figure 1 

 
Flathead County GIS 
 
 

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

Subject 
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) 
 

 

Direction 
from Site 

Current Zoning Current Use 

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 

 
  

Subject 
Property 
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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 

 
 
Excerpt from the 2019 Columbia Falls  
Growth Policy Map 
 
 
 

Subject Property 
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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: 

 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. 

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

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

Policies for Urban Residential include: 

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

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

 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. 

 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, 
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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. 
 

2. 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. 

3. 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.   

4. 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. 

5. 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. 

6. 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. 

7. 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 per 
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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. 

8. 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. 

9. 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. 

10. 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. 

11. 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.   

12. 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. 
 

. 
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Figure 1 

 
 

D. 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. 
 

E. 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. 
 

F. 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. 
 

G. 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 

Subject 
Property 
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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.” 
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Figure 3 

 
Excerpt from the 2019 Columbia Falls 
Growth Policy Map  
(The green box indicated the subject 
 property) 
  

 

Subject Property 
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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 CRITERIA1 

 
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 façade 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. 
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The apartment project went through the Columbia Falls Site Review process 
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. 
 

B. There are no parapets.   
C. N/A No Parapets 
D. It appears that the apartments have large overhangs 
E. The roof pitch meets the City’s standards 
F. The roof appears to meet this standard   

 
3. Entrance: 

A. 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. 

 
4. Materials and Color: 

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

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

C. The color of the structure is to be determined. 
D. The trim compliments the wall colors and is earth toned and not bright. 
E. The applicant is not proposing any concrete block, tilt-up concrete, or smooth 

faced steel. 
 
5. Landscaping: 

A. 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. 

B. 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. 

C. 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. 

D. 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.  

E. The conceptual parking layout appears to comply with the landscaping and 
spacing requirements of the code. 
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6. Parking Lot: 
A. The conceptual plan shows curbed planting beds  
B. Details of the landscaping and planting beds will be reviewed through a 

detailed landscape plan that will be conditioned as part of this PUD. 
C. This appears to be met and will be reviewed in detail with the formal 

landscape plan. 
D. There are no parking isles in excess of thirty spaces. 
E. The applicant has segmented the parking area so that the parking lot is 

separated by landscape islands, common areas, and roads. 
F. 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.   

G. 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. 
 

7. 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. 

 
8. Lighting 

A. 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. 

B. 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.   

C. 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. 

 
9. Pedestrian Circulation 

A. 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. 
 

10. Community Space 
A. The applicant is providing ample community space in the form of paths, 

playgrounds, and a club house.  The applicants are proposing public access to 
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the river and are providing six parking spaces for the public with the River 
Access. 

 
 
11. Trash and receiving 

A. 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. 

 
2. 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.   
 

3. 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.   
 

4. 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. 
 

5. 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. 

 
6. 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. 
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Fire Protection:  The project is currently within the Badrock Fire Department 
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 an 
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.   

 
3. 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.   
 

4. 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 when 
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. 

 
5. 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.  
 

6. 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.   

 
7. 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.   
 

8. 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. 
 
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.   
 

 
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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12. Does the requested zone give reasonable consideration to the character of the 
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 
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. 
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Although not subject to the Large Building Standards, the project appears to meet the Large 
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. 
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9. The developer shall install five-foot sidewalks with the development as shown in the 
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 
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the City Manager, post a bond or financial security found to be acceptable by the City 
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. 
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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, KLJ Engineering, and City staff. 

The two properties (500 River Road, S16, 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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APPLICATION FOR PLANNED UNIT DEVELOPMENT (PUD) 

Project Name:  7030 Hwy 2 Residences  
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 LLC 
Mail Address: 2098 W Champagne Ct 
City/State/Zip: Eagle, ID 83616 Phone: (208) 890-6669 

Technical Assistance: KLJ Engineering 
Mail Address: 1830 3rd 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: 

2
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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; 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;

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

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

7) 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;

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

9) 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;
e. Layout and dimensions of streets, parking areas, pedestrian walkways and

surfacing;
f. Vehicle, emergency and pedestrian access, traffic circulation and control;
g. Location, size, height, color and materials of signs;
h. Location and height of fencing and/or screening
i. Location and type of landscaping
j. Location and type of open space and common areas;
k. Proposed maintenance of common areas and open space;
l. Property boundary locations and setback lines;
m. Special design standards, materials and/or colors;
n. Proposed schedule of completions and phasing of the development, if

applicable;
o. Covenants, conditions and restrictions;
p. Any other information that may be deemed relevant and appropriate to

allow for adequate review.

3
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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. 

________________________________________ _______________ 
Applicant Signature (500 River Partners LLC) Date 

________________________________________  _______________ 
Owners Signature (High Country Land & Cattle) Date 

________________________________________ _______________ 
Owners Signature (Twin Peaks Farms) Date 

DocuSign Envelope ID: 2837823F-197B-4B72-A761-4C39E39B2CF5

6/30/2022 | 6:51 PM CDT

DocuSign Envelope ID: 65612D34-59DB-464F-A0DF-61E1CA93DEBC

(MT) LLC

7/9/2022 | 2:44 PM MST

DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338D0CA1B9C6

7/11/2022 | 8:40 AM PDT

4
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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. 

5
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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. 

 

  

6

- 105 -

Item No.2.



Table 1.  Proposed Housing Units by Building Type 
Building Type Unit Types Units/Bldg # Structures # DUs Gross Area (sf) 
Single Family 
Attached (3) 

2 bdrm 1 5 15 36,500 
3 bdrm 2 

Single Family 
Attached (4) 

2 bdrm 1 21 84 210,000 
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

• 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
• Provide recreational areas for residents including playground, dog park, and clubhouse
• Connect to City water and sewer services
• Increase local long-term rental options to promote sustainable economic growth
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2. In cases 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 
CSAG 5 & 10 CR-4 CPUD Proposed 

Permitted Uses Agricultural 
and 
Horticultural 

Single family 
dwelling 

Single family 
dwelling 
Two family 
dwelling 
Multi-family 
dwelling 
Private recreation 
and service facility 

Single family 
attached 
(3- and 4- unit 
buildings), multi-
family (two 
apartment 
buildings), and 
private clubhouse 

Maximum density NA NA 12 DU/acre 7.98 DU/acre 
Minimum lot size 5 ac/10 ac 7,200 sq ft 87,120 sq ft 22.55 acres 
Minimum lot width 1/3+ avg 

length/NA 
60 ft NA NA 

Maximum lot 
coverage 

25%/20% 35% 70% NA 

Front yard setback 20 ft/30 ft 20 ft NA NA 
Side yard setback 20 ft 5 ft NA 15 ft* 
Side corner yard 
setback 

20 ft/30 ft 15 ft NA NA 

Rear yard setback 20 ft 20 ft NA 20 ft 
Maximum building 
height 

NA 35 ft NA 35 ft 

* 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 ¼ 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 façade 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. 
 

2. 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. 
 

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.  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.  
 

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 
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. Total acreage and present zoning classifications.  

22.55 acres, CSAG-10 and CSAG-5 
 

b. 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 
 

c. 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. 
 

d. 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). 
 

e. 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.  
 

f. 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. 
 

g. 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. 
 

h. 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. 
 

i. 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. 
 

j. 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. 
 

l. 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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 Traffic Impact Study – Location Acquisitions 1 

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 

 
(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) 

Parcel 3 
Parcel 5 
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 Traffic Impact Study – Location Acquisitions 2 

» Clubhouse (7,500 square feet)

The proposed site layout of Parcel 3 and 5 is shown in Figure 2. 

Figure 2 - Proposed Site Layout (Parcel 3 and 5) 

(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
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 Traffic Impact Study – Location Acquisitions 3 

Figure 3 – Intersection of US 2 and MT Hwy 206 Lane Configuration  

(Screenshot from Synchro Software) 

Exist ing Condit ions  

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.
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 Traffic Impact Study – Location Acquisitions 4 

Table 1 - Existing Traffic Volumes (2022) 

Peak 
EB Approach (US 2) WB Approach (US 2) NB Approach (MT Hwy 206) 

Left Thru Right 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  Condit ions  

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. 

Table 2 - Projected Background Traffic (Horizon Year - 2027) 

Peak 
EB Approach (US 2) WB Approach (US 2) NB Approach (MT Hwy 206) 

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, 11th 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.  

Table 3 - Projected Trip Generation 

Development Type  Units # 
Daily AM Peak PM Peak 

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 7 

Apartment A (3-floors) DU 24 81 81 2 9 8 6 

Apartment B (3-floors) DU 51 172 172 6 18 18 11 

Total DU 180 
606 607 20 65 63 40 

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.   
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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 

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. 
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Table 5 - Projected 2027 Traffic Volume after completion of Proposed Development 

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 

Traff ic  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. 

Table 6 - Intersection Delay and LOS Thresholds 

LOS 
Control Delay Per Vehicle (sec.) 

Signalized Intersection 

A ≤ 10 

B > 10 and ≤ 20

C > 20 and ≤ 35

D > 35 and ≤ 55

E > 55 and ≤ 80

F > 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.
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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.  

Table 7 –Traffic Operation Results (2027) 

Scenario 
AM Peak PM Peak 

EB WB NB Int EB WB NB Int 

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.
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 Traffic Impact Study – Location Acquisitions A 

APPENDIX A – RAW TRAFFIC VOLUMES 
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2027 No Build - AM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 1

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.95 0.95 1.00 0.95 1.00 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 13.8 24.1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 0.96
Heavy Vehicles (%) 4% 4% 4% 4% 4% 4%
Adj. Flow (vph) 477 158 98 311 245 165
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 Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+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 Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type NA Perm NA Prot Perm
Protected Phases 2 6 4
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2027 No Build - AM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 2

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 30.0 6.0 6.0
Minimum Split (s) 36.8 36.8 36.8 33.5 33.5
Total Split (s) 45.0 45.0 45.0 40.0 40.0
Total Split (%) 52.9% 52.9% 52.9% 47.1% 47.1%
Maximum Green (s) 38.2 38.2 38.2 33.5 33.5
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 22.0 22.0 20.0 20.0
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 30.1 30.1 30.1 13.8 13.8
Actuated g/C Ratio 0.53 0.53 0.53 0.24 0.24
v/c Ratio 0.38 0.27 0.19 0.64 0.35
Control Delay 8.5 11.3 8.2 27.4 5.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 8.5 11.3 8.2 27.4 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 0.21 0.15 0.26 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 LOS: B
Intersection Capacity Utilization 80.9% ICU Level of Service D
Analysis Period (min) 15
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2027 No Build - AM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 3

Splits and Phases:     1: MT-206 & US-2
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2027 No Build -PM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 1

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.95 0.95 1.00 0.95 1.00 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 13.8 24.1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 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 Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+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 Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type NA Perm NA Prot Perm
Protected Phases 2 6 4
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2027 No Build -PM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 2

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 30.0 6.0 6.0
Minimum Split (s) 36.8 36.8 36.8 33.5 33.5
Total Split (s) 45.0 45.0 45.0 40.0 40.0
Total Split (%) 52.9% 52.9% 52.9% 47.1% 47.1%
Maximum Green (s) 38.2 38.2 38.2 33.5 33.5
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 22.0 22.0 20.0 20.0
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 38.4 38.4 38.4 18.4 18.4
Actuated g/C Ratio 0.55 0.55 0.55 0.26 0.26
v/c Ratio 0.56 0.85 0.42 0.73 0.45
Control Delay 11.3 51.9 11.2 33.9 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 11.3 51.9 11.2 33.9 9.7
LOS B D B C A
Approach Delay 11.3 19.8 23.6
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 0.85 0.42 0.40 0.29

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 LOS: B
Intersection Capacity Utilization 88.7% ICU Level of Service E
Analysis Period (min) 15
#    95th percentile volume exceeds capacity, queue may be longer.
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2027 No Build -PM Peak
1: MT-206 & US-2 11/16/2022

Existing 4:45 pm 07/11/2014 Existing Synchro 10 Report
S. Karjala Page 3

     Queue shown is maximum after two cycles.

Splits and Phases:     1: MT-206 & US-2
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 Traffic Impact Study – Location Acquisitions C 

 

 
 
 
 
 
 
 
 

APPENDIX C - BUILD TRAFFIC OPERATIONS REPORT 

(SYNCHRO) 
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2027 Build - AM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak Synchro 10 Report
Oz Khan Page 1

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.95 0.95 1.00 0.95 1.00 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) 71 165
Link Speed (mph) 55 55 25
Link Distance (ft) 5222 1115 883
Travel Time (s) 64.7 13.8 24.1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 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 Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+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 Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type NA Perm NA Prot Perm
Protected Phases 2 6 4
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2027 Build - AM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak Synchro 10 Report
Oz Khan Page 2

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 30.0 6.0 6.0
Minimum Split (s) 36.8 36.8 36.8 33.5 33.5
Total Split (s) 45.0 45.0 45.0 40.0 40.0
Total Split (%) 52.9% 52.9% 52.9% 47.1% 47.1%
Maximum Green (s) 38.2 38.2 38.2 33.5 33.5
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 22.0 22.0 20.0 20.0
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 30.1 30.1 30.1 14.0 14.0
Actuated g/C Ratio 0.52 0.52 0.52 0.24 0.24
v/c Ratio 0.41 0.28 0.19 0.64 0.35
Control Delay 8.8 11.7 8.3 27.4 5.6
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 8.8 11.7 8.3 27.4 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 0.22 0.15 0.27 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 LOS: B
Intersection Capacity Utilization 81.1% ICU Level of Service D
Analysis Period (min) 15
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2027 Build - AM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build AM Peak Synchro 10 Report
Oz Khan Page 3

Splits and Phases:     1: MT-206 & US-2
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2027 Build PM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build - PM Peak Synchro 10 Report
Oz Khan Page 1

Lane Group EBT EBR WBL WBT NBL NBR
Lane Configurations
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 0.95 0.95 1.00 0.95 1.00 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 13.8 24.1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 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 Cl+Ex Cl+Ex Cl+Ex Cl+Ex Cl+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 Cl+Ex Cl+Ex
Detector 2 Channel
Detector 2 Extend (s) 0.0 0.0
Turn Type NA Perm NA Prot Perm
Protected Phases 2 6 4
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2027 Build PM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build - PM Peak Synchro 10 Report
Oz Khan Page 2

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 30.0 6.0 6.0
Minimum Split (s) 36.8 36.8 36.8 33.5 33.5
Total Split (s) 45.0 45.0 45.0 40.0 40.0
Total Split (%) 52.9% 52.9% 52.9% 47.1% 47.1%
Maximum Green (s) 38.2 38.2 38.2 33.5 33.5
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 22.0 22.0 20.0 20.0
Pedestrian Calls (#/hr) 0 0 0 0 0
Act Effct Green (s) 38.5 38.5 38.5 19.2 19.2
Actuated g/C Ratio 0.54 0.54 0.54 0.27 0.27
v/c Ratio 0.58 0.88 0.44 0.74 0.45
Control Delay 11.8 58.2 11.8 34.2 9.7
Queue Delay 0.0 0.0 0.0 0.0 0.0
Total Delay 11.8 58.2 11.8 34.2 9.7
LOS B E B C A
Approach Delay 11.8 21.3 24.0
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 0.88 0.44 0.42 0.29

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 LOS: B
Intersection Capacity Utilization 89.9% ICU Level of Service E
Analysis Period (min) 15
#    95th percentile volume exceeds capacity, queue may be longer.
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2027 Build PM Peak
1: MT-206 & US-2 11/16/2022

US 2 & MT 206 4:45 pm 05/06/2022 2026 Build - PM Peak Synchro 10 Report
Oz Khan Page 3

     Queue shown is maximum after two cycles.

Splits and Phases:     1: MT-206 & US-2
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I. 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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Figure 1, Project Location Map 
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II. Wetland Delineation 

A. D e f i n i t ion s  and  Met h o d s   

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 cover1 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. 

 
1 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 Regional Supplement: 
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. H y d r o l o g y

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 

  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. E c o l o g y  a n d  S o i l s

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, 

YEAR MONTH 30% 
CHANCE 
PRECIP 

LESS 
THAN 

(INCHES) 

30% 
CHANCE 
PRECIP 
MORE 
THAN 

(INCHES) 

2022 
RAINFALL 
(INCHES) 

CONDITION 
(DRY, WET, 
NORMAL) 

CONDITION 
VALUE1 

MONTH 
WEIGHT 
VALUE 

PRODUCT 
OF 

PREVIOUS 
TWO 

COLUMNS 

2022 March 0.72 1.40 1.55 Wet 3 1 3 

2022 April 1.05 1.84 0.81 Dry 1 2 2 

2022 May 1.50 2.70 1.14 Dry 1 3 3 

Total 8 
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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 heterophylla) 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 

 

 
D. R e s u l t s  

 

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 

MAP UNIT SOIL NAME HYDRIC RATING HYDRIC CRITERIA 

Ca Chamokane soils, 0 to 3 percent slopes Predominantly 
Non-Hydric 10 

Kzg Kiwanis-Birch fine sandy loams, 0 to 5 
percent slopes Non-Hydric 0 

Cd Corvallis silty clay loam, 0 to 3 percent 
slopes 

Predominantly 
Non-Hydric 10 

W Water Non-Hydric 0 
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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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1 Depression Sec. 16, 
T30N, R20W 

-114.162246 W
48.3644937 N PUSC 0.21 

2 Pond Sec. 16, 
T30N, R20W 

-114.1609556 W
48.3642107 N PUBFx 0.85 

3 Depression Sec. 16, 
T30N, R20W 

-114.162772 W
48.3651731 N PEM1A 3.84 

TOTAL: 4.89 
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E. D i s c u s s i o n  a n d  C o n c l u s i o n s

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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APPENDIX A: Aquatic Resource Delineation Maps 
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APPENDIX B: On-Site Photographs 
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Page 1 of 4 

Site Photos  

 

Location Ventures – Rental Lots 3&5 

SITE PHOTOS 

 

 
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 

 

Date Taken: 6/1/2022 

 

Direction: South 
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Page 2 of 4 

Site Photos  

 

Location Ventures – Rental Lots 3&5 

 

 

 
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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Page 3 of 4 

Site Photos  

 

Location Ventures – Rental Lots 3&5 

 

 
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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Page 4 of 4 

Site Photos  

 

Location Ventures – Rental Lots 3&5 

 

 
Adjacent Wetland #: 3 
 

Photo Point: Wetland 3 

 

Observer: Nick Sovner - KLJ 

 

Date Taken: 6/2/2022 

 

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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APPENDIX C: Wetlands and Other Waters Datasheets 
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes No X

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No

Yes X No Yes X

Yes X No

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7. X

8. X

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

1

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

0

298

0

109

=Total Cover

Equisetum arvense

Taraxacum officinale

Carex utriculata

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

3

No

FAC

Yes50

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3644937 NAD83

Hydrophytic Vegetation Present?

Datum:-114.162246

Chamokane soils, 0 to 3 percent slopes PUSC

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-1

Concave

Section, Township, Range:

100.0%

)

15' )

Prevalence Index worksheet:

279

15

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/1/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures LLC 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Depression

Columbia Falls/FlatheadCity/County:

0

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

4

Multiply by:

0

Prevalence Index  = B/A =

93

3 - Prevalence Index is ≤3.01

FACU Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

FAC

2.73

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Test plot located in a small depression near the parcel entrance. Site identified as Wetland-1.

Indicator 
Status

2

2

VEGETATION – Use scientific names of plants.

(Plot size:

Agrostis stolonifera

No

OBL

FAC

Herb Stratum

40 Yes

Alopecurus pratensis

15

15

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

109

1 No

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

100

95 5 C PL

X

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)

X

X

X

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

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:

5

17

7

Field Observations:

(includes capillary fringe)

Standing water present in depression area. 

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

Matrix

Texture

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/2

10YR 2/2

Color (moist)

7.5YR 5/6

0-5.5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

5.5-20

TP-1SOIL

Moist, high OM, many fine roots

Very moist, some fine roots

Remarks

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes No X

Yes X No Yes X

Yes No X

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7.

8.

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

33

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

350

497

70

108

=Total Cover

Taraxacum officinale

Alopecurus pratensis

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

3

No

FACU

Yes70

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3644817 NAD83

Hydrophytic Vegetation Present?

Datum:-114.1622079

Chamokane soils, 0 to 3 percent slopes N/A

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-2

Convex

Section, Township, Range:

0.0%

)

15' )

Prevalence Index worksheet:

15

0

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/1/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures LLC 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Meadow

Columbia Falls/FlatheadCity/County:

0

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

132

Multiply by:

0

Prevalence Index  = B/A =

5

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

FACU

4.60

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Test plot located slightly higher than TP-1 on the shoulder of the depression feature.

Indicator 
Status

0

2

VEGETATION – Use scientific names of plants.

(Plot size:

Dactylis glomerata

No

FAC

UPL

Herb Stratum

30 Yes

Bromus inermis

5

0

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

108

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

100

65 30 C M

5 RM M

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

19

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

Matrix

Texture

Redox FeaturesDepth

(inches) Color (moist)

7.5YR 5/2

10YR 4/3

Color (moist)

7.5YR 5/4

10YR 4/1

0-11

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

11-20

TP-2SOIL

Distinct redox concentrations

Remarks

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No

Yes X No Yes X

Yes X No

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7. X

8. X

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

0

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

0

313

0

113

=Total Cover

Typha latifolia

Schoenoplectus acutus

Eleocharis quinqueflora

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

2

No

FAC

Yes65

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3642107 NAD83

Hydrophytic Vegetation Present?

Datum:-114.1609556

Chamokane soils, 0 to 3 percent slopes PUBFx

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-3

Concave

Section, Township, Range:

100.0%

)

15' )

Prevalence Index worksheet:

300

13

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/1/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures LLC 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Slope/Terrace

Columbia Falls/FlatheadCity/County:

0

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

Multiply by:

0

Prevalence Index  = B/A =

100

3 - Prevalence Index is ≤3.01

OBL Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

OBL

2.77

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

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.

Indicator 
Status

2

2

VEGETATION – Use scientific names of plants.

(Plot size:

Agrostis stolonifera

No

OBL

FAC

Herb Stratum

35 Yes

Alopecurus pratensis

10

13

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

113

1 No

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

97 3 C PL

60 25 D M

15 C M

75 25 C M

X X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)

X

X

X

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

19

12

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

Matrix

8-20 7.5YR 5/1

Texture

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/1

7.5YR 3/2

Color (moist)

7.5YR 3/3

2.5Y 5/3

7.5YR 4/4

7.5YR 4/4

0-4.5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

4.5-8

TP-3SOIL

Faint redox concentrations

Rounded gravel, moist

Prominent redox concentrations

Distinct redox concentrations

Remarks

Loamy/Clayey

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes No X

Yes No X Yes X

Yes No X

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7.

8.

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

100

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

0

442

0

115

=Total Cover

No FACW

Agrostis stolonifera

Alopecurus pratensis

Trifolium pratense

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

6

3

No

FACU

Yes65

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3642333 NAD83

Hydrophytic Vegetation Present?

Datum:-114.1609587

Chamokane soils, 0 to 3 percent slopes N/A

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-4

None

Section, Township, Range:

0.0%

)

15' )

Prevalence Index worksheet:

36

0

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/1/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Hillslope

Columbia Falls/FlatheadCity/County:

3

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

400

Multiply by:

6

Prevalence Index  = B/A =

12

3 - Prevalence Index is ≤3.01

FAC Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

NoPlantago FACU

Remarks:

FACU species

FAC species

OBL species

FAC

3.84

5

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Slope break above Wetland-2.

Indicator 
Status

0

1

VEGETATION – Use scientific names of plants.

Camassia quamash

(Plot size:

Cerastium beeringianum

No

FACU

FACU

Herb Stratum

15 No

Leucanthemum vulgare

15

0

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

115

6 No

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

100

80 20 C M

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Sandy

Matrix

Texture

Redox FeaturesDepth

(inches) Color (moist)

10YR 5/2

10YR 4/2

Color (moist)

7.5YR 4/4

0-10

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Gravel and cobble present at the horizon boundary. 

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

10-20

TP-4SOIL

Distinct redox concentrations

Remarks

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No

Yes X No Yes X

Yes X No

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7. X

8.

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

0

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

100

373

20

116

=Total Cover

Equisetum arvense

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

No

15

UPL

Yes80

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3651731 NAD83

FACW

Hydrophytic Vegetation Present?

Datum:-114.162772

Chamokane soils, 0 to 3 percent slopes PEM1A

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-5

Concave

Section, Township, Range:

100.0%

)

15' )

Salix drummondiana

Prevalence Index worksheet:

243

0

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/2/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Depression

Columbia Falls/FlatheadCity/County:

15

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

Multiply by:

30

Prevalence Index  = B/A =

81

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

3.22

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Test plot associated with Wetland-3.

Indicator 
Status

2

2

VEGETATION – Use scientific names of plants.

(Plot size:

Bromus inermis

15

FAC

FAC

Herb Stratum

20 No

Agrostis stolonifera

1

0

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

101

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

100

90 10 D M

X

X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)

X

X

X

X

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

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:

1

15

0

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

Matrix

Texture

Redox FeaturesDepth

(inches) Color (moist)

2.5Y 3/1

2.5Y 3/2

Color (moist)

2.5Y 5/2

0-5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

5-20

TP-5SOIL

High OM, many fine roots, wet

Wet

Remarks

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No

Yes X No Yes X

Yes X No

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7. X

8. X

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Early season plant ID

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

0

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

0

300

0

100

=Total Cover

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

Yes100

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.365151 NAD83

Hydrophytic Vegetation Present?

Datum:-114.1627401

Chamokane soils, 0 to 3 percent slopes PEMA

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-6

Convex

Section, Township, Range:

100.0%

)

15' )

Prevalence Index worksheet:

300

0

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/2/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Hillslope

Columbia Falls/FlatheadCity/County:

0

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

Multiply by:

0

Prevalence Index  = B/A =

100

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

3.00

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Test plot located slightly above TP-5. Second wetland test plot for Wetland-3 based on all three criteria.

Indicator 
Status

1

1

VEGETATION – Use scientific names of plants.

(Plot size:

FAC

Herb Stratum

Alopecurus pratensis

0

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

100

30'

Remarks:

ENG FORM 6116-9-SG, JUL 2018 Western Mountains, Valleys, and Coast – Version 2.0

96

- 195 -

Item No.2.



Sampling Point:

% % Type1 Loc2

100

100

95 5 C M

X X

Type:

Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)

X

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes X No

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

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:

15

8

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

10YR 4/2

Matrix

Texture

8-20 Loamy/Clayey

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/2

10YR 2/2

Color (moist)

7.5YR 4/4

0-5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

5-8

TP-6SOIL

Moist

Wet

Distinct redox concentrations

Remarks

Loamy/Clayey
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State:

1

Subregion (LRR): Lat:

Soil Map Unit Name:

X

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes X No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes No X

Yes No X Yes X

Yes No X

)

1.

2. (A)

3.

4. (B)

Sapling/Shrub Stratum (A/B)

1.

2.

3.

4. x 1 =

5. x 2 =

x 3 =

x 4 =

1. x 5 =

2. Column Totals: (A) (B)

3.

4.

5.

6.

7.

8.

9.

10.

11.

Woody Vine Stratum

1.

2.

Yes X

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

0

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

500

500

100

100

=Total Cover

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic.

(Plot size:

=Total Cover

Yes100

LRR E, MLRA 43A

NWI classification:

Dominant 
Species?

48.3651353 NAD83

Hydrophytic Vegetation Present?

Datum:-114.1628271

Chamokane soils, 0 to 3 percent slopes N/A

Long:

5'

NoAre climatic / hydrologic conditions on the site typical for this time of year?

S16, T30N, R20W

MT TP-7

Convex

Section, Township, Range:

0.0%

)

15' )

Prevalence Index worksheet:

0

0

Sampling Date:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/2/22Project/Site: Rental Properties Lots 3 & 5 

Applicant/Owner: Location Ventures 

Investigator(s): N. Sovner

Landform (hillside, terrace, etc.): Terrance

Columbia Falls/FlatheadCity/County:

0

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

0

Multiply by:

0

Prevalence Index  = B/A =

0

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Problematic Hydrophytic Vegetation1 (Explain)

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover

)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species

FAC species

OBL species

5.00

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 

Wetland Hydrology Present?

30'

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Test plot located in the meadow above Wetland-3.

Indicator 
Status

0

1

VEGETATION – Use scientific names of plants.

(Plot size:

UPL

Herb Stratum

Bromus inermis

0

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-07-24; the proponent agency is CECW-CO-R

OMB Control #: 0710-xxxx, Exp: Pending
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area

within a Wetland? No

100

30'

Remarks:
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Sampling Point:

% % Type1 Loc2

100

100

100

Type:

Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Surface Water Present? Yes X

Water Table Present? Yes X

Saturation Present? Yes X    Wetland Hydrology Present? Yes No X

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10)

Red Parent Material (F21)

Very Shallow Dark Surface (F22)

Other (Explain in Remarks)

Histosol (A1)

Histic Epipedon (A2)

Black Histic (A3)

Hydrogen Sulfide (A4)

Depleted Below Dark Surface (A11)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Sandy Redox (S5)

Stripped Matrix (S6)

Loamy Mucky Mineral (F1) (except MLRA 1)

Loamy Gleyed Matrix (F2)

Depleted Matrix (F3)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

19

Field Observations:

(includes capillary fringe)

No

No

No

Depth (inches):

Depth (inches):

Depth (inches):

Redox Dark Surface (F6)

Depleted Dark Surface (F7)

Redox Depressions (F8)

3Indicators of hydrophytic vegetation and

wetland hydrology must be present,

unless disturbed or problematic.Sandy Gleyed Matrix (S4)

Surface Water (A1)

Loamy/Clayey

10YR 4/2

Matrix

Texture

7-20 Loamy/Clayey

Redox FeaturesDepth

(inches) Color (moist)

10YR 4/3

10YR 3/1

Color (moist)

0-2

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)

Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)

Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)

Dry-Season Water Table (C2)

Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)

Hydrogen Sulfide Odor (C1)

Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

2-7

TP-7SOIL

Dry, high OM

Slightly moist

Slightly moist

Remarks

Loamy/Clayey
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STREAM ID STREAM NAME
LAT LONG DATE
PROJECT NAME CLIENT

INVESTIGATORS
FLOW REGIME
Perennial Intermittent Ephemeral

WATER TYPE
TNW RPW NRPW

CHANNEL FEATURES

Estimate Measurements
Top of Bank Width: _______

Top of Bank Height:

LB _______ RB _______

Water Depth: _______

Water Width:_______

High Water Mark: _______

Stream Erosion
None Moderate Heavy

Artificial, Modified or Channelized
Yes No

Dam Present Yes No

Sinuosity Low Medium High

Gradient
Flat Moderate Severe

(0.5/100 ft (2 ft/100 ft) (10 ft/100 ft)

FLOW
CHARACTERISTICS

Water Present
No water, stream bed dry
Stream bed moist
Standing water
Flowing water

Velocity
Fast Moderate
Slow

Proportion of Reach Represented by Stream
Morphology Types
Riffle % Run %
Pool %

Turbidity
Clear Slightly turbid Turbid
Opaque Stained
Other________

INORGANIC SUBSTRATE COMPONENTS
(should add up to 100%)

ORGANIC SUBSTRATE COMPONENTS
(does not necessarily add up to 100%)

Substrate
Type Diameter % Composition in

Sampling Reach
Substrate
Type Characteristic % Composition in

Sampling Area
Bedrock

Detritus sticks, wood, coarse
plant materials (CPOM)Boulder > 256 mm (10")

Cobble 64-256 mm (2.5"-10")
Muck-Mud black, very fine organic

(FPOM)Gravel 2-64 mm (0.1"-2.5")
Sand 0.06-2mm (gritty)

Marl grey, shell fragmentsSilt 0.004-0.06 mm
Clay < 0.004 mm (slick)

WATERSHED
FEATURES

Predominant Surrounding Landuse
Forest Commercial
Field/Pasture Industrial
Agricultural Residential
Other:

Canopy Cover
Partly open Partly shaded
Shaded

Indicate the dominant type
Trees Shrubs
Grasses Herbaceous

Floodplain Width
Wide > 30ft Moderate 15-30ft
Narrow <16ft

Wetland Present Yes No
Wetland ID

AQUATIC VEGETATION
Indicate the dominant type and record the dominant species present

Rooted emergent Rooted submergent Rooted floating Free floating
Floating algae Attached algae

MACROINVERTEBRATES
OR OTHER
WILDLIFE
OBSERVED/OTHER
OBSERVATIONS AND
NOTES

Flow Direction: ________________

(Check one)

Open

 STREAM-1

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.

 Flathead River

48.366179 -114.166655 06/02/2022

C Falls Rentals Lots 3&5

N Sovner

✔

Location Ventures LLC

765.0

20.0 20.0

20.00

765.0

0.0

✔

✔

✔

✔

✔

✔

100

ft

✔
✔

✔

✔

✔

✔

40
30
10

10
10

ft ft

ft

ft

ft

Wetland-3

✔

✔

✔

Southwest
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APPENDIX D: Plant List 
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Latin Name Common Name Wetland Indicator

Agrostis stolonifera Spreading Bentgrass FAC

Alopecurus pratensis Field Meadow Foxtail FAC

Bromus inermis Smooth brome UPL

Camassia quamash Small Camas FACW

Carex utriculata Northwest Territory Sedge OBL

Cerastium beeringianum Bearing Sea ear‐mouse chickweed FACU

Dactylis glomerata Orchardgrass FACU

Eleocharis quinqeflora Few‐flower spike rush OBL

Equisetum Arvense Field Horsetail FAC

Leucanthemum vulgare Oxeye daisy FACU

Plantago spp Plaintain FACU

Salix drummondiana Drummonds willow FAW

Schoenoplectus acutus Hardstem club rush OBL

Taraxicum officinale Common dandelion FACU

Trifolium pratense Red clover FACU

Typha latifolia Broadleaf cattail OBL

PLANT LIST

COLUMBIA FALLS VACATION RENTALS LOTS 3&5
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7030 Hwy 2 Residences
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Property Owners within 150 feet of Subject Property 

 

Crosby III 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 Jaquette  

7100 US Highway 2 E. 

Columbia Falls, MT 59912 
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Zoning Map Amendment 
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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 

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

E. 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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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, 500 River Partners LLC)    (Date) 
 
 
 
 

 
(Owners Signature, High Country Land & Cattle (MT) LLC)   (Date) 

 
 
 
 
 

 
(Owners Signature, Twin Peaks Farms LLC)    (Date) 

DocuSign Envelope ID: 2837823F-197B-4B72-A761-4C39E39B2CF5

6/30/2022 | 6:51 PM CDT

DocuSign Envelope ID: 65612D34-59DB-464F-A0DF-61E1CA93DEBC

7/9/2022 | 2:44 PM MST

DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338D0CA1B9C6

7/11/2022 | 8:40 AM PDT
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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. 

 
B. Completed application form. 

 
C. 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. 

 
E. 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. 

117

- 216 -

Item No.2.



ZONING MAP AMENDMENT NARRATIVE 
 

A. Promoting Growth Policy 
The proposed Columbia Falls Rental Development promotes the 2019 Columbia Falls Growth Policy in 
multiple ways: 

▪ It is consistent with the three residential housing goals of the Growth Policy. 
▪ It is 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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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 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. 

2. 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 
 CSAG 5 & 10 CR-4 CPUD Proposed 
Permitted Uses Agricultural 

and 
Horticultural 

Single family 
dwelling 

Single family 
dwelling 
Two family 
dwelling 
Multi-family 
dwelling 
Private recreation 
and service facility 

Single family 
attached 
(3- and 4- unit 
buildings), multi-
family (two 
apartment 
buildings), and 
private clubhouse 

Maximum density NA NA 12 DU/acre 7.98 DU/acre 
Minimum lot size 5 ac/10 ac 7,200 sq ft 87,120 sq ft 22.55 acres 
Minimum lot width 1/3+ avg 

length/NA 
60 ft NA NA 

Maximum lot 
coverage 

25%/20% 35% 70% NA 

Front yard setback 20 ft/30 ft 20 ft NA NA 
Side yard setback 20 ft 5 ft NA 15 ft* 
Side corner yard 
setback 

20 ft/30 ft 15 ft NA NA 

Rear yard setback 20 ft 20 ft NA 20 ft 
Maximum building 
height 

NA 35 ft NA 35 ft 

* 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 
#3 c.) 
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▪ “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.  

I. 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.  
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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 I for details about the consistency with current city plans, policies, and standards. 
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Zoning Exhibits 
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ORT Form 4690 6/06 Rev. 8-1-16 

 

 
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. 

 

 

Issued through the office of: 
Insured Titles 
44 4th Street West/P.O. Box 188 
Kalispell, MT 59901 
(406)755-5028 

 

 
 

Authorized Signature 

 
If this jacket was created electronically, it constitutes an original document. 
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COMMITMENT CONDITIONS 

 
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. 

(g) “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 
(a) 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. 

 
 

133

- 232 -

Item No.2.

https://insuredpro.etitledocs.com/meta/index?m=f83a6771-b2a9-4539-a84b-b48a4d8c2965&q=hHGPUppoNBpeypt9n0auwmeizQNgd8j9zxny40DRqazr28%3d&h=53e2cab5-cd1c-4d23-8b71-031aa8885a76&attach=true
https://insuredpro.etitledocs.com/meta/index?m=f83a6771-b2a9-4539-a84b-b48a4d8c2965&q=hHGPUppoNBpeypt9n0auwmeizQNgd8j9zxny40DRqazr28%3d&h=53e2cab5-cd1c-4d23-8b71-031aa8885a76&attach=true


 

This page is only a part of a 2016 ALTA ® Commitment for Title Insurance issued by Old Republic National 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; Schedule 

B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 
 

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. 
 

File No. 989704-WHI  
 

  Page 3 of 10  
 

ALTA Commitment for Title Insurance (8-1-16) 
 

 

 
6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 

(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. 

 
7. 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. 

 
8. 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. 
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ORT Form 4690 A (8-1-16)  
 

 
 

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) ☐  2006 ALTA ®  Loan Policy  
 Proposed Insured:    
 Proposed Policy Amount: $0.00  Premium Amount $    
 Endorsements:     $    
   
(c) ☐   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  
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5. The Land is described as follows: 

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.) 
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Exhibit "A" 

  

Real property in the County of Flathead, State of Montana, described as follows:  
  

That portion of the North ½, Section 16, Township 30 North, Range 20 West, Flathead 
County, Montana, as follows: 
 
Shown as Parcel A on Certificate of Survey No. 12747. 
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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. 
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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 oil, gas, coal and other hydrocarbons, sand, gravel or other common variety materials, whether or 
not shown by the Public Records. 

139

- 238 -

Item No.2.

https://insuredpro.etitledocs.com/meta/index?m=f83a6771-b2a9-4539-a84b-b48a4d8c2965&q=hHGPUppoNBpeypt9n0auwmeizQNgd8j9zxny40DRqazr28%3d&h=53e2cab5-cd1c-4d23-8b71-031aa8885a76&attach=true
https://insuredpro.etitledocs.com/meta/index?m=f83a6771-b2a9-4539-a84b-b48a4d8c2965&q=hHGPUppoNBpeypt9n0auwmeizQNgd8j9zxny40DRqazr28%3d&h=53e2cab5-cd1c-4d23-8b71-031aa8885a76&attach=true


 

This page is only a part of a 2016 ALTA ® Commitment for Title Insurance issued by Old Republic National 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; Schedule 

B, Part II - Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 
 

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. 
 

File No. 989704-WHI  
 

  Page 9 of 10  
 

ALTA Commitment for Title Insurance (8-1-16) 
 

 

8. 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 as depicted on 
County Surveyor's maps on file in the office of the County Surveyor of Flathead County. 

9. 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. 

  

10. 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 0506800  

  

11. 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. 

12. Any action based on the claim that any part of the insured premises is within or under navigable 
water. 

13. Easement granted to Montana Power Company, recorded December 14, 1962 in Book 452 at Page 
133, as Instrument No. 9573. 

14. Easement  granted to Pacific Power and Light Company, recorded January 31, 1963 in Book 452 at  
Page 324, as Instrument No. 728. 

15. Easement  granted to The Montana Power Company, recorded February 2, 1966 in Book 477 at Page 
434, as Instrument No 800. 

16. Right-of-Way granted to Montana Power Company, recorded March 15, 1962 in Book 443 at  Page 
833, as Instrument No. 2056. 

17. Right of Way Easement granted to Pacificorp, a corporation d/b/a Pacific Power and Light Company, 
recorded July 17, 1992 as Instrument No. 92-248-09570.  

18. 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 No. 2010-000-17108          
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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 Information

Date: 07/13/2021

File No: 3390FPT

Property Address 7030 Hwy 2 E, Columbia Falls, MT 59912

Buyer\Borrower Location Ventures Acquisitions, LLC

Seller Twin Peaks Farms, LLC

For changes and updates please contact your  Escrow or Title officer(s):
Escrow Officer:
Jill Kuntz
Flathead Premier Title Company, LLC
53 4th Avenue East North
Kalispell, MT 59901
Phone: 406-752-7000
Fax: 406-545-5532
E-Mail: Jill@flatheadpremiertitle.com
Processor: Samantha Vondrich
E-Mail: Samantha@flatheadpremiertitle.com

Title Officer:
Tracy Martin
Flathead Premier Title Company, LLC
205 June's Way, Suite 3
Whitefish, MT 59937
Phone: 406-862-7000
Fax: 406-545-5532
Email: Tracy@flatheadpremiertitle.com

 
There are requirements appearing in Schedule B-Section 1 which require special attention

Item numbers needing attention: 9 AND 10

 Thank you for using Flathead Premier Title Company, LLC
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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 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,
WESTCOR LAND TITLE INSURANCE COMPANY, a South Carolina 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 (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.

Issued By:

Flathead Premier Title - Kalispell Branch

By:  

53 4th Avenue East North
Kalispell, MT  59901
Phone: 406-752-7000

WESTCOR LAND TITLE INSURANCE COMPANY

CM-21
MT ALTA 08-01-16Commitment w-MT Mod (WLTIC Edition 02/02/18)

 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.
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COMMITMENT CONDITIONS

DEFINITIONS1.
“Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public Records.(a)
“Land”: The land described  in Schedule  A and affixed improvements  that by law constitute  real property.  The term(b)
“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.
“Mortgage”: A mortgage, deed of trust, or other security  instrument,  including one evidenced  by electronic means(c)
authorized by law.
“Policy”: Each contract  of title insurance,  in a form adopted  by the American Land Title Association,  issued  or to be(d)
issued by the Company pursuant to this Commitment.
“Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued pursuant to(e)
this Commitment.
“Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount of each Policy to(f)
be issued pursuant to this Commitment.
“Public Records”: Records established  under state statutes  at the Commitment Date for the purpose  of imparting(g)
constructive notice of matters relating to real property to purchasers for value and without Knowledge.
“Title”: The estate or interest described in Schedule A.(h)

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; and
(f) Schedule B, Part II—Exceptions; and
(g) signed 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
(a) 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.

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.
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(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.

6.  LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT
(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.
(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.

7.  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.

8. 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.

9. INTENTIONALLY OMITTED

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.
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 File No:  3390FPT

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 be issued:

(a) 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 is Fee Simple.

4. The Title is, at the Commitment Date, vested in:
Twin Peaks Farms LLC

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:

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.

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.
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EXHIBIT "A"

Parcel 1 of Retracement Certificate of Survey No. 16981, located and being in the Southwest
Quarter of the Northeast Quarter (SW¼NE¼) of Section 16, Township 30 North, Range 20 West,
P.M.M., 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.
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File No:  3390FPT

COMMITMENT FOR TITLE INSURANCE

Issued by

Westcor Land Title Insurance Company

SCHEDULE B, PART I
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 is located.

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.

When the proposed insured seeks ALTA extended coverage, we will require borrowers and/or sellers to5.
execute an Indemnity and Affidavit as to debts, liens, and possession.

Satisfaction or release filed of record to release all Judgments, Liens, Mortgages, and Trust Indentures, if6.
any, unless the proposed insured desires to assume or subordinate to said obligations.

If ALTA extended coverage is requested and/or if Westcor Land Title Insurance Company at its discretion7.
feels a physical inspection of the property is necessary then an inspection will be performed. Any matters
found by our inspection requiring disclosure to the parties involved in this transaction, will be shown in a
supplemental report. Westcor Land Title Insurance Company  has the right to add to the supplemental
report additional exceptions to coverage, as it deems necessary.

Company requires Seller and Buyer to fully comply with the provisions of the Realty Transfer Act8.
(M.C.A. 15-7-301 et. at.), which includes the requirement that Seller and Buyer fully complete a Realty
Transfer Certificate which will be presented at closing. If either party fails to 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's failure to acknowledge the transfer to the Insured of the land
described in Schedule A, pursuant to the Realty Transfer Act, as set 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:  3390FPT

The Company requires for its review satisfactory copy of the "Articles of Organization," the Operating9.
Agreement and the regulations of Twin Peaks Farms LLC, a Montana limited liability company, any
amendment thereof, a certificate of good standing, and satisfactory evidence of authority of the officers,
managers, or members to execute the documents.

The Company requires for its review satisfactory copy of the "Articles of Organization," the Operating10.
Agreement and the regulations of Location Ventures Acquisitions, LLC,limited liability company, any
amendment thereof, a certificate of good standing, and satisfactory evidence of authority of the officers,
managers, or members to execute the documents.

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:  3390FPT

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 or Policies to 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 persons in 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 exceptions in 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 all 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 a lien, 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.

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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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.

Real estate taxes or special assessments for the year(s) 2021, that are not yet due or payable.10.

For informational purposes only, do not rely upon for a tax payment. Flathead County records indicate the taxes11.
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

Easement fro a pipe line for transmission of gas granted to The Montana Power Company, recorded March 15,12.
1962, in Book 443, Page 883 as Document No. 2056, records of Flathead County, Montana.

Easement for a pipe line for transmission of gas granted to The Montana Power Company, recorded December13.
14, 1962, in Book 452, Page 133, as Document No. 9573, records of Flathead County, Montana.

Easement for electric transmission and distribution line granted to Pacific Power & Light Company, recorded14.
January 31, 1963 in Book 452, Page 326, as Document No. 728, records of Flathead County, Montana.

Easement for a gas pipe line granted to the Montana Power Company, recorded February 2, 1966 in Book 477,15.
Page 434, as Document No. 800, records of Flathead County, Montana.

Easement for underground electric distribution line granted to Pacificorp, dba Pacific Power & Light Company,16.
recorded September 4, 1992 as Document No. 9224809570, records of Flathead County, Montana.

All matters, covenants, conditions, restrictions, easements and any rights, interest or claims which may exist by17.
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}.

Provisions and conditions contained in Certificate of Approval by the State of Montana Department of Health18.
and Environmental Sciences as attached to Certificate of Survey No. 12747, recorded August 22, 1996 as
Document No. 9623509090, records of Flathead County, Montana.

Ordinance No. 806 by the City of Columbia Falls, Montana, amended the Columbia Falls Zoning Map, recorded19.
July 1, 2021 as Document No. 202100022419, records of Flathead County, Montana.
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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 WLTIC takes to safeguard that information.

Who is 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.

Access to Information
Access to all nonpublic personal information is limited 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 its title
insurance policy as requested by the consumer. WLTIC may share nonpublic personal information as
permitted by law with entities with whom WLTIC has a joint marketing agreement. Entities with whom
WLTIC has a joint marketing agreement have agreed to protect the privacy of our customer’s nonpublic
personal information by utilizing similar precautions and security measures as WLTIC uses to protect
this information and to use the information for lawful purposes. WLTIC, however, may share information
as required by law in response to a subpoena, to a government regulatory agency or to prevent fraud.

Information Security
WLTIC, at all 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 Policy can also be found on WLTIC’s website at www.wltic.com.
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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 16th St. Suite 103, Phoenix, AZ 85016-5344 
 
Phone Number: __________________________ 
 
 
Owner’s signature:____________________________________Date________________ 
 
Owner’s signature:____________________________________ Date________________ 
 
Owner’s signature:____________________________________ Date _______________ 
 
 
Attach: 
 
1.)  Deed 
2.)  Map 
3.)  Completed Waiver of Protest to Creation of Special Improvement District 
 
 
 
 

DocuSign Envelope ID: 65612D34-59DB-464F-A0DF-61E1CA93DEBC

7/9/2022 | 2:44 PM MST

DocuSign Envelope ID: 8FCC1FFF-C682-437C-8BAF-338D0CA1B9C6
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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 
 
 
Owner’s signature:____________________________________Date________________ 
 
Owner’s signature:____________________________________ Date________________ 
 
Owner’s signature:____________________________________ Date _______________ 
 
 
Attach: 
 
1.)  Deed 
2.)  Map 
3.)  Completed Waiver of Protest to Creation of Special Improvement District 
 
 
 
 

DocuSign Envelope ID: 9BFE1ACF-095D-4CBF-9885-F384BB5D9EE2

6/30/2022 | 1:37 PM CDT
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United States
Department of
Agriculture

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

Custom Soil Resource 
Report for
Upper Flathead 
Valley Area, 
Montana

Natural
Resources
Conservation
Service

June 6, 2022
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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 

2
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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.
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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 soil 
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 soil 
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 LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

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 
to 4 percent slopes

0.9 1.1%

Ca Chamokane soils, 0 to 3 
percent slopes

44.5 52.8%

Cd Corvallis silty clay loam, 0 to 3 
percent slopes

5.5 6.5%

Kzd Kiwanis fine sandy loam, 0 to 4 
percent slopes

0.0 0.0%

Kzg Kiwanis-Birch fine sandy loams, 
0 to 5 percent slopes

3.6 4.3%

Mg Mires gravelly loam, 0 to 3 
percent slopes

3.0 3.6%

Mn Mires loam, 0 to 3 percent 
slopes

7.4 8.8%

Mr Mountainous land 3.5 4.2%

Sr Swims silty clay loam, 0 to 4 
percent slopes

5.5 6.5%

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 
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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.
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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 - 0 to 3 inches: loamy fine sand
C - 3 to 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 - 0 to 7 inches: fine sandy loam
C1 - 7 to 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 44A LRU 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 - 0 to 7 inches: loam
C1 - 7 to 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): 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 44A LRU 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

Custom Soil Resource Report

17

182

- 281 -

Item No.2.



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 - 0 to 8 inches: silty clay loam
AC - 8 to 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

Custom Soil Resource Report

18

183

- 282 -

Item No.2.



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 - 0 to 9 inches: fine sandy loam
C1 - 9 to 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 - 0 to 9 inches: fine sandy loam
C1 - 9 to 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 - 2 to 8 inches: 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

Custom Soil Resource Report
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Mg—Mires 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 - 0 to 8 inches: 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 - 0 to 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: R044AP808MT - 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 - 5 to 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: F043AP911MT - 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: F043AP911MT - 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

Custom Soil Resource Report

25

190

- 289 -

Item No.2.



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 5 inches: silty clay loam
Bw - 5 to 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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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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 Figure 1 

 
Flathead County GIS 
 
 

D. REASON FOR REQUEST 
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. 

Subject 
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 

 

Subject 
Property 
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F. ADJACENT ZONING AND LAND USE:  
 

 

Direction 
from Site 

Current Zoning Current Use 

North  CSAG-10 and FCSAG-
10  

Grazing and open lands 

South CR-3 (The Benches 
Preliminary Plat) and 
CSAG-5 

Residential and Kennels  

West  CSAG-10 Residential and agricultural uses 
 

East SAG-10, unzoned, FC 

Scenic Corridor 

Residential and agricultural uses, commercial 

 
 

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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Figure 3 

 
 
Excerpt from the 2019 Columbia Falls  
Growth Policy Map 
 
 

 
 
 
 
 
 
 
 

 
 

Subject Property 
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H. 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. 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. 
 

2. 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.   

3. 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). 

4. 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. 

5. 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-
5 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. 

6. 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. 
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7. 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. 
 

8. 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. 

9. 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. 

10. 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. 
 

11. 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.  
 

12. 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. 
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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 ¼ 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 6th 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.  

 

Sincerely, 

 
Eric H. Mulcahy, City Planner 
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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 ¼ 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 6th 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 
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Resolution #1807 - Exhibit A
Planning & Zoning Fees

7030 Hwy 2 Residences
Rates Effective 1/1/2020

Subtotal
PRELIMINARY PLAT REVIEW

Major Subdivision (6 or more lots)
     Base Fee $1,250
     First 20 lots $80/lot
     Each lot over 20 $40/lot
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/lot
For major subdivisions with approved 

preliminary plat $900 + $80/lot
For subdivisions with waiver of

preliminary plat $750 + $80/lot
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
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 $25/acre first 80 22.5 acres 562.50$      
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

Petition to Annex
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Resolution #1807 - Exhibit A
Planning & Zoning Fees

7030 Hwy 2 Residences
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 
courses, etc.

$650 + $50/acre or unit or $.05/sq ft of 
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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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 6th 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.  

 

Sincerely, 

 
Eric H. Mulcahy, City Planner 
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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 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 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.   
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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 6th 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 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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