AGENDA
KALISPELL CITY PLANNING BOARD & ZONING COMMISSION
Tuesday, July 14, 2020
The regular meeting of the Kalispell City Planning Board and Zoning Commission will be
held on Tuesday, July 14, 2020 beginning at 6:00 p.m. in the Kalispell City Council
Chambers, Kalispell City Hall, 201 1st Ave E., Kalispell, MT.

July 9 - Meeting Agenda
Documents:
July 14 agenda.pdf
06-09-20 - draft minutes.pdf
Creekside Commons
A request by Housing Solutions LLC to hold a public meeting and seek input on a
competitive application to be submitted to the Montana Board of Housing for a
new affordable senior development called Creekside Commons. The project
consists of 24 one-bedroom and 12 two-bedroom units specifically designed for
seniors, located at 120 Financial Drive.

Documents:
Creekside Commons Memo.pdf
KCU-20-04 - Colton Lee Communities
Documents:
Colton Lee Communities Staff Report.pdf
Colton Lee Communities application materials.pdf
Colton Lee maps combined.pdf
KPUD-20-01/KPP-20-01 - Stillwater Crossing
Documents:
Stillwater Crossing Staff Report.pdf
Stillwater Crossing PUD application materials.pdf
Stillwater Crossing PrePlat application materials.pdf

AGENDA
KALISPELL CITY PLANNING BOARD AND ZONING COMMISSION
TUESDAY, JULY 14, 2020
The regular meeting of the Kalispell City Planning Board and Zoning Commission will be
held on Tuesday, July 14, 2020 beginning at 6:00 p.m. in the Kalispell City Council Chambers,
Kalispell City Hall, 201 1st Avenue East, Kalispell, Montana.

The Agenda for the meeting will be:
A. Call to Order and Roll Call
B. Approval of Minutes of June 9, 2020
C. Hear the Public – The public may comment on any matter on the agenda or not on the agenda.
(Comments are typically held to 3 minutes or less.)
D. Public Hearing:
The Planning Board will hold a public hearing and take public comments on the agenda items
listed below:
1. A request by Housing Solutions LLC to hold a public meeting and seek input on a
competitive application to be submitted to the Montana Board of Housing for a new
affordable senior development called Creekside Commons. The project consists of
24 one-bedroom and 12 two-bedroom units specifically designed for seniors, located
at 120 Financial Drive.
2. File #KCU-20-04 – A request from Colton Lee Communities, LLC, for a conditional
use permit to construct a multi-family residential development with four buildings
and a total of 96 dwelling units, along with an associated parking lot area.
3. Files # KPUD-20-01 and KPP-20-01– 430 Stillwater Road LLC has submitted a
Planned Unit Development (“PUD”) application for a Residential Mixed Use PUD
along with applications for rezoning and preliminary plat on approximately 31.45
acres of land within an existing R-3/PUD Zone. The subject property is located at
430 Stillwater Road at the intersection of Stillwater Road and Four Mile Drive, and
was part of the now expired Starling PUD covering Section 35.
E. Old Business
F. New Business
G. Adjournment

Next Regular Meeting: Tuesday, August 11, 2020

KALISPELL CITY PLANNING BOARD & ZONING COMMISSION
MINUTES OF REGULAR MEETING
June 9, 2020
CALL TO ORDER AND ROLL
CALL

The regular meeting of the Kalispell City Planning Board and
Zoning Commission was called to order at 6:00 p.m. Board
members present were Doug Kauffman (acting President), Kurt
Vomfell, Rory Young, Ronalee Skees, George Giavasis and
Joshua Borgardt. Chad Graham was absent. PJ Sorensen
represented the Kalispell Planning Department.

APPROVAL OF MINUTES

Vomfell moved and Skees seconded a motion to approve the
minutes of the May 12, 2020 meeting of the Kalispell City
Planning Board and Zoning Commission.

VOTE BY ACCLAMATION

The motion passed unanimously on a vote of acclamation.

HEAR THE PUBLIC

None.

KCU-20-03 – CHRYSALIS
GROUP HOME
CONDITIONAL USE PERMIT

File #KCU-20-03 – A request from Chrysalis Group Home for a
conditional use permit to operate a youth group home for eight (8)
or fewer girls as transitional housing while attending local schools
and pursuing employment opportunities. The property is located at
1005 8th Avenue East and is a part of Chrysalis Schools of
Montana, based in Eureka, Montana. Under federal and state law,
group homes of this size have certain protections. The conditional
use permit cannot be denied, although reasonable conditions may
be placed on the facility consistent with conditions that might be
placed on single-family homes.

STAFF REPORT

PJ Sorensen representing the Kalispell Planning Department
reviewed Staff Report # KCU-20-03.
Staff recommends that the Kalispell Planning Board adopt staff
report #KCU-20-03 as findings of fact and recommend to the
Kalispell City Council that the conditional use permit be approved
subject to the conditions listed in the staff report.

BOARD DISCUSSION

None.

PUBLIC HEARING

Diane Wiggin – 1009 8th Ave E – concerned with increased traffic
and parking.
Corey Hickman – Executive Director for Chrysalis Group Home –
gave a brief overview of the types of students who come to the
group home, they are young girls who suffer with severe anxiety
and depression who have gone through initial treatment at their
main location in Eureka and are now transitioning back into high
school and getting jobs, etc. There is a 24-hour awake staff at all
Kalispell City Planning Board
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times and a psychiatrist on site as well. The girls will not have cars
but there will be approximately 2-3 staff vehicles and a transport
van on site.
MOTION

Vomfell moved and Borgardt seconded a motion that the Kalispell
City Planning Board and Zoning Commission adopt staff report
#KCU-20-03 as findings of fact and recommend to the Kalispell
City Council that the conditional use permit be approved subject to
the conditions listed in the staff report.

BOARD DISCUSSION

Young acknowledged the public comment staff had received and
made note that they have been read and considered.

ROLL CALL

Motion passed unanimously on a roll call vote.

OLD BUSINESS

Nygren gave updates on the trail.

NEW BUSINESS

Nygren advised the board of July agenda items.

ADJOURNMENT

The meeting adjourned at approximately 6:30pm.

NEXT MEETING

The next meeting of the Kalispell Planning Board will be on
Tuesday, July 14, 2020 at 6:00 p.m. and is in the Kalispell City
Council Chambers, 201 1st Ave East.

__________________
Chad Graham
President

______________________
Kari Hernandez
Recording Secretary

APPROVED as submitted/amended:
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Planning Department
201 1st Avenue East
Kalispell, MT 59901
Phone: (406) 758-7940
Fax: (406) 758-7739
www.kalispell.com/planning

To:

Kalispell Planning Board

From:

Jarod Nygren, Development Services Director

Date:

July 14, 2020 – Creekside Commons PUD

BACKGROUND: Creekside Commons Public Hearing – Housing Solutions, LLC has a proposal
before the Montana Board of Housing for a new affordable senior development called Creekside
Commons. The project consists of 24 one-bedroom and 12 two-bedroom units specifically
designed for seniors, located at 120 Financial Drive. Housing Solutions properties serve those
earning between 30 to 60% of the area median income with below market rents. If awarded, the
project will be financed with federal low-income housing tax credits. Each state has an agency that
awards these credits to the projects they deem most worthy based on a variety of factors. In
Montana, Montana Housing, a division of the Department of Commerce has this responsibility.
As part of the process, the applicant is required to hold a public hearing in the community for
which the development is proposed. The applicant will be providing a presentation and seek public
comment for the proposal. Specifically, the applicant is hoping to address whether Creekside
Commons meets a community need. The Kalispell City Planning Board will not be taking action
on the proposed development and is only providing the public hearing forum

COLTON LEE COMMUNITIES
REQUEST FOR A CONDITIONAL USE PERMIT
KALISPELL PLANNING DEPARTMENT
STAFF REPORT #KCU-20-04
JULY 8, 2020
This is a report to the Kalispell City Planning Board and Kalispell City Council regarding a request
for a conditional use permit for a 96-unit multi-family residential project within a proposed B-2
Zoning District. A public hearing on this matter has been scheduled before the Planning Board for
July 14, 2020, beginning at 6:00 PM, in the Kalispell City Council Chambers. The Planning Board
will forward a recommendation to the Kalispell City Council for final action.
BACKGROUND INFORMATION
This application is a request from Colton Lee Communities for a conditional use permit to
construct a multi-family residential development with four buildings and a total of 96 dwelling
units (72 two-bedroom and 24 one-bedroom units), along with an associated parking lot, storm
facilities and recreational amenities, which may include items such as a basketball court, a
barbeque area, gazebos and playground equipment. Annexation, initial zoning, and a growth
policy amendment related to the proposal were recently considered by City Council at its meeting
on July 6 and were approved with the second reading on the initial zoning scheduled for July 20.
A:

Applicant:

Colton Lee Communities, LLC
1014 South Westlake Blvd, Ste 14
Westlake Village, CA 91361

B:

Location: The property is located at 216 Hutton Ranch Road to the east of Hilton
Homewood Suites. It can be described as Tract 1 of COS 21115 in the North ½ of Sec 31,
T29N, R21W, P.M., M., Flathead County, Montana.

C:

Existing Land Use and Zoning: The subject property is currently undeveloped on
generally flat land adjacent to a major retail development. The B-2 (General Business)
zoning for the property that was recently approved on first reading is a “district which
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provides for a variety of sales and service establishments to serve both the residents of the
area and the travelling public. This district depends on the proximity to major streets and
arterials and should be located in business corridors or in islands. This zoning district would
typically be found in areas designated as commercial and urban mixed use on the Kalispell
Growth Policy Future Land Use map.”
D.

Size:

The subject property is approximately
3.27 acres.
E:

Adjacent Zoning:

North: City B-2/PUD & County
SAG-10
East: County SAG-10
South: City B-2/PUD & County
SAG-10
West: City B-2/PUD

F:

Adjacent Land Uses:

North: Retail center & undeveloped
East: FVCC accessory facilities
South: Retail center, FVCC &
undeveloped
West: Retail center

G: General Land Use Character: The subject property sits at the edge of Hutton Ranch Plaza,
one of the larger retail centers in the valley. It is next to Hilton Homewood Suites and the movie
theatres as well as being across the street from Wal-Mart. At the same time, this property is part
of an extensive amount of undeveloped land owned by Flathead Valley Community College on
the other side of Hutton Ranch Road. The undeveloped property runs to the Stillwater River with
a mix of primarily single-family residential uses and some offices on the east side of the river. The
college is selling this portion of the property to the applicant.
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H: Relation to the Growth Policy: A recently approved amendment to the Kalispell Growth Policy
Future Land Use Map designates the subject property as Commercial. The Commercial land use
category provides areas for commercial uses such as general retail, offices, restaurants, and other
uses consistent with general business zoning districts, including multi-family. The City of Kalispell
Growth Policy Plan-It 2035, Chapter 4A on Housing, encourages a variety of residential development
that provides housing for all sectors and income levels within the community. City services including
sewer, water and streets are in the vicinity and available to the subject property.
I: Utilities/Services:
Sewer:
Water:
Refuse:
Electricity:
Gas:
Telephone:
Schools:
Fire:
Police:

City of Kalispell upon annexation
City of Kalispell upon annexation
Private contractor
Flathead Electric Cooperative
NorthWestern Energy
CenturyTel
School District #5, Edgerton Elementary/Glacier High School
City of Kalispell upon annexation
City of Kalispell upon annexation
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EVALUATION OF THE REQUEST
This application has been reviewed in accordance with the conditional use review criteria in the
Kalispell Zoning Ordinance. A conditional use permit may be granted only if the proposal, as
submitted, conforms to all of the following general conditional use permit criteria, as well as to all
other applicable criteria that may be requested.

1.

Site Suitability:
a.

Adequate Useable Space: The subject property is approximately 3.27 acres. The
entire project site is flat with no significant impediments, thus leaving the entire site
developable. When the project is submitted for building permit review, the total
number of units on the property may need to be reduced in order to meet city
development requirements for items such as parking, storm drainage, and
recreational amenities.

b.

Height, bulk and location of the building: The proposed multi-family project appears
to meet the required setbacks of 15 feet in the front, 5 feet on the sides and 10 feet in
the rear. The B-2 zone also limits the maximum height to 60 feet. There is no
maximum lot coverage in the B-2 zone. Verification of all these standards would
occur during building permit review and site review.
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2.

c.

Adequate Access: The primary access will be Hutton Ranch Road along the south/east
boundary of the property. It is anticipated that there will be two accesses: one near
the north property line that is stubbed in and a second off of the roundabout near the
southern end of the property. Both accesses to Hutton Ranch Road are subject to
review and approval by the Montana Department of Transportation (“MDOT”). At
this time, it is unclear what would be allowed for movements at the northern access,
as currently the center of Hutton Ranch Road at this location is marked with a crosshatched median which would not permit for left turns either in or out of the access.
It may be right-in/right-out only. While not required, it is possible that the applicant
and the adjacent property owner may agree to a connection from this property to the
existing parking lot to the west to allow for both connectivity and overflow parking.
It is recommended that the applicant include provisions for pedestrian access with or
without the driveway connection. The access points sufficiently serve the property.

d.

Environmental Constraints: There are no known environmental constraints, such as
steep slopes, streams, floodplains, or wetlands on the property, which could affect the
proposed use.

Appropriate Design:
a.

Parking Scheme/Loading Areas: The off-street parking requirement for multi-family
dwellings is 1.5 spaces per dwelling unit with one or more bedrooms. There are a total
of 96 units proposed, which would equate to 144 required parking spaces. The
development plan provides 161 parking spaces, exceeding the minimum parking
requirements.

b.

Lighting: Chapter 27.26 of the Kalispell Zoning Ordinance sets standards for all
outdoor lighting on commercial or residential structures. Exterior lighting installed in
conjunction with the development will be reviewed for compliance with the zoning
ordinance during site development review.

c.

Traffic Circulation: As noted above, the primary access will be Hutton Ranch Road.
It is anticipated that there will be two accesses including one off of the roundabout.
While not required, it is possible that the applicant and the adjacent property owner
may agree to a connection from this property to the existing parking lot to the west to
allow for both connectivity and overflow parking. On-site traffic circulates through
parking designed to meet city standards.

d.

Open Space: The development is proposing pockets of open space around the project.
It also includes the possibility of amenities such as a basketball court, a barbeque area,
gazebos and playground equipment in order to meet the recreational amenity
requirements under the zoning ordinance for multi-family developments. Under the
zoning ordinance, 500 square feet of land with recreational value or the equivalent
value in amenities shall be provided. The specific plans for the recreational
component will be reviewed during the building permit and site review processes.
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3.

e.

Fencing/Screening/Landscaping: The application provides for landscaping in regards
to parking, buffering, and open space. In order to ensure the property is fully
landscaped and is compatible with the surrounding neighborhood, a landscape plan
shall be submitted along with the building permit. The landscape plan shall include
provision for boulevard trees and landscaping along Hutton Ranch Road. The
landscape plan shall be approved by the Parks and Recreation Department prior to
issuance of a building permit.

f.

Signage: The development shall comply with all of the sign standards as set forth in
Chapter 27.22 of the Kalispell Zoning Ordinance. At this point, no specific signs are
being proposed.

Availability of Public Services/Facilities:
a.

Police: Police protection will be provided by the Kalispell Police Department. No
unusual impacts or needs are anticipated from the project.

b.

Fire Protection: Fire protection will be provided by the Kalispell Fire Department.
Fire hydrants will be located as required by the Fire Chief. There is generally adequate
access to the property from the public road system. The buildings will be constructed
to meet current building and fire and safety code standards. Station 62 is
approximately 2500 feet from the subject property giving good response time.

c.

Water: City water is available and would serve the property. The developer will be
required to pay the cost for the utility extensions. A 12-inch water main will need to
be extended to the north property line. (Design and Construction Standards 4.1.1)
Developer should coordinate with the City and MDT for the utility extensions.
There is currently a
six-inch fire service/
fire hydrant on the
southern part of the
property. The line
does not meet city
standards, which do
not allow a fire
hydrant off of a fire
service lateral. The
six-inch lateral to the
north of the hydrant
needs
to
be
abandoned with the
12-inch main to be
extended to the north.
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4.

d.

Sewer: Sewer service will be provided by the City. The developer will be required
to pay the cost for all of the utility extensions. A 12-inch sewer main needs to be
extended to the north property line. (Design and Construction Standards 4.1.1) The
developer should coordinate with the City and MDT for the utility extensions.

e.

Storm Water Drainage: Storm water runoff from the site shall be managed and
constructed per the City of Kalispell Standards for Design and Construction. Final
design will be approved by Kalispell Public Works Department prior to building
permit issuance. Prior to receiving a building permit the developer will also need to
submit a construction storm water management plan to the Public Works Department.
This plan will need to show how storm water will be treated and where it will be
directed during construction activities.

f.

Solid Waste: Solid waste pick-up will be provided by the City. The application
indicates screened trash enclosures will be installed. Prior to building permit
issuance, the location of these trash enclosures will need to be approved by Public
Works.

g.

Streets: The primary street frontage is Hutton Ranch Road, an existing road which
provides access to the greater City of Kalispell circulation system.

h.

Sidewalks: A sidewalk has been installed along the southern half of the property
frontage. The sidewalk needs to be extended to the north property line. The sidewalk
should be continued through both access approaches in a manner designed to meet
City of Kalispell Standards for Design and Construction.

i.

Schools: This site is within the boundaries of School District #5. An impact to the
district may be anticipated from the proposed development depending on the
demographics of the residents. On average, 48 students (K-12) would be anticipated
from 96 dwelling units.

j.

Parks and Recreation: Section 27.34.060 of the Kalispell Zoning Ordinance requires
48,000 square feet of land or the equivalent value of improvements as recreational
amenities for the 96 unit development based on a ratio of 500 square feet of usable
land per dwelling. The development plan includes the potential for a basketball court,
barbeque area, gazebos and playground equipment. Prior to issuing a building permit,
the Parks and Recreation Department will need to approve the recreational amenities
to be provided.

Neighborhood impacts:
a.

Traffic: The multi-family project gains its primary ingress and egress from Hutton
Ranch Road, which is an improved public street that was constructed to urban
standards. Any development of the property that creates 300 or more vehicle trip per
day would require a traffic impact study. At full build-out, the project would likely
generate 643 vehicle trips per day according to standard traffic models for multi-
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family. The traffic study evaluates the impacts the development has on the traffic
system and indicates mitigation necessary to maintain acceptable levels of service.
b.

Noise and Vibration: The development of the property as multi-family residential will
create minimal additional noise and vibration. While any development of the property
from vacant land will increase the amount of noise, the expected level would be
consistent with the surrounding neighborhood.

c.

Dust, Glare, and Heat: The use of the property as a multi-family residential would not
generate any unreasonable dust, glare, and heat other than during construction.

d.

Smoke, Fumes, Gas, or Odors: The development of the property as multi-family
residential will create minimal additional smoke, fumes, gas and odors.

e.

Hours of Operation: As the property is proposed for residential use, there will be no
hours of operation, although there will be people residing on the premises 24-hours
a day.

5.

Consideration of historical use patterns and recent changes: Until approximately 15
years ago, the general area near this property was undeveloped with a large gravel pit to
the north. Since that time, the area has developed as primarily a commercial retail center
(Hutton Ranch Plaza is immediately adjacent to the property) and Flathead Valley
Community College (“FVCC”) has expanded to the south. The property transitions into
an extensive amount of undeveloped land owned by FVCC on the other side of Hutton
Ranch Road. The college is selling this portion of the property to the applicant.

6.

Effects on property values: No significant negative impacts on property values are
anticipated as a result of the requested conditional use of the property. It can be assumed
that property values will increase since city services to the property are being added and
the property is currently undeveloped.

7.

Public comment: The Planning Office has not received any comments.
RECOMMENDATION

The staff recommends that the Kalispell Planning Board adopt staff report #KCU-20-04 as findings
of fact and recommend to the Kalispell City Council that the conditional use permit be approved
subject to the following conditions:
CONDITIONS OF APPROVAL
1.

That commencement of the approved activity must begin within 18 months from the date of
authorization or that a continuous good faith effort is made to bring the project to completion.

2.

The conditional use permit is not valid until the B-2 zoning for the property becomes effective
under statutory timelines 30 days from approval of the zoning on second reading.
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3.

That the development of the site shall be in substantial conformance with the submitted
application and architectural/site plan drawings.

4.

Architectural renderings are required to be submitted to the Kalispell Architectural Review
Committee for review and approval prior to issuance of a building permit.

5.

To ensure the traffic flow and access comply with Kalispell Design and Construction
Standards, as well as compliance with other site development standards, the development
shall receive Site Review Committee approval prior to issuance of the building permit.

6.

To ensure the property is fully landscaped and is compatible with the surrounding
neighborhood, a landscape plan shall be submitted along with the building permit and shall
include provision of boulevard trees and landscaping along Hutton Ranch Road. The
landscape plan shall be in substantial compliance with the submitted application and approved
by the Parks and Recreation Director prior to issuance of the building permit.

7.

A minimum of 500 square feet of land per unit which has recreational value as determined by
the Kalispell Parks and Recreation Director, or recreational amenities equivalent to the fair
market value of 500 square feet of land shall be provided on-site.

8.

The developer shall submit to the Kalispell Public Works Department for review and
approval a storm water report and an engineered drainage plan that meets the requirements
of the City of Kalispell Construction and Design Standards.

9.

12-inch water and 12-inch sewer mains shall be extended to the north property line. (Design
and Construction Standards 4.1.1). The developer shall submit water and sanitary sewer
plans, applicable specifications, and design reports to the Kalispell Public Works
Department for approval prior to construction as well as coordinate with MDOT for any
requirements under MDOT regulations.

10.

The six-inch fire service/fire hydrant water line on the southern part of the property does
not meet city standards. A fire hydrant cannot be placed off of a fire service lateral. The
six-inch lateral to the north of the hydrant shall be abandoned.

11.

Prior to construction, the developer shall submit to the Kalispell Public Works Department
an erosion/sediment control plan for review and approval, as well as a copy of all
documents submitted to Montana Department of Environmental Quality for the General
Permit for Storm Water Discharge Associated with Construction Activities.

12.

A Traffic Impact Study shall be submitted to the Kalispell Public Works Department. The
terms and conditions of a Traffic Impact Study (TIS) shall be complied with prior to the
issuance of any building permits.

13.

Access to Hutton Ranch Road, including both the access to the roundabout and the existing
access stubbed in near the north property line, is subject to review and approval by Montana
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Department of Transportation. A letter of approval from MDOT shall be provided prior to
issuance of a building permit.
14.

The existing sidewalk along Hutton Ranch Road shall be extended to the north property
line. The sidewalk should be continued through both access approaches in a manner
designed to meet City of Kalispell Standards for Design and Construction.
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Planning Department
201 1st Avenue East
Kalispell, MT 59901
Phone: (406) 758-7940
Fax: (406) 758-7739
www.kalispell.com/planning

APPLICATION FOR CONDITIONAL USE PERMIT
MULTI FAMILY RESIDENTIAL

PROPOSED USE: _____________________________________________________________________
OWNER(S) OF RECORD:

COLTON LEE COMMUNITIES LLC
Name: ________________________________________________________________________________
1014 SOUTH WESTLAKE BLVD, SUITE 14
Mailing Address: ______________________________________________________________________
(805) 496 4112
WESTLAKE VILLAGE, CA, 91361
City/State/Zip: _____________________________________
Phone: __________________________
PERSON(S) AUTHORIZED TO REPRESENT THE OWNER(S) AND TO WHOM ALL
CORRESPONDENCE IS TO BE SENT:

JACKOLA ENGINEERING & ARCHITECTURE
Name: ________________________________________________________________________________
2250 HWY 93 S
Mailing Address: ______________________________________________________________________
(406) 755 3208
KALISPELL, MT, 59901
City/State/Zip: ______________________________________
Phone: _________________________
LEGAL DESCRIPTION OF PROPERTY (Refer to Property Records):
Street 216 HUTTON RANCH RD, KALISPELL, MT, Sec. N 1/2
TownRange R.21W.,
T.29N
P.M., M.
59901
SEC.31 ship ________ No.___________
Address:____________________________________
No.________

TRACT 1 ON COS 21115
Subdivision
Tract
Lot
Block
Name:______________________________________ No(s).______ No(s).________ No.___________
1.

Zoning District and Zoning Classification in which use is proposed:

B-2 ZONING PENDING CITY COUNCIL APPROVAL
________________________________________________________________________________
2.

Attach a plan of the affected lot which identifies the following items:
a.
b.
c.
d.
e.
f.
g.
h.

Surrounding land uses.
Dimensions and shape of lot.
Topographic features of lot.
Size(s) and location(s) of existing buildings
Size(s) and location(s) of proposed buildings.
Existing use(s) of structures and open areas.
Proposed use(s) of structures and open areas.
Existing and proposed landscaping and fencing.
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____________
____________
____________
____________
____________
____________
____________
____________

SEE
ATTACHED

3.

On a separate sheet of paper, discuss the following topics relative to the proposed
use:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.

4.

Traffic flow and control.
Access to and circulation within the property.
Off-street parking and loading.
Refuse and service areas.
Utilities.
Screening and buffering.
Signs, yards and other open spaces.
Height, bulk and location of structures.
Location of proposed open space uses.
Hours and manner of operation.
Noise, light, dust, odors, fumes and vibration.

____________
____________
____________
____________
____________
____________
____________
____________
____________
____________
____________

SEE
ATTACHED

Attach supplemental information for proposed uses that have additional
requirements (consult Planner).

I hereby certify under penalty of perjury and the laws of the State of Montana that the
information submitted herein, on all other submitted forms, documents, plans or any
other information submitted as a part of this application, to be true, complete, and
accurate to the best of my knowledge. Should any information or representation
submitted in connection with this application be incorrect or untrue, I understand that
any approval based thereon may be rescinded, and other appropriate action taken. The
signing of this application signifies approval for the Kalispell Planning staff to be present
on the property for routine monitoring and inspection during the approval and
development process.
________________________________________________
Applicant Signature
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________________________________
Date

INSTRUCTIONS FOR CONDITIONAL USE PERMIT APPLICATION
A pre-application meeting with the planning director or member of the planning staff is
required.
Application Contents:
1. Completed application form.
2. Appropriate attachments listed under items 2, 3, and 4 on the application.
3. Application fee based on the schedule below, made payable to the City of
Kalispell:
Conditional Use Permit:
Single-family
(10 or fewer trips/day)
Minor Residential
(2-4 units or 11-49 trips/day)

$250
$300 + $25/unit or
10 trips

Major Residential
(5 or more units or 50+ trips/day)

$350 + $50/unit or
every 10 trips

Churches, schools, public / quasi-public uses

$350

Commercial, industrial, medical, golf courses, etc.

$400 + $50/acre or
unit or $.05/sf of
leased space over
5,000 sq. ft.
whichever is greater

4. Electronic copy of the application materials submitted. Either copied onto a disk
or emailed to planning@kalispell.com (Please note the maximum file size to email
is 20mg)
5. A bona fide legal description of the subject property and a map showing the
location and boundaries of the property. * Note verify with the Flathead County
Clerk and Recorder that the legal description submitted is accurate and
recordable. The Flathead County Clerk and Recorder can be reached at (406) 7585526.
Application must be completed and submitted a minimum of thirty five (35) days prior
to the planning board meeting at which this application will be heard.
The regularly scheduled meeting of the planning board is the second Tuesday of each
month.
After the planning board hearing, the application is forwarded with the board’s
recommendation to the city council for hearing and final action.
Once the application is complete and accepted by Kalispell planning staff, final approval
usually takes 60 days, but never more than 90 days.
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PROPERTY INFORMATION:
DESCRIPTION:
TRACT 1 OF C.O.S. 21115 LOCATED IN NW 1/4
SECTION 31, T. 29 N., R. 21 W., FLATHEAD COUNTY,
MONTANA
PHYSICAL ADDRESS: 216 HUTTON RANCH ROAD
ZONING (PROPOSED): CITY OF KALISPELL B-2 GENERAL
BUSINESS

SD

MINIMUM SETBACKS:
FRONT SIDE REAR SIDE CORNER -

15 FT
5 FEET
10 FEET
15 FEET

ATTACHED GARAGE (FRONT/SIDE CORNER): 20 FEET

SS

MAXIMUM BUILDING HEIGHT (FT): 60 (UNLIMITED WITH
CONDITIONAL USE
PERMIT)

3008

PERMITTED LOT COVERAGE (%): N/A
PARKING SUMMARY:
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HUTTON RANCH APARTMENTS
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MULTI-FAMILY RESIDENTIAL = 1.5 SPACE PER UNIT =
96 UNITS x 1.5 = 144
PARKING PROVIDED - 161 STALLS
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216 HUTTON RANCH ROAD
ZONING (PROPOSED):
CITY OF KALISPELL B-2 GENERAL BUSINESS
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FRONT: 15 FEET
SIDE:
5 FEET
REAR: 10 FEET
CORNER: 15 FEET
ATTACHED GARAGE (FRONT/SIDE CORNER): 20 FEET

SD

MAXIMUM BUILDING HEIGHT (FT): 60 (UNLIMITED WITH
CONDITIONAL USE PERMIT)
PERMITTED LOT COVERAGE (%): N/A
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SYMBOL LEGEND:
PROPERTY CORNER
JEA SURVEY CONTROL
TRAFFIC SIGN
TEST HOLE
T
TELEPHONE PEDESTAL
E
ELECTRICAL PEDESTAL
C
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GM GAS METER
LIGHT POLE
UTILITY POLE
EM ELECTRICAL METER
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C COMMUNICATIONS MANHOLE
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CI STORM DRAIN CURB INLET
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DW STORM DRAIN DRYWELL
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EXHIBIT 3
3. Addendum to Hutton Ranch Apartments CUP Application
a. Traffic flow and control
The subject property is located on Hutton Ranch Road, just behind Homewood Suites. Hutton Ranch
Road provides connectivity to US HWY 93 and West Reserve Drive. Based on the ITE Trip Generation
Manual, a traffic study is will be required and traffic mitigation will be provided per the report
recommendation.
b. Access to and circulation within the property
The subject property is accessed from Hutton Ranch Road with one permitted entrance point to parking
lots lining the access running through the site. Preliminary discussion with MDT have indicated that an
additional approach will be allowed at the traffic circle.
c. Off-street parking and loading
Off-street parking will be provided in close proximity to the building. The number of parking spaces
provided exceeds the requirements of the zoning ordinance.
d. Refuse and service areas
Trash enclosures will be provided and adequate access will be provided for loading and removal of trash.
Service areas for utilities will be supplied as required.
e. Utilities
It is anticipated that City of Kalispell water and sewer lines, located along the south of the property, will
be run through the site to ensure connections to all buildings. A fire service line will be run in parallel to
the domestic water service. Stormwater will be drained to new manholes and connected to the existing
curb inlets located in Hutton Ranch Road or infiltrated into the abundant locally present gravels. An
existing hydrant is located in the SE corner of the lot and there are two hydrants along the property line
on the west.
f.

Screening and buffering
Landscaping and fencing will be used to screen the development from adjacent properties and the
relevant yard setbacks will be met or exceeded.

g. Signs, yards and other open spaces
Internal way finding signs will be used as appropriate. The open area will be shared between open space
and storm water. Amenities such as gazebos and playground equipment may be added in order to meet
the Multi Family CUP regulations.

h. Height, bulk and location of structures
The Building A design will have a footprint of approximately 9,600 SF and Building B is anticipated to
have a footprint of 9,000 SF and both will have protrusions and architectural elements to provide a
pleasing façade. All buildings are anticipated to be within the relevant yard setbacks.
i.

Location of proposed open space uses
The open area will be shared between recreational space and storm water. Amenities such as gazebos
and playground equipment may be added in order to meet the Multi Family CUP regulations. Walking
paths will connect to City sidewalks which provide access to multiple nearby amenities, including the
KidsSport complex just across Hwy 93.

j.

Hours and manner of operation
The development will operate as a typical multifamily residential property.

k. Noise, light, dust, odors, fumes and vibration
No adverse impacts are expected to these items. During construction the contractor will be required to
mitigate the impacts.
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STILLWATER CROSSING PUD
REQUEST FOR PLANNED UNIT DEVELOMENT/REZONING
STAFF REPORT #KPUD-20-01
REQUEST FOR MAJOR SUBDIVISION
STAFF REPORT #KPP-20-01
KALISPELL PLANNING DEPARTMENT
JULY 8, 2020
A report to the Kalispell City Planning Board and the Kalispell City Council regarding a request
from 430 Stillwater Road, LLC for a Planned Unit Development (PUD), rezoning, and major
preliminary plat on 31.45-acres. A public hearing has been scheduled before the Planning Board
for July 14, 2020, beginning at 6:00 PM in the Kalispell City Council Chambers. The Planning
Board will forward a recommendation to the Kalispell City Council for final action.
BACKGROUND INFORMATION
430 Stillwater Road LLC has submitted a Planned Unit Development (“PUD”) application for a
Residential Mixed Use PUD along with applications for rezoning and preliminary plat on
approximately 31.45 acres of land within an existing R-3/PUD Zone. The subject property is
located at 430 Stillwater Road at the intersection of Stillwater Road and Four Mile Drive, and
was part of the now expired Starling PUD covering Section 35. When a PUD expires, the zoning
designation becomes a placeholder PUD and requires a new PUD prior to development. The
project envisions a mixture of single family residential and multi-family residential uses along
with a retail area intended to serve the development and the greater area. The plan includes 83
single family lots, 192 multi-family units, and approximately 1.77 acres of commercial/retail
area, along with two clubhouses and approximately 4.15 acres of park areas. The PUD would
provide for smaller lot sizes/widths and longer block lengths than typical standards. The
proposed rezoning of the property would change the underlying zone from R-3 (Residential) to
RA-1 (Residential Apartment) on 28.89 acres and B-1 (Neighborhood Business) on 2.56 acres.
A:

B:

Applicant:

430 Stillwater Road LLC
717 W Sprague Ave, Ste 802
Spokane, WA 99201

Technical Assistance:

WGM Group
431 1st Ave W
Kalispell, MT 59901

Location: The property is located at 430 Stillwater Road and can be described as Tract 1
on Certificate of Survey 21158 in the South ½ of Section 35, Township 29N, Range
22W, P.M.M., Flathead County, Montana.
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C:

Existing Land Use and Zoning: The subject property currently contains a single-family
home and agricultural buildings tied to the historical farming use on the property. The
current zoning is R-3/PUD. The R-3 zone is “intended to provide lot areas for urban
residential development. This district should have good thoroughfare access, and be in
proximity to community and neighborhood facilities, i.e. schools, parks, shopping areas,
etc. Development within the district must be served by all public utilities. This zoning
district would typically be found in areas designated as suburban residential or urban
residential on the Kalispell Growth Policy Future Land Use Map.” The PUD overlay on
the property was part of the Starling PUD, which has now expired. When a PUD expires,
the designation becomes a PUD placeholder, which requires a new PUD prior to
development.
D.

Size:

The subject property is approximately 31.45
acres.
E:

Adjacent Zoning:

North:
East:
South:
West:

City R-3/PUD
City R-4/PUD
City R-2 & County SAG-5
City R-3/PUD

F:

Adjacent Land Uses:

North: Undeveloped/agricultural
East: Undeveloped; multi-family
and single-family residential
South: Undeveloped/agricultural
West: Undeveloped/agricultural
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G.

Proposed Zoning: The proposed zoning of the property is RA-1 and B-1 with a PUD
overlay. The RA-1 portion, shown below in red, contains 28.89 acres and the B-1 portion,
shown in blue, contains 2.56 acres. There is an irrigation well site and strip of property
within the right-of-way to the north of the well under separate ownership which is not
included within the application. Regardless of that ownership, whenever the frontage on
Stillwater Road or the northeastern corner of the property is referenced anywhere in this
report, it is intended to extend to the northern tip of the RA-1 area shown on this exhibit
and not only to the well site.
The RA-1 zone is a “residential district intended to provide for urban areas for multifamily use and compatible non-residential uses of medium land use intensity. It should be
served with all public utilities and be in close proximity to municipal services, parks, or
shopping districts. This zoning district would typically be found in areas designated as
urban residential or high density residential on the Kalispell Growth Policy Future Land
Use Map.”
The B-1 zone is a “business district intended to provide certain commercial and
professional office uses where such uses are compatible with the adjacent residential
areas. This district would typically serve as a buffer between residential areas and other
commercial districts. Development scale and pedestrian orientation are important
elements of this district. This district is also intended to provide goods and services at a
neighborhood level. The district is not intended for those businesses that require the
outdoor display, sale and/or storage of merchandise, outdoor services or operations to
accommodate large-scale commercial operations. This zoning district would typically be
found in areas designated as neighborhood commercial or urban mixed use on the
Kalispell Growth Policy Future Land Use Map.”
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H:

General Land Use Character: The subject property is at the corner of Four Mile Drive
and Stillwater Road in a general area that has traditionally been agricultural, but has been
transitioning to residential. Just to the east of the property is an access to the bypass as
well as a new city water line along the east and south of the property. Just to the west is
the new Westside Interceptor sanitary sewer main. This infrastructure would tend to
continue the trend in the area towards residential development. Additionally, the
northern boundary of the property is adjacent to a BPA easement for power lines. Since
construction could not occur under the lines, there will be an open space buffer between
this property and any development to the north. The land subject to the easement is not
part of this property under review.

I:

Relation to the Growth Policy: The Kalispell Growth Policy Future Land Use Map
designates the subject property as primarily Urban Residential with both High Density
Residential
and
Neighborhood
Commercial
components.
The
proposed RA-1 zone is supported by
both the Urban Residential and High
Density Residential designations, while
the proposed B-1 zone is supported by
the
Neighborhood
Commercial
designation. The City of Kalispell
Growth Policy Plan-It 2035, Chapter
4A on Housing, encourages a variety of
residential development that provides
housing for all sectors and income
levels within the community. Chapter
4B on Business and Industry provides
for neighborhood commercial areas
designed to address the daily needs of
the immediate neighborhood. City
services including sewer, water and
streets are in the vicinity and available
to the subject property.
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J:

Availability of Public Services and Extension of Services: There have been two recent
major infrastructure projects in the immediate area. One is the Westside Interceptor
sanitary sewer main that runs though Section 35. The other is a new water main that is
adjacent to the property on the east within Stillwater Road and to the south within Four
Mile Drive. The Highway 93 Bypass lies just to the east of the property with a full
interchange access a short distance from the intersection of Stillwater and Four Mile.

Sewer:
Water:
Refuse:
Electricity:
Gas:
Telephone:
Schools:
Fire:
Police:

City of Kalispell
City of Kalispell
City of Kalispell
Flathead Electric Cooperative
NorthWestern Energy
CenturyTel
School District #1 (West Valley), Glacier High School
City of Kalispell
City of Kalispell

I. EVALUATION OF THE PLANNED UNIT DEVELOPMENT PROPOSAL
The intent of a PUD district is to serve as an overlay zoning district. The district shall function in
concert with one or more of the underlying zones to provide a comprehensive, integrated
development plan which will serve to modify the underlying zone and, where appropriate,
subdivision standards with the intent of providing flexibility of architectural design and density
as well as providing the option to mix land uses and densities while preserving and enhancing the
integrity and environmental values of an area.
The Stillwater Crossing PUD would provide a layout of 31.45-acres, providing a mixture of
single-family, multi-family, and neighborhood commercial development. The PUD will be a
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residential mixed-use PUD and function in concert with the proposed RA-1 and B-1 underlying
zones.

Sections 27.19.020(4) of the zoning regulations provide that the planning board shall review the
PUD application and plan based on the following criteria:
A. The compliance of the proposed PUD with the city growth policy and, in particular,
density and use policies of the plan.
The proposed development is located within the Urban Residential, High Density Residential, and
Neighborhood Commercial land use categories. The proposed zoning districts fit within those
designations.
Section 27.09.010 of the Kalispell Zoning Ordinance states that the RA-1 Zoning District would
typically be found in areas designated as Urban Residential or High Density Residential on the
Kalispell Growth Policy Future Land Use Map. The Kalispell Growth Policy Plan-IT 2035 and the
zoning would contemplate urban residential neighborhoods at densities of between four and twelve
dwelling units per acre, with single-family lot sizes as small as 2500 square feet, and high density
residential with up to 20 units per acre or more. Both designations provide for some mixed-use
opportunities. The density within the residential area of the PUD would be about 9.5 units per acre
(275 dwelling units/28.89 acres).
6

Section 27.12.010 of the Kalispell Zoning Ordinance states that the B-1 Zoning District would
typically be found in areas designated as Neighborhood Commercial on the Kalispell Growth
Policy Future Land Use Map. The Kalispell Growth Policy Future Land Use Map designates the
subject property as Neighborhood Commercial in the area where the proposed B-1 Zone would
be located.
The Kalispell Growth Policy Plan-It 2035 also includes the following policies:
Chapter 4, Land Use – Housing (9): On larger tracts of land, creative design and a mix
of housing types is encouraged within the overall density requirements to create more
dynamic neighborhoods, to provide more open space, and to protect sensitive resource
areas.
Chapter 4, Land Use – Housing (14): A variety of housing types and compatible land
uses are encouraged in residential areas and should be designed to fit scale and character
of the neighborhood. Where necessary, developers should utilize the Planned Unit
Development (PUD) process to craft development proposals that are both innovative and
creative, while maintaining the integrity and values of the community.
Chapter 4, Land Use – Business and Industry (1a): Establish neighborhood commercial
areas designed to provide convenient goods and services that address the daily needs of
the immediate neighborhood.
Chapter 4, Land Use – Business and Industry (1b): Neighborhood commercial areas
should generally be three to five acres in size and be spaced one-half to one mile apart.
Sites should be configured to enable clustering of neighborhood commercial businesses,
emphasizing bike and pedestrian access.
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4a) - Encourage the
development of compact, centrally located service and employment areas that provide easy
connection between commercial and residential neighborhoods.
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4b) - A complete system of
pedestrian and bike paths is important in mixed use areas.
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4c) - Expand the depth of the
urban highway commercial areas as mixed-use corridors, in order to provide an alternative
to continued linear commercial development, concentrate more intensive uses along traffic
arterials, improve business district circulation and transportation efficiency areas, by
secondary street access, provide flexibility for larger development sites, and expand small
business opportunities.
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4d) - Within these corridor
areas, provide for higher-intensity, mixed-use areas roughly two blocks on both sides of
urban highways. As distance from the highway increases, create a gradual transition into
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the residential neighborhoods by encouraging multi-family, office and other compatible
uses as a transition tool with sensitivity to compatible design.
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4e) - Avoid encroachment
into established, intact residential areas
Chapter 4 – Business and Industry (Urban Mixed-Use areas, 4f) - Allow a compatible mix
of higher-intensity uses including office as well as some commercial and light industrial;
medium and high density residential and public facilities.
The proposal calls for a mix of single-family and multi-family residential uses on 28.89 acres
with a neighborhood business node consisting of 2.56 acres. Within the residential area, there
are several park areas totaling approximately 4.15 acres with two clubhouses, and
pedestrian/bike paths connecting homes with the parks and the larger network of bike paths in
the general area, including those along the bypass which provides a connection throughout the
community.
The neighborhood business area is slightly under the maximum three-to-five acre size anticipated
in the growth policy and is located in the corner of the development next to the intersection of
Four Mile Drive and Stillwater Road. The higher-density multi-family residential area is located
along Stillwater Road to the north of the neighborhood commercial area. The overall layout of
the site allows for a transition of the higher intensity uses, which are focused more near the
intersection and along Stillwater, to lower intensity as it moves towards the west away from the
main road corridor. The size and scale of the neighborhood business area is intended to serve
primarily the needs of the immediate neighborhood and is designed to be incorporated into the
overall development plan, although a supplemental PUD should be submitted in order to address
the specifics of that portion of the development. The commercial aspect of the development does
not encroach into an established residential area.
The requested PUD can be found to comply with the Urban Residential, High Density
Residential and Neighborhood Commercial land use designations, as well as policies found
within the Housing and Business and Industry sections of the Kalispell Growth Policy Plan-It
2035.
B. The extent to which the PUD departs from the underlying zoning and the reasons
why such departures are or are not deemed to be in the public interest, and the
mitigating conditions that the PUD provides to address the deviations.
(1)

Minimum lot area: Sec 27.09.040(1) – Minimum lot size in the RA-1 zone is
6000 square feet plus 3000 square feet for each unit beyond a duplex. The request
reduces minimum lot area to 4180 square feet for the single-family lots and to
1652 square feet per unit for the multi-family lot. The overall development plan
contains less density (about 9.5 units per acre) than the maximum allowed under
both zoning (20 units per acre in a PUD with RA-1 zoning) and the growth policy
(up to 12 units per acre in an urban residential designation, including lot sizes
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down to 2500 square feet). The smaller lot size allows for better design with park
area, paths, and clubhouses serving the residents.
(2)

Minimum lot width: Sec.27.09.040(2) – Minimum lot width in the RA-1 zone is
50 feet. The request reduces minimum lot width to 44 feet and asks for 30 foot
minimums on irregular shaped lots. The reduction to 44 feet is tied to the
reduction in lot size and is supported by the same reasons that minimum lot area
is appropriate. However, there are other aspects of lot width that need to be
considered due to the impact lot width has on the street frontages. Subdivision
regulations require alleys when single-family lots are less than 50 feet in width
(Sec. 28.3.15). Alleys are not provided in this plan and the applicant is asking for
a deviation from that regulation as well. This aspect of the design was discussed
at a work session held by the Planning Board based on an exhibit submitted by the
applicant showing the street frontages with the 44 foot width.

The narrowing of the driveways allows for approximately 22 feet along the road
for parking, street trees, and snow storage. The 22 feet provides space for one
parking space. Along irregular shaped lots on the curves in the road, the full 22
feet would not be provided, although that is typically expected due to the
geometry of that type of lot which is narrow along the road and then widens into a
“pizza” shape. At the work session, the Planning Board was generally
comfortable with the proposal based on the exhibit, although the driveway design
should be changed to be more of a funnel shape coming to a center point rather
than the hard angle from one side.
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The second part of this request is related to the irregular shaped lots. While the
street dimension is less than 44 feet, the zoning regulations use the with of the lot
at the building face rather than the street dimension. By setting houses further
back on the lot, the 44 foot dimension can likely be met. As such, the deviation as
it relates to the irregular lots is probably not necessary.
C. The extent to which the PUD departs from the subdivision regulations (if
subdivision is anticipated) and the public works standards for design and
construction applicable to the subject property, the reasons why such departures
are deemed to be in the public interest, and the mitigating conditions that the PUD
provides to address the deviations;
(1)

Block length: Sec 28.3.12(A)(2) – Block lengths must be at least 250 feet, but
not more than 600 feet. The applicant is requesting blocks in excess of 600 feet.
The regulations provide for pedestrian connections to break up blocks over 600
feet. Most of the stretches that are too long have been broken up with pedestrian
connections to Four Mile Drive and to the area to the north under the BPA
powerline easement, which will likely be open space as part of any development
to the north of this property. There should also be a connection from the planned
path in the linear park in the southwest corner of the property to the north. The
triangular shape of the property with the BPA easement, Four Mile Drive, and
Stillwater Road bounding all three sides of the development also make full
compliance with the 600-foot rule difficult. With the path connections, the intent
of the regulation is met by providing some measure of connectivity to and through
this development.

(2)

Alleys: Sec 28.3.15 – Alleys are typically required for single family lots less than
50 feet in width. Most lots in the development are 44 feet in width. The
applicant’s design does not include alleys. The purpose of the alley requirement
is to provide access to the homes without overburdening the street frontages with
driveways that hamper on-street parking, snow storage, boulevard trees, and
garbage collection. As noted in the discussion regarding lot width above, the
Planning Board discussed this aspect of the development at a work session based
on an exhibit submitted by the applicant showing how these street frontages
would work. For the reasons outlined in section (I)(B)(2) of this report on lot
width, the elimination of alleys can be supported by the driveway design intended
to allow for more functional streets

D. The overall internal integrity of the PUD including the appropriate use of internal
design elements, the use of buffers between different land uses, the use of transitions
between uses of greater and lesser intensity, the use of enhanced design features to
provide connectedness for both vehicle and pedestrian traffic throughout the PUD
and the use of innovative and traditional design to foster more livable
neighborhoods;
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The overall layout of the development includes a mix of single-family dwellings, multi-family
dwellings, and neighborhood commercial. The higher intensity uses are on the eastern portion of
the property with the multi-family use and the neighborhood commercial along Stillwater Road.
The single-family portion extends to the west and is separated from the other uses with a
collector road dividing the property. The road extends to the northern property line, providing
for connectivity with future development. While not a part of this development, the area under
the BPA powerline will likely be open space for any future development and would serve as a
buffer between these uses and future uses on the adjacent land.
There is a system of bike/pedestrian paths connecting the different uses with each other and the
parks and clubhouses offering open space and recreational benefits to the residents. The specific
design of the neighborhood commercial area is not known at this time, but will need to be
designed to fit the scale and character of the neighborhood and primarily meet the needs of the
immediate neighborhood. A supplemental PUD should be submitted prior to development of the
B-1 area once more specific details are known.
An important aspect of buffering includes fencing types along the roadways. Mis-matched
fences detract from good visual design. Along Four Mile Drive and Stillwater Road, as well as
the internal collector street, there should be a consistency of design that allows for both the
privacy of the residents as well as consistent aesthetics. A condition should be attached which
requires a view-obscuring fence along those frontages to be installed by the developer. The
fencing plan should be submitted to the Planning Department and the Architectural Review
Committee for review and approval and should include a consistent, aesthetically pleasing
design.
Similarly, the stormwater facilities and any fencing around the stormwater ponds should include
an elevated design. Given their visible locations, they should be designed in a way that it
becomes a visual interest to the development. Chain link fencing surrounding the retention pond
as the dominant fixture should not be allowed without mitigation. The developer should work
closely with the Parks Department and Public Works to come up with a design that is both
visually appealing and meets required safety guidelines. It is intended that when the project is
developed the ponds will act as features, particularly along the roadways, rather than a private
maintenance utility facility.
In regard to the single-family home design, when lots get smaller, there is often less flexibility in
site layout and architectural appearance. The applicant included renderings of proposed singlefamily homes with the intent to provide “a variety of cost-efficient units while creating a
somewhat unique and varied street frontage. The goal is to have a similar floor plan with varied
roof configurations and facades. Additionally, house will be staggered to keep frontages
somewhat varied throughout the development.” In order to ensure a variety of appearance and
implement the applicant’s vision, there should be a condition addressing the provision of
multiple home designs and site layouts for the single-family area. Construction in the multifamily and neighborhood commercial areas will be subject to review by the Architectural
Review Committee as part of the building permit process.
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E. The nature and extent of the common open space in the planned development
project, the reliability of the proposals for maintenance and conservation of the
common open space and the adequacy or inadequacy of the amount and function of
the open space in terms of the land use, densities and dwelling types proposed in the
plan;
The plan includes common open space and park areas totaling 4.25 acres. There is a central park
area in the single-family section with a clubhouse and a clubhouse park and pocket part in the
multi-family area. There are several linear parks and other bike/pedestrian connections in
addition to areas of common open space at entrances to the development. As proposed, these
common elements provide a significant amenity for the residents.
The intent of the developer is to operate the development as a rental community and would
operate the development in that manner. However, with the creation of the single-family lots,
which could potentially be sold, it is important that provisions be made in the covenants
providing for maintenance of the common elements of the development. Covenants have not
been provided at this time, but will need to be submitted prior to final plat. Additionally, the city
requires a note on the final plat indicating a waiver of the right to protest creation of a park
maintenance district to cover a situation where a homeowners’ association is not maintaining
those common elements.
F. The manner in which said plan does or does not make adequate provision for public
services, provide adequate control over vehicular traffic and further the amenities
of light or air, recreation and visual enjoyment;
Public service facilities and infrastructure are adequate for the development of this site. Any new
improvements to the property such as internal roads, storm water retention and water/sewer
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connections would be installed in accordance with city policies and standards at the developers’
expense. A Traffic Impact Study was completed by the developer and outlined below.
Water: Water to the subdivision will be provided by the City of Kalispell and will tie into a
recent water main extension project completed by the City in Stillwater Road and Four Mile
Drive. The water system for the subdivision will be reviewed and approved by the Kalispell
Public Works Department as part of the development of the subdivision. There is adequate
capacity within the city’s water system to accommodate this subdivision.
Sewer: Sewer to the subdivision will be provided by the City of Kalispell. The applicant will
extend sewer service to the property from the Westside Interceptor that is located to the west of
the property. The sewer system for the subdivision will be reviewed and approved by the
Kalispell Public Works Department as part of the development of the subdivision. There is
adequate capacity within the city’s sewer system to accommodate this subdivision.
Solid Waste: Solid waste collection can be provided throughout the subdivision by the City of
Kalispell. However, the design of the multi-family component in phase 2 may prove to be
problematic for solid waste trucks to make the corners as shown on the plans. The final design,
which will be reviewed as part of the building permit at the Site Development Review
Committee, may require changes to allow for appropriate access and turning areas.
Access and Roads: The single-family section will have two street accesses off of Four Mile
Drive, with the eastern access being a collector road extended to the north to eventually connect
with adjoining property. A public road provides circulation within the single-family area. The
plan currently shows parking spaces at the clubhouse in that area backing into the roadway,
which is not permitted under the zoning ordinance, which only allows that configuration for
single-family and duplex uses. The plan should be amended to provide for a protected pull-out
area, utilizing standard boulevard and approaches without backing into the street, particularly
due to its location near the intersection.
Access to the multi-family section will include an access off of the collector road as well as a
driveway access off of Stillwater Road. The B-1 shows its access off of the internal collector
road and any direct access onto either Stillwater Road or Four Mile Drive would need to be
addressed with the supplemental PUD, but would not appear likely at this time.
Control over vehicular traffic: WGM Group prepared a traffic impact study for the proposed
project. The traffic impact study analyzed the full buildout of the proposed development. The
traffic study was prepared using standard techniques to forecast traffic volumes and operations at
the two approaches onto Four Mile Drive and the approach from Stillwater Road, as well as
intersections at (a) Four Mile Drive and Stillwater Road; (b) Three Mile Drive and Stillwater
Road; (c) Reserve Drive and Stillwater Road; and (d) Four Mile Drive and Farm to Market Road.
The study concluded that traffic from the development “can be accommodated at the study
intersections without the need for improvements to mitigate the site-generated traffic.” The
study also calls for improvements to Four Mile Drive and Stillwater Road along the lengths of
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each frontage. As proposed, the Stillwater Bend Subdivision will not create any new roadway
capacity problems, although improvements along both frontages are warranted.
Storm Water: Roadways will be paved and curb/gutter will channel runoff to designed low points,
where storm water will be collected and routed to storm water ponds. Storm water runoff from the
site shall be managed and constructed per the City of Kalispell Standards for Design and
Construction and storm water management program. Final design will be approved by Kalispell
Public Works Department prior to development. Additionally, prior to development of the
subdivision or receiving any building permits, the developer will need to submit a construction
storm water management plan to the Public Works Department. This plan will need to show how
storm water will be treated and where it will be directed during construction activities.
Schools: The property is within the boundaries of School District #1 (West Valley) and Glacier
High School. On average, it would be anticipated that there would be about 138 students from
the neighborhood at full build-out. Section 76-3-608(1) of the Montana Code Annotated states
that the governing body may not deny approval of a proposed subdivision based solely on the
subdivision’s impacts on educational services.
Police: Police services will be provided by the Kalispell Police Department. The department can
adequately provide service to this subdivision.
Fire Protection: Fire protection services will be provided by the Kalispell Fire Department. The
department can adequately provide service to this development. Additionally, the road network
to the subdivision provides adequate access for fire protection. As part of subdivision review and
site review for the multi-family and neighborhood commercial areas, fire protection, including
fire flow and hydrant location, will be reviewed. As with solid waste collection, access and
turning areas within the multi-family phase of the development will need to be reviewed. Fire
station 62 is located approximately 1.25 miles away providing good response time.
G. The relationship, beneficial or adverse, of the planned development project upon the
neighborhood in which it is proposed to be established;
The subject property is at the corner of Four Mile Drive and Stillwater Road in a general area
that has traditionally been agricultural, but has been transitioning to residential. There is recently
installed infrastructure in the area, such as water and sewer lines, that would tend to continue the
trend in the area towards residential development. It is expected that additional development
will occur in the vicinity to the north, west, and south with different projects at various stages of
planning which would offer similar types of primarily residential use, and this project would fit
within that overall trend.
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Along the east side of the property,
there is an existing irrigation well.
It is important to preserve electrical
service to the well and have a
means to install pipe from the well
to the extent of this project and
surrounding developments.
Eventually, it will likely be used to
irrigate the potential new fields and
storm water facility near the corner
of West Spring Creek Road and
West Reserve Drive. As such, the
existing water well on the site shall
be protected. Preferably, the well
should be transferred to the City or
abandoned and replaced in-kind
elsewhere in Section 35, with the
specific location being at the
discretion of the City of Kalispell.
However, it is currently under
separate ownership and is part of
undeveloped property to the north. It should be addressed either as part of the engineering
design for this project or as part of any approval for the property to the north.

H. In the case of a plan which proposes development over a period of years, the
sufficiency of the terms and conditions proposed to protect and maintain the
integrity of the plan which finding shall be made only after consultation with the
city attorney;
There are three phases of the development. The first phase would include the single-family
section, the second phase is the multi-family section, and the third phase would be the
neighborhood commercial. The application outlines a tentative schedule for the first phase to
begin construction in 2020 and the second phase in 2021. The third phase is undetermined and a
recommended condition of approval is to require a supplemental PUD for the third phase prior to
development.
Section 27.19.020(10) of the zoning ordinance outlines procedures for
abandonment/expiration to be followed when the PUD fails to comply with a completion
schedule.
Part of the requirements of the PUD is that the developer would enter into an agreement with the
City of Kalispell to adequately ensure that the overall integrity of the development, the
installation of required infrastructure, architectural integrity and proposed amenities, are
accomplished as proposed. A recommended condition of approval for the PUD would require
this agreement be in place prior to filing the final plat for the first phase of the project.
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I. Conformity with all applicable provisions of this chapter.
Section 27.19.030(2)(a)(4) of the zoning ordinance allows for Residential Mixed-Use PUDs in
RA-1 and B-1 zones with a minimum of 5 developable acres, with the commercial component
not to exceed 35% of the developable area. Density should not exceed 20 dwelling units per acre.
The development contains 31.45 acres, only 2.56 acres of which is B-1, or about 8%. Density in
the RA-1 is about 9.5 units per acre. The proposal meets those requirements.
Under that section, the predominant land use character of the PUD must be residential.
Commercial uses should primarily be sized and located to address the needs of the immediate
neighborhood, and incompatible commercial uses are not permitted. Given that specific details
for the use and design of the area are not known at this time, a supplemental PUD will be
required for the B-1 area to address how it fits within the neighborhood prior to development of
that section.
No other specific deviations from the Kalispell Zoning Ordinance or Subdivision Regulations
can be identified based upon the information submitted with the application other than those
addressed in this report.
II. Rezoning Evaluation Based on Statutory Criteria
The statutory basis for reviewing a change in zoning is set forth by 76-2-303, M.C.A. Findings of
fact for the zone change request are discussed relative to the itemized criteria described by 76-2304, M.C.A. and Section 27.29.020, Kalispell Zoning Ordinance. The site is currently zoned city
R-3/PUD. The applicants are requesting city RA-1 and B-1 with a PUD overlay.
The RA-1 zone is a “residential district intended to provide for urban areas for multi-family use
and compatible non-residential uses of medium land use intensity. It should be served with all
public utilities and be in close proximity to municipal services, parks, or shopping districts. This
zoning district would typically be found in areas designated as urban residential or high density
residential on the Kalispell Growth Policy Future Land Use Map.”
The B-1 zone is a “business district intended to provide certain commercial and professional
office uses where such uses are compatible with the adjacent residential areas. This district
would typically serve as a buffer between residential areas and other commercial districts.
Development scale and pedestrian orientation are important elements of this district. This
district is also intended to provide goods and services at a neighborhood level. The district is not
intended for those businesses that require the outdoor display, sale and/or storage of
merchandise, outdoor services or operations to accommodate large-scale commercial operations.
This zoning district would typically be found in areas designated as neighborhood commercial or
urban mixed use on the Kalispell Growth Policy Future Land Use Map.”
1.

Does the requested zone comply with the growth policy?
See Section I(A) above.
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2.

Will the requested zone have an effect on motorized and non-motorized transportation
systems?
WGM Group prepared a traffic impact study for the proposed project. The traffic impact
study analyzed the full buildout of the proposed development. The traffic study was
prepared using standard techniques to forecast traffic volumes and operations at the two
approaches onto Four Mile Drive and the approach from Stillwater Road, as well as
intersections at (a) Four Mile Drive and Stillwater Road; (b) Three Mile Drive and
Stillwater Road; (c) Reserve Drive and Stillwater Road; and (d) Four Mile Drive and
Farm to Market Road.
The study concluded that traffic from the development “can be accommodated at the
study intersections without the need for improvements to mitigate the site-generated
traffic.” The study also calls for improvements to Four Mile Drive and Stillwater Road
along the lengths of each frontage.

3.

Will the requested zone secure safety from fire, panic, and other dangers?
Adequate access and public facilities are available to the site in the case of an emergency.
There are no features related to the property which would compromise the safety of the
public. All municipal services including police and fire protection, water and sewer service
are currently available to the area.

4.

Will the requested zone promote the public health, safety and general welfare?
As with safety from fire and other dangers, the general health, safety, and welfare of the
public will be promoted through general city regulations designed to regulate allowable
uses when the property is developed. In this case, the requested zoning classifications or
RA-1 and B-1, particularly in conjunction with the PUD overlay, will promote the health
and general welfare by restricting land uses to those that would be compatible with the
adjoining properties and those in the vicinity.

5.

Will the requested zone provide for adequate light and air?
Setback, height, and lot coverage standards for development occurring on this site are
established in the Kalispell Zoning Ordinance and PUD to ensure adequate light and air is
provided.

6.

Will the requested zone facilitate the adequate provision of transportation, water, sewerage,
schools, parks, and other public requirements?
All public services and facilities are available to the property. Specific details for provision
of services will be addressed when the property develops.
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7.

Will the requested zone promote compatible urban growth?
The subject property is at the corner of Four Mile Drive and Stillwater Road in a general
area that has traditionally been agricultural, but has been transitioning to residential.
There is recently installed infrastructure in the area, such as water and sewer lines, that
would tend to continue the trend in the area towards residential development. It is
expected that additional development will occur in the vicinity to the north, west, and
south with different projects at various stages of planning which would offer similar
types of primarily residential use, and this project would fit within that overall trend.

8.

Does the requested zone give consideration to the character of the district and its particular
suitability for particular uses?
The proposed RA-1 and B-1 zoning districts are consistent with the development trends of
the area. It also gives due consideration of the suitability of this property for the allowed
uses in the zoning district, such as proximity of city services. Specific aspects of any future
development on the property will be reviewed at the time of development consistent with
regulations then in effect.

9.

Will the proposed zone conserve the value of buildings?
Value of the buildings in the area will be conserved because the RA-1 and B-1 zones will
promote compatible and like uses on this property as are likely to develop on other
properties in the area. Future development in the area will be reviewed for compliance with
the dimensional standards and design review criteria to ensure its appropriateness for the
area and compatibility with the surrounding neighborhoods as they develop.

10.

Will the requested zone encourage the most appropriate use of the land throughout the
municipality?
Urban scale development should be encouraged in areas where services and facilities are
available. In this case, sanitary sewer is nearby and water is located within the public
rights-of-way adjacent to the property. The proposed zoning is consistent with the
proposed growth policy future land use designation and is compatible with current zoning
in the immediate area.

18

III. REVIEW AND FINDINGS OF FACT FOR THE MAJOR PRELIMINARY PLAT

A.

Effects on Health and Safety:
Fire: The property would be considered to be at low risk of fire because any building
constructed within the subdivision would be built in accordance with the International
Fire Code and have access which meets city standards. The area to be built upon does not
have steep slopes or woody fuels. Hydrants will be required to be placed in compliance
with the requirements of the Uniform Fire Code and approved by the Fire Chief.
Flooding: The subject property is located entirely outside of the 100-year floodplain per
the Flood Insurance Rate Map (panel number 30029C1805J).
Access: The single-family section will have two street accesses off of Four Mile Drive,
with the eastern access being a collector road extended to the north to eventually connect
with adjoining property. A public road provides circulation within the single-family area.
The plan currently shows parking spaces at the clubhouse in that area backing into the
roadway. That design is not permitted under the zoning ordinance, which only allows
that configuration for single-family and duplex uses. The plan should be amended to
provide for a protected pull-out area, utilizing standard boulevard and approaches without
backing into the street, particularly due to its location near the intersection.
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Access to the multi-family section will include an access off of the collector road as well
as a driveway access off of Stillwater Road. The B-1 shows its access off of the internal
collector road and any direct access onto either Stillwater Road or Four Mile Drive would
need to be addressed with the supplemental PUD, but would not appear likely at this
time.
Geology: The overall site is generally flat without significant topography or slopes. A
preliminary geotechnical investigation for the overall Starling Meadows PUD (now
expired) was submitted in 2007. The report was based on a similar type of development
pattern with both residential and commercial lots. While it is not anticipated that there
are any significant changes, a final geotechnical report should be submitted prior to
submitting any plans for review related to either the subdivision or building permits. The
report is necessary for Public Works to review engineering designs for proposed
infrastructure within the subdivision and for the Building Department to review
foundation details.
The 2007 report found that “site soils are suitable for development,” although “significant
moisture conditioning of the near surface soils will be necessary to achieve adequate
compaction.” The report included recommendations for site preparation based on the
moisture sensitive fine-grained soils present, as well as further study relating to
groundwater levels and how it may affect basements or crawl spaces.
The report concluded that the recommendations represented a preliminary review, and “in
order for these recommendations to be properly incorporated in the subsequent design
and construction stage, [they] recommend that a final geotechnical investigation be
completed for each project phase. This will likely consist of more subsurface
explorations and possibly settlement analysis in large fill areas.”
BPA easement: Along the length of the north/west section of the property, there are BPA
powerlines and a powerline easement. The easement is not located on this property, but
it is adjacent to the property. Development is very limited under the powerlines with no
structures that can be built. The easement will likely include open space and paths as part
of the next project to the north and there are provisions in this plan to connect to that
area.
In the environmental assessment submitted by the applicant, they state that “safety
concerns have been discussed with BPA and the main concern is that development
underneath the lines be limited in nature and limit long term exposure to electromagnetic
fields (“EMF”). There are no concerns about EMFs outside the BPA easement depicted
on the plans.”
B.

Effects on Wildlife and Wildlife Habitat:
There are no water features which would provide aquatic or riparian habitat. There also
does not appear to be any significant wildlife impacts. The Resources and Analysis
Section of the Kalispell Growth Policy includes information from the Montana
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Department of Fish, Wildlife and Parks relating to deer, elk and moose habitat. As with
the majority of the Kalispell area outside of the core downtown, the maps show a
whitetail deer density of 5 to 30 per square mile, but no significant elk or moose habitat.
The area does not appear to include significant habitat for other species. The property
contains a minimal amount of existing trees, which primarily have been planted as part of
the existing farmhouse site.
C.

Effects on the Natural Environment:
Surface and groundwater: The subdivision will be served by public water and sewer
thereby minimizing any potential impacts to groundwater. There are some questions
raised in the preliminary geotechnical report about potential water infiltration into
basements that should be addressed as part of the final report. In the environmental
review submitted by the applicant, it is stated that static groundwater is 125 feet or more
below the surface based on well depth.
Drainage: Curbs and gutters will be installed and a storm management plan will have to
be developed to address the runoff from the site. A preliminary plat includes common
area storm water lots where storm water ponds will be constructed. The drainage plan
will have to comply with the City of Kalispell standards and designed by a professional
engineer. Stormwater discharges to the south or west shall not exceed the lesser of either
the pre-development flow rate or 0.036 cfs/acre.
A condition of approval requires that a property owners’ association be created for the
maintenance of the common area which would include the common area drainage
easements. As part of the storm easement areas the association will be required to mow
the area to reduce fire hazard and reduce spread of noxious weeds. Lastly, the developer
is required to submit for review to the Kalispell Public Works Department an
erosion/sediment control plan for review and approval. These plans provide for managing
storm water on the site and include stabilizing the construction site through an approved
revegetation plan after site grading is completed.

D.

Effects on Local Services:
Water: Water to the subdivision will be provided by the City of Kalispell. The applicant
will extend water service to the property from the new mains in Four Mile Drive and
Stillwater Road. The water system for the subdivision will be reviewed and approved by
the Kalispell Public Works Department as part of the development of the subdivision.
There is adequate capacity within the city’s water system to accommodate this
subdivision. Proportionate water rights shall be dedicated to the City of Kalispell per
Section 28.3.08 of the subdivision regulations.
Public Works included two specific comments related to the water service. First, water
services shall come off of internal water mains and not the transmission main. Second,
the water main in Savannah (the main north-south collector road) needs to be a 12-inch
main.
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Sewer: Sanitary sewer to the subdivision will be provided by the City of Kalispell and
will connect to the new Westside Interceptor located to the west of the property. The
applicant will extend sewer service from the west to the property and will need to extend
the sewer to the east in Four Mile Drive and north in Stillwater Road for future
connections and extensions pursuant to the subdivision regulations (Sec 28.3.21) and
other city policies. The sewer system for the subdivision will be reviewed and approved
by the Kalispell Public Works Department as part of the development of the subdivision.
There is adequate capacity within the city’s sewer system to accommodate this
subdivision. Sewer within Lot 85 for the multi-family development will need to be
private until the point of connection in Savannah Road.
Access and Roads: The single-family section will have two street accesses off of Four
Mile Drive, with the eastern access being a collector road (Savannah Road) extended to
the north to eventually connect with adjoining property. A public road provides
circulation within the single-family area.
Access to the multi-family section will include an access off of Savannah as well as a
driveway access off of Stillwater Road. The B-1 shows its access off of the internal
collector road and any direct access onto either Stillwater Road or Four Mile Drive would
need to be addressed with the supplemental PUD, but would not appear likely at this
time.
The development has frontage along Four Mile Drive for the full length of the southern
property line and along Stillwater Road on the east. There is an irrigation well site along
Stillwater Road and strip of property within the right-of-way to the north of the well that
is under separate ownership and not included within the application. Regardless of that
ownership, whenever the frontage on Stillwater Road or the northeastern corner of the
property is referenced anywhere in this report, it is intended to extend to the northern tip
of the development and not only to the well site.
Both frontages shall be improved pursuant to Section 28.3.14 of the subdivision
regulations. The frontage of Stillwater Road shall be improved to an urban standard for a
minor arterial. The approach on Stillwater Road shall include a center turn lane. The
frontage of Four Mile Drive shall be improved to a rural standard for a minor arterial.
Approaches on Four Mile Drive shall include center turn lanes and standard street
intersection requirements (ADA ramps, crosswalks, lighting, etc.). The intersection of
Stillwater Road and Four Mile Drive shall be improved to provide for left-hand turn lanes
on the south and west legs to match the existing left-hand turns on the north and east legs.
The intersection shall also include sidewalks. Additionally, on the west side of the
western approach onto Four Mile Drive, a pedestrian actuated rapid flashing beacon for a
crosswalk needs to be installed with no midblock crossing on Four Mile Drive. Any
required additional right-of-way necessary for the improvements shall be dedicated to the
City of Kalispell.
The typical ownership situation with county roads is that ownership of the private
property extends to the center of the right-of-way with a county road easement covering
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the right-of-way. In city development, the city typically owns the right-of-way. While
the county normally quitclaims its interest to the city, that only conveys the interest in the
easement. The fee interest in the rights-of-way for Four Mile Drive and Stillwater Road
should be dedicated to the City of Kalispell.
Savannah Road will be serving as a collector road and shall be designed to meet the
minimum design standards for a collector street. It is intended to eventually connect to
future development to the north. The current plans show a dead-end road. Until such
time as there is a connection, there needs to be an appropriate temporary turn-around area
and provisions for snow storage. There should not be individual driveway approaches
onto Savannah from the single-family area on the west, and only limited shared
approaches from the multi-family and neighborhood commercial area on the east side of
the road.
The interior local streets shown on the proposed plat as Lolo Lane and Kinners Lane
would serve as access to the single-family homes and would be constructed to standards
for a local street. Typically, lots less than 50 feet in width would be served by an alley
due, in part, to the impact driveways have on the street frontage relative to on-street
parking, snow storage, garbage collection, and aesthetics. The proposal includes
narrowing driveways to achieve a minimal amount of street frontage not impacted by
driveways. In order to help maintain that frontage, driveway widths shall not exceed ten
feet plus the appropriate flares provided in the construction and design standards.
The name of the interior street will need to be modified due to its function as a looped
road. As shown, Kinners Land and Lolo Lane are a continuous road on the east side.
The entire interior road system from the western intersection with Four Mile Drive to the
intersection with Savannah Road will need to be under a single name. Also, Public
Works included a comment that T-instersections shall include ADA ramps on all legs.
Phasing for the right-of-way improvements would include all improvements in Four Mile
Drive and Savannah Road, plus the internal local road, as part of Phase 1, and all of the
right-of-way improvements in Stillwater Road would be part of Phase 2. Improvements
related to the intersection of Four Mile Drive and Stillwater Road would be included with
Phase 1 improvements.
Schools: The property is within the boundaries of School District #1 (West Valley) and
Glacier High School. On average, it would be anticipated that there would be about 138
students from the neighborhood at full build-out. Section 76-3-608(1) of the Montana
Code Annotated states that the governing body may not deny approval of a proposed
subdivision based solely on the subdivision’s impacts on educational services.
Police: Police services will be provided by the Kalispell Police Department. The
department can adequately provide service to this subdivision.
Fire Protection: Fire protection services will be provided by the Kalispell Fire
Department. The department can adequately provide service to this development.
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Additionally, the road network to the subdivision provides adequate access for fire
protection. As part of subdivision review and site review for the multi-family and
neighborhood commercial areas, fire protection, including access, fire flow and hydrant
location, will be reviewed. Fire station 62 is located approximately 1.25 miles away
providing good response time.
Parks and Recreation: The plan includes common open space and park areas totaling
4.25 acres. There is a central park area in the single-family section with a clubhouse and
a clubhouse park and pocket part in the multi-family area. There are several linear parks
and other bike/pedestrian connections in addition to areas of common open space at
entrances to the development. As proposed, these common elements provide a
significant amenity for the residents.
The intent of the developer is to operate the development as a rental community and
would operate the development in that manner. However, with the creation of the singlefamily lots, which could potentially be sold, it is important that provisions be made in the
covenants providing for maintenance of the common elements of the development.
Covenants have not been provided at this time, but will need to be submitted prior to final
plat.
It is imperative that these areas be well maintained for the visual aspect of the project
from adjacent properties and the adjacent roads, the safety of the pedestrian paths and the
on-going functionality of the storm water facilities. Therefore, staff recommends that a
note shall be placed on the final plat indicating a waiver of the right to protest creation of
a park maintenance district. This district shall only be activated in the event that the
property owners’ association defaults on their park and open space amenity conditions.
The taxes levied within the maintenance district shall be determined by the Parks and
Recreation Department with approvals by the Kalispell City Council.
Solid Waste: Solid waste will be handled by the City of Kalispell. There is sufficient
capacity within the landfill to accommodate this additional solid waste generated from
this subdivision.
Medical Services: Ambulance service is available from the fire department and ALERT
helicopter service. Kalispell Regional Medical Center is approximately 1.5 miles from
the site.
E.

Effects on Agriculture and agricultural water user facilities:
The site has been traditionally used for agricultural uses. According to the Kalispell
Growth Policy Resources and Analysis Section, “Important Farmlands” map, the project
includes some farmland classification of “prime farmland’ when irrigated. It has been
used to grow alfalfa and has been associated with a dairy operation.
Current policies in the Kalispell Growth Policy Plan-It 2035, Chapter 5, Land Use:
Natural Environment, state the following:
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Policy – Encourage urban growth only on agriculture lands entirely within the city’s
annexation policy boundary.
The subject property is entirely within city limits. By allowing higher density
development within the city’s growth policy area, it can reasonably be expected that more
farmland could be conserved because the availability of residential and commercial lots
within the Kalispell Growth Policy boundary, limiting sprawl/leapfrog development.
F.

Relation to the Kalispell Growth Policy:
See Section I(A) above.

G.

Compliance with Zoning:
The request is in compliance with the RA-1 and B-1 zoning regulations, provided the lot
size and width deviation requests are granted.

H.

Compliance with the Kalispell Subdivision Regulations:
This request complies with provisions of the Kalispell Subdivision Regulations, provided
the block length and alley deviations requests are granted.

RECOMMENDATIONS
I.

Staff recommends that the Kalispell City Planning Board and Zoning Commission adopt
Staff Report #KPUD-20-01 as findings of fact and recommend to the Kalispell City
Council that the PUD for Stillwater Crossing be approved subject to the conditions listed
below:

II.

It is recommended that the Kalispell City Planning Board and Zoning Commission adopt
Staff Report #KPUD-20-01 as findings of fact and recommend to the Kalispell City
Council that the subject property zoned R-3 (Residential) be rezoned to RA-1
(Residential Apartment) and B-1 (Neighborhood Business).

III.

Staff recommends that the Kalispell City Planning Board and Zoning Commission adopt
staff report #KPP-20-01 as findings of fact and recommend to the Kalispell City Council
that the preliminary plat for Stillwater Crossing be approved subject to the conditions
listed below:

CONDITIONS OF APPROVAL
1.

The Planned Unit Development for Stillwater Crossing allows the following deviations
from the Zoning Regulations:
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2.

(a)

Minimum lot area: Kalispell Zoning Ordinance Sec 27.09.040(1) – Minimum lot
size in the RA-1 zone is 6000 square feet plus 3000 square feet for each unit
beyond a duplex. This deviation reduces minimum lot area to 4180 square feet
for the single-family lots and to 1652 square feet per unit for the multi-family lot.

(b)

Minimum lot width: Kalispell Zoning Ordinance Sec.27.09.040(2) – The
minimum lot width in the RA-1 zone is reduced from 50 feet to 44 feet.

The Planned Unit Development for Stillwater Bend allows the following deviations from
the Kalispell Subdivision Regulations:
(1)

Block length: Kalispell Subdivision Regulations Sec 28.3.12(A)(2) – Block
lengths must be at least 250 feet, but not more than 600 feet. This deviation
would allow blocks in excess of 600 feet provided that pedestrian connections are
included per the submitted plans plus an additional connection from the linear
park in the southwest corner of the development

(2)

Alleys: Kalispell Subdivision Regulations Sec 28.3.15 – Alleys are typically
required for single family lots less than 50 feet in width. This deviation would
eliminate the requirement for alleys provided that the property is developed per
the submitted plans.

3.

The B-1 (Neighborhood Business) zone on the property shall be designated as a PUD
Placeholder and a separate PUD application shall be submitted for review and approval
prior to any development within that zone.

4.

The development of the site shall be in substantial compliance with the application
submitted, the site plan, materials and other specifications as well as any additional
conditions associated with the preliminary plat as approved by the city council.

5.

A development agreement shall be drafted by the Kalispell City Attorney between the
City of Kalispell and the developer outlining and formalizing the terms, conditions and
provisions of approval. The final plan as approved, together with the conditions and
restrictions imposed, shall constitute the Planned Unit Development (PUD) zoning for the
site that shall be completed and signed by the city and owner prior to the issuance of a
building permit.

6.

Upon approval of the preliminary PUD by the City Council, the property owner shall
proceed with the preparation of the final PUD plan as provided in Section 27.19.020(7) of
the Kalispell Zoning Ordinance.

7.

As a PUD with an associated preliminary plat application, the abandonment or expiration
of the PUD is governed by Section 27.19.020(10) of the Kalispell Zoning Ordinance.
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8.

Architectural renderings are required to be submitted to the Kalispell Architectural
Review Committee for review and approval prior to issuance of a building permit for any
structure other than the single-family dwellings. Building design shall be provided as
listed below:
a. Four-sided architecture is required for all structures and buildings. Large,
rectangular masses should be avoided by incorporating offsets in the wall and
roof. A change in the plane of the walls, changing the direction or providing some
variety in the roof form gives diversity and visual interest.
b. All roof mounted equipment, i.e. HVAC, and any utility services should be
shielded from all views.

9.

Signage shall be allowed as provided for RA-1 zones within the sign regulations
contained in the Kalispell Zoning Ordinance.

10.

The storm water ponds shall be designed in a way that they become a visual interest to
the development. Chain link fencing surrounding the retention pond as the dominant
fixture shall not be allowed without mitigation. The developer shall work closely with the
Parks Department and Public Works to come up with a design that is both visually
appealing and meets the required safety guidelines. It is intended that when the project is
developed the ponds will act as features, particularly along the roadways, rather than a
private maintenance utility facility.

11.

In order to ensure unique and varied street frontage with varied roof configurations and
facades with staggered locations on each parcel, the applicant shall prepare a plan calling
out an appropriate mix of multiple home designs and site layouts for the single-family
area, to be reviewed and approved by the Kalispell Planning Department. This plan shall
be submitted prior to any building permit approvals within the single-family phase of the
development.

12.

A view-obscuring fence along Four Mile Drive, Stillwater Road, and Savannah Road
shall be installed by the developer. The fencing plan shall be submitted to the Planning
Department and the Architectural Review Committee for review and approval and shall
include a consistent, aesthetically pleasing design.

13.

The preliminary plat approval shall be valid for a period of three years from the date of
approval.

14.

The developer shall submit to the Kalispell Public Works Department for review and
approval a storm water report and an engineered drainage plan that meets the
requirements of the current city standards for design and construction. Prior to final plat,
a certification shall be submitted to the public works department stating that the drainage
plan for the subdivision has been installed as designed and approved.

15.

The developer shall submit to the Kalispell Public Works Department prior to
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construction an erosion/sediment control plan for review and approval and a copy of all
documents submitted to Montana Department of Environmental Quality for the General
Permit for Storm Water Discharge Associated with Construction Activities.
16.

The developer shall submit water and sanitary sewer plans, applicable specifications, and
design reports to the Kalispell Public Works Department and the Montana Department of
Environmental Quality for concurrent review, with approval of both required prior to
construction.

17.

The developer shall submit the street design to the Kalispell Public Works Department
for review and approval prior to construction. Street designs shall meet the city standards
for design and construction.

18.

Prior to final plat, a letter from the Kalispell Public Works Department shall be submitted
stating that all new infrastructure has been accepted by the City of Kalispell or a proper
bond has been accepted for unfinished work.

19.

Prior to final plat all mitigation required as part of the approved traffic impact study shall
be completed. All improvements shall be reviewed and approved by the Public Works
Department. A letter from the Kalispell Public Works Department shall be submitted
stating that all new infrastructure has been accepted by the City of Kalispell or State of
Montana. If infrastructure work has not been accepted, a letter stating that a proper bond
has been accepted for the unfinished work by the appropriate agency is required.

20.

All existing and proposed easements shall be indicated on the face of the final plat. A letter
from the Kalispell Public Works Department shall be obtained stating that the required
easements are being shown on the final plat.

21.

The following statement shall appear on the final plat: "The undersigned hereby grants unto
each and every person, firm or corporation, whether public or private, providing or offering
to provide telephone, telegraph, electric power, gas, cable television, water or sewer service
to the public, the right to the joint use of an easement for the construction, maintenance,
repair, and removal of their lines and other facilities, in, over, under, and across each area
designated on this plat as "Utility Easement" to have and to hold forever."
_____________________
Developer's Signature

22.

Prior to filing the final plat, a letter from the US Postal Service shall be included stating
the Service has reviewed and approved of the design and location of the mail delivery
site. The mail delivery site shall be installed or bonded for prior to final plat. In addition,
the mail delivery site and improvements shall also be included in the preliminary and
final engineering plans to be reviewed by the Public Works Department. The mail
delivery site shall not impact a sidewalk or proposed boulevard area.
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23.

While the development is planned as a rental community with a maintenance plan
administered by the lessor, the subdivision creating separate lots necessitates provisions
for a common area maintenance plan administered by a homeowners’ association (HOA),
which shall be provided for prior to final plat. The HOA should include provisions for the
maintenance of all common areas in recorded covenants including, but not limited to,
storm drainage facilities, open space, park areas, and clubhouses. As part of the storm
drainage facilities, the association will be required to mow the area to reduce fire hazard
and reduce spread of noxious weeds.

24.

A letter from the Kalispell Fire Department approving the access, placement of the fire
hydrants and fire flows within the subdivision shall be submitted prior to final plat.

25.

A letter shall be obtained from the Parks and Recreation Director approving a landscape
plan for the placement of trees and landscaping materials within the landscape boulevards
of the streets serving the subdivision, common area, and adjoining rights-of-way,
including Four Mile Drive and Stillwater Road.

26.

A park plan shall be created and approved by the Parks and Recreation Director prior to
final plat of Phase 1.

27.

A note shall be placed on the final plat indicating a waiver of the right to protest creation
of a park maintenance district. This district shall only be activated in the event that the
property owners’ association defaults on their park and open space amenity conditions.
The taxes levied within the maintenance district shall be determined by the Parks and
Recreation Department with approvals by the Kalispell City Council.

28.

A minimum of two-thirds of the necessary infrastructure for the subdivision shall be
completed prior to final plat submittal.

29.

All utilities shall be installed underground.

30.

All areas disturbed during development shall be re-vegetated with a weed-free mix
immediately after development.

31.

Any water rights associated with the property shall be transferred to the City of Kalispell.
The water rights shall be allocated proportionally for each phase of the development prior
to final plat.

32.

The existing irrigation well along Stillwater Road shall be protected by preserving
electrical service to the well and having a means to install pipe from the well to the extent
of this project and surrounding developments. Preferably, the well should be transferred
to the City or abandoned and replaced in-kind elsewhere in Section 35, with the specific
location being at the discretion of the City of Kalispell. However, it is currently under
separate ownership and is part of undeveloped property to the north. It should be
addressed either as part of the engineering design for this project or as part of any
approval for the property to the north.
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33.

The parking spaces at the clubhouse in the single-family phase shall be amended to
provide for a protected pull-out area, utilizing standard boulevard and approaches without
backing into the street.

34.

A final geotechnical report shall be prepared and submitted to the Public Works
Department for review prior to engineering design for the subdivision. It shall also be
submitted to the Building Department prior to issuance of any building permits within the
development.

35.

In designing the water system for the subdivision, water services shall come off of
internal water mains and not the transmission main. The water main in Savannah Road
shall be a 12-inch main.

36.

Any publicly owned mains within Phase 2 shall be located within drive aisles and an
easement dedicated to the City.

37.

The applicant will extend sewer service from the west to the property and will need to
extend the sewer to the east in Four Mile Drive and north in Stillwater Road to the
northeastern corner of the development.

38.

Sewer within Lot 85 for the multi-family development will need to be private until the
point of connection in Savannah Road.

39.

Phasing for the right-of-way improvements would include all improvements in Four Mile
Drive and Savannah Road, plus the internal local road, as part of Phase 1 and all of the
right-of-way improvements in Stillwater Road from the intersection with Four Mile Drive
to the northeastern corner of the development would be part of Phase 2. Improvements
related to the intersection of Four Mile Drive and Stillwater Road shall be included with
Phase 1 improvements.

40.

Savannah Road shall be designed as a collector street and extend to the subdivision’s
northern property boundary. A temporary turnaround shall be constructed along with
provisions for snow storage until such time as the street connects to the north. There shall
not be individual driveway approaches onto Savannah from the single-family area on the
west, and only limited shared approaches from the multi-family and neighborhood
commercial area on the east side of the road.

41.

The full frontage of Stillwater Road shall be improved to an urban standard for a minor
arterial from the intersection with Four Mile Drive to the northeastern corner of the
development. The approach on Stillwater Road shall include a center turn lane.

42.

The frontage of Four Mile Drive shall be improved to a rural standard for a minor
arterial. Approaches on Four Mile Drive shall include center turn lanes and standard
street intersection requirements (ADA ramps, crosswalks, lighting, etc.).
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43.

The intersection of Stillwater Road and Four Mile Drive shall be improved to provide for
left-hand turn lanes on the south and west legs to match the existing left-hand turns on the
north and east legs. The intersection shall also include sidewalks.

44.

On the west side of the western approach onto Four Mile Drive, a pedestrian actuated
rapid flashing beacon for a crosswalk needs to be installed with no midblock crossing on
Four Mile Drive.

45.

Any required additional right-of-way necessary for the improvements shall be dedicated
to the City of Kalispell. Additionally, the fee interest in the rights-of-way for Four Mile
Drive and Stillwater Road shall be dedicated to the City of Kalispell.

46.

The interior local streets shown on the proposed plat as Lolo Lane and Kinners Lane
would serve as access to the single-family homes and would be constructed to standards
for a local street.

47.

Driveway widths shall not exceed ten feet plus the appropriate flares provided in the City
of Kalispell Standards for Design and Construction.

48.

The name of the interior street shall be modified so that the entire interior road system
from the western intersection with Four Mile Drive to the intersection with Savannah
Road will be under a single name.

49.

T-instersections shall include ADA ramps on all legs.
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Planning Department

201 1st Avenue East
Kalispell, MT 59901
Phone: (406) 758-7940
Fax: (406) 758-7739
www.kalispell.com/planning
APPLICATION FOR PLANNED UNIT DEVELOPMENT (PUD)

430 Stillwater Road PUD
PROJECT NAME __________________________________________________________________
1.

430 Stillwater Road LLC (Attn. Jason Evans)
NAME OF APPLICANT: ______________________________________________________

2.

717 W. Sprague Ave STE 802
MAIL ADDRESS: ____________________________________________________________

3.

Spokane WA, 99201
509-475-8336
CITY/STATE/ZIP: ________________________________
PHONE: __________________

NAME AND ADDRESS OF OWNER IF DIFFERENT THAN APPLICANT:
4.

NAME: _____________________________________________________________________

5.

MAIL ADDRESS: ____________________________________________________________

6.

CITY/STATE/ZIP: ________________________________ PHONE: __________________

7.

TECHNICAL ASSISTANCE: __________________________________________________

8.

MAIL ADDRESS: ____________________________________________________________

9.

CITY/STATE/ZIP:________________________________ PHONE:___________________

If there are others who should be notified during the review process, please list those.

Mike Brodie, WGM Group, 756-4848, 431 1st Avenue West, Kalispell MT, 59901
___________________________________________________________________________________
Check One:
_x__

Initial PUD proposal

___

Amendment to an existing PUD

A.

430 Stillwater Road Kalispell MT, 59901
Property Address: ___________________________________________________________

B.

28.2 Acres
Total Area of Property: ______________________________________________________

C.

Tract 1,
Legal description including section, township & range: _______________________
SE 1/4 Section 35, T29N, R22W, P.M.M Flathead County Montana
_____________________________________________________________________________

D.

R-3 with PUD Overlay
The present zoning of the above property is: __________________________________
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E.

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

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

b.

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

c.

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;

d.

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 the land use, densities and dwelling types proposed in the plan;

e.

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.

f.

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

g.

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

h.

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

i.

How the development plan will further the goals, policies and objectives
of the Kalispell Growth Policy.

j.

Include site plans, drawings and schematics with supporting narratives
where needed that includes the following information:
(1).
(2).
(3).
(4).
(5).

Total acreage and present zoning classifications;
Zoning classification of all adjoining properties;
Density in dwelling units per gross acre;
Location, size height and number of stories for buildings
and uses proposed for buildings;
Layout and dimensions of streets, parking areas,
pedestrian walkways and surfacing;
2

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: Master
Plan or Growth Policy compatibility with the application, compatibility of
proposed zone change with surrounding zoning classifications, and the
application procedure.

B.

Application Contents:
1. Completed application form.
2. Application fee per schedule below, made payable to the City of Kalispell.
PUD/CONCEPT PUD Zoning Review Fee

$3,820 Fee included

Residential (no subdivision)
Commercial (no subdivision)

$1,000 + $125/unit
$1,200 + $100/acre

Residential (with subdivision)
Commercial (with subdivision)

$1,000 + $100/acre
$1,000 + $100/acre

3. Electronic copy of the application materials submitted. Either copied onto
a disk or emailed to planning@kalispell.com (Please note the maximum file
size to email is 20mg)
4. A bona fide legal description of the subject property and a map showing
the location and boundaries of the property.
Please consult the with staff of the Kalispell Planning Office for submittal dates and
dates for the planning board meeting at which it will be heard in order that
requirements of state statutes and the zoning regulations may be fulfilled. The
application must be accepted as complete forty-five (45) days prior to the scheduled
planning board meeting.
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430 STILLWATER ROAD PUD
The following is a narrative for the 430 Stillwater Road Planned Unit Development
application. Also included is the site plan, utility layout, and development applications for
the PUD and preliminary plat.

NARRATIVE
a.

An overall description of the goals and objectives for the development of the
project.
The proposed project at 430 Stillwater Road is a residential and commercial mixeduse and mixed-density development. Goals include the addition of a variety of
housing types for area residents, providing open space amenities, and creating a
center of commerce. Objectives include:
1.

Planning for a variety of housing sizes and affordability, including singlefamily residential and multi-family residential units.
2. The addition of site amenities such as a central park feature, club house,
trails/sidewalks, and a linear park and path.
3. A retail center is included on the corner of Stillwater Road and 4 Mile Drive to
serve the residents of the development and the greater area.

This development is intended to create additional housing and commerce in the
Kalispell community in a location suitable for such land use. The traditional
neighborhood design includes sidewalks with tree-lined streets, a linked network of
open space parks with a playground and picnic area, and two clubhouses for
residents to gather.
b.

In cases where the development will be executed in increments, a schedule
showing the time within phase will be completed.
It is expected that the project will be phased with the single family residential
portion of the project to be the first phase. This first phase would likely begin
construction in summer/fall of 2020 and be completed in the fall of 2021.
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430 Stillwater Road PUD Narrative
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The next phase would be the multi-family development followed by the commercial
area located in the southeast corner. The schedule of these items has yet to be
determined and will heavily depend on the first phase.
c.

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 original Starling PUD, of which this is a 30-acre portion, was originally approved
in 2009 with Kalispell City Ordinance 1618. On this site the original zoning was
slated for R-3 (Urban Single Family Residential) with a PUD overlay. This PUD has
since expired. The R-3/PUD zoning originally allowed ten deviations from the
Kalispell Subdivision Regulations and the Kalispell Zoning Ordinance, including
allowances for lots to be smaller and setbacks to be non-standard, among others.
The 430 Stillwater Road PUD application applies the following variances from the
Subdivision Regulations and Zoning Ordinance:
a. Minimum lot area = 4,180 s.f.
b. Minimum lot width = 44’ (along straight roads); 30’ at the frontage on larger
“pizza” shaped corner lots
c. Rear setbacks along the park = 10’
d. Block lengths shall be not less than 250 feet or more than 600 feet.
e. Parkland dedication: A total of 4.32 acres of park area is provide. The
segmented parks are a part of a larger park system planned for the
development connected by sidewalks/paths to create an overall linear park
linkage throughout the development.
1. On the western portion of the single-family development, there is a 0.62acre linear park area provided between the ponds.
2. A 1.92-acre central park is planned for the center of the single family
portion of the development with paths connecting the residences
surrounding as well as providing access to the multi-use path on four mile
and connectivity to the multifamily development.
3. A 0.54-acre park is planned adjacent to the clubhouse, also connected to
the linear pedestrian access.
4. A 0.70-acre “pocket park” is located at the center of the multi family
development and is also accessible through the pedestrian path system.
5. A 0.30 acre “eastern Linear Park” is planned along the north side of the
development to help connect the path system
(See preliminary plat map for full breakdown of park areas)
Park benches will be installed throughout the park system, and two
clubhouses will be provided with either hottubs or schools.
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The increased density over what is allowed within the R-3 zoning district will
provide more housing options and opportunities for area residents, in accordance
with Growth Policy housing goals. The intent of a PUD is to “provide flexibility of
architectural design and density as well as providing the option to mix land uses
and densities while preserving and enhancing the integrity and environmental
values of an area.” A Housing and Land Use policy within the Growth Policy
specifies that medium-density housing developments should be considered with
“Single-family homes on lots down to 2,500 square feet”. Additionally, the policy
includes encouragement that “High-density residential neighborhoods should be
developed at densities up to 20 units per acre, with some as high as 40 units per
acre.”
The 430 Stillwater Road development site plan shows higher density, reduced rear
setbacks at the park, and non-standard block lengths. Allowing this type of design
will allow increased density and affordability, and is offset by a generous amount of
open space and recreational amenities in a walkable district.
d.

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 the
land use, densities and dwelling types proposed in the plan;
The site plan shows a series of open space/park areas that are linked together by a
trail. The larger park in the center of the single family residential area will include a
playground, picnic tables, landscaping, and amenities. The pocket park located at
the center of the multi-family residential area will also include a playground and
user amenities. The clubhouse will serve neighborhood residents, and the paths and
sidewalks will link the open space network and provide a mile plus loop for
recreation and equal access to the parks. The open space will be maintained by the
Home Owners Association of the development.

e.

The manner in which services will be provided such as water, sewer, storm
water management, schools, roads, traffic management, pedestrian access,
recreational facilities and other applicable services and utilities.
The project will utilize sanitary sewer and water infrastructure available from the
City of Kalispell’s water transmission main to be installed in Four Mile Drive and
from the extension of the Westside Sewer Interceptor. Utilities will be extended via
the main collector road through the development for future development
connections on the old Starling PUD property (expired). Storm water management
will be achieved on-site or by release of pre-development runoff within the
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property including portions of the open space network. Traffic for initial phases of
the PUD will be handled by interior roads with extensions to both Farm-to-Market
Road and Three Mile Drive.
The development includes sidewalks along all street frontages for pedestrian
access, internal trails and parks for recreation, and other site amenities such as a
playground, clubhouses, and park benches.
The development will be served by the West Valley School District and is located
1.5 miles west of Kalispell Fire Station No. 62.
f.

The relationship, beneficial or adverse, of the planned development project
upon the neighborhood in which it is proposed to be established.
The adjacent neighborhoods are largely undeveloped farmland at present. The
planned development is in alignment with the previously approved (and since
expired) Starling PUD. The nearest developments to the south are the Quarter
Horse Estates (a large lot development) and the Empire Estates (a high density
town home and single family development). This area is included within the Kalispell
Growth Policy and will provide an excellent location for affordable housing given its
vicinity to:
• the US-93 Bypass (0.1 Miles)
• the City of Kalispell/MDT multi-use trail system (0.1 Miles)
• Kidsports Sports Complex (0.6 Miles)
• Glacier Highschool (1.2 Miles)
• Flathead Valley Community College (1.1 Miles)
• Spring Prairie Shopping Center (1.5 Miles)

g.

How the plan provides reasonable consideration to the character of the
neighborhood and the peculiar suitability of the property for the proposed use.
The plan provides consideration to the character of the neighborhood by aligning
with the intent of the Growth Policy and Future Land Use Map, providing a mix of
residential uses and densities and a commercial component at primary street
intersections. While the adjacent areas are currently predominantly vacant or
agricultural in nature, planned residential and commercial growth has been
proposed in this area through previous planning efforts. The site is located in an
area with good transportation connectivity and access to services.
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h.

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 site is currently surrounded by vacant or agricultural land uses. However, the
Future Land Use Map designates the following land use adjacencies:
•
•
•

North: Urban Residential
South: Suburban Residential, High Density Residential, and Neighborhood
Commercial
East: High Density Residential

The proposed land uses of the subject property of single- and multi-family
residential and commercial are directly compatible with the Future Land Use map.
The multi-family residential area includes garages/carports along the north
perimeter to mitigate any potential future development, and fencing and landscape
are included along property boundaries to provide buffering along major roads.
i.

How the development plan will further the goals, policies and objectives of the
Kalispell Growth Policy.
The development plan will meet the Land Use/Housing goal of the 2017 Kalispell
Growth Policy which is to “provide an adequate supply and mix of housing that
meets the needs of present and future residents in terms of cost, type, design, and
location.”
Additionally, the following policies are met through the development:
“Land Use/Housing Policies:
1.

On larger tracts of land, creative design and a mix of housing types is
encouraged within the overall density requirements to create more dynamic
neighborhoods, to provide more open space, and to protect sensitive
resource areas.
2. Medium-density residential (urban) neighborhoods should be developed at
densities between four and twelve dwelling units per acre on an overall site
basis. An integrated development plan within an urban neighborhood could
include:
a. Single-family homes on lots down to 2,500 square feet,
b. Zero lot line and patio homes, when accompanied by ample open
spaces and common areas,
c. Duplexes and triplexes,
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d. Townhomes; and
e. Limited mixed uses.
3. High-density residential neighborhoods should be developed at densities up
to 20 units per acre, with some as high as 40 units per acre. An integrated
development plan within a high-density neighborhood could include:
a. Zero lot line and patio homes, with open spaces and common areas,
b. Triplexes and Four-plexes,
c. Multi-family, and
d. Mixed uses.
4. A variety of housing types and compatible land uses are encouraged in
residential areas and should be designed to fit scale and character of the
neighborhood. Where necessary, developers should utilize the Planned Unit
Development (PUD) process to craft development proposals that are both
innovative and creative, while maintaining the integrity and values of the
community.”
Additionally, the policy that notes, “city regulations should maintain incentives to
provide for varied affordable housing types” is also met through this development,
as the allowance of a PUD with reduced setbacks and lot sizes creates an incentive
for varied affordable housing types.
With the inclusion of a commercial component in the development, the following
Business and Industry policies are met:
“Urban Mixed-Use Areas:
Allow a compatible mix of higher-intensity uses including office as well as
some commercial and light industrial; medium and high-density residential
and public facilities.”

STILLWATER RD

4 MILE RD
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Future Land Use Map showing Neighborhood Commercial at the Stillwater Road and 4 Mile Road
intersection, surrounded by High Density Residential and Urban Residential.

j.

Include site plans, drawings and schematics with supporting narratives where
needed that includes the following information:
1.

Total acreage and present zoning classifications;
28.2 Acres currently zoned R-3

2. Zoning classification of all adjoining properties;
North: R-3/PUD
West: R-3/PUD
East: R-4/PUD
South: SAG-5 (County)

3. Density in dwelling units per gross acre;
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9.75 Dwelling units per acre (275 units per 28.2 acres)
4. Location, size, height, and number of stories for buildings and uses
proposed for buildings;
The buildings as shown on the site plan include single-family residential
homes, one to two stories tall, with a maximum height of 24’. The multifamily apartments shown are proposed to be three stories tall, with a
maximum height of 40’. The commercial component of the project is still in
development and would not exceed the 35’ height limit as allowed under the
current R-3 zoning district.
5. Layout and dimensions of streets, parking areas, pedestrian walkways
and surfacing;
The proposed PUD layout is attached and included with this application. This
layout utilizes the City of Kalispell Standard for local streets with 5-foot
sidewalk on either side throughout the single-family portion of the
development, and along the frontages of Stillwater Road and Four Mile Drive.
A City of Kalispell Rural Collector section is proposed with an 8-foot-wide
multi-use path on the north side. Only one side of the path is going to be
installed with this portion of the development; the section will require future
development to the south to install this path.
6. Vehicle, emergency and pedestrian access, traffic circulation and control;
Proposed circulation, access, and control is shown on the site plan.
7. Location, size, height, color and materials of signs;
Subdivision identification sign locations are shown on the plans. Colors and
materials are yet to be defined. The site signage will meet the City’s
requirements as follows:
“One sign not to exceed 24 square feet in area or two signs not to
exceed 12 square feet each per exclusive entrance to a subdivision or
tract. Such signs shall be restricted to the subdivision or development
name and shall not exceed six feet in height.”
8. Location and height of fencing and/or screening;

430 Stillwater Road PUD Narrative
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Conceptual layouts for fencing is shown on the site plans. Intent is to buffer
between residential units and roads. Fences will meet the following heights
as allowed in the current R-3 zoning district:
Front: 4’
Side: 6.5’
Rear: 6.5’
Side Corner: 6.5’
9. Location and type of landscaping;
Conceptual landscaping is shown on the site plan. Street trees are included in
nine foot boulevards along with landscaping in and along the open space
network. A final landscaping will be assembled during the site design phase
for review by the City of Kalispell Parks and recreation department.
10. Location and type of open space and common areas;
The site plan shows parks and trails along an open space network, as well as
a clubhouse for residents. The open space network is intended to provide
access to all the parks within the development while allowing residents to
access the adjacent multi use path to be installed along Stillwater Road and
Four Mile Drive which connect to the greater Kalispell Trail system network.
11. Proposed maintenance of common areas and open space;
The Home Owners Association will maintain and manage the common areas
and open space. Individual home owners will be responsible for boulevard
maintenance per City of Kalispell ordinance.
12. Property boundary locations and setback lines;
Property boundaries are shown on the site plan.
13. Special design standards, materials and / or colors;
Example renderings of proposed single-family homes have been included
with this application. The intent is to provide a variety of cost-efficient units
while creating a somewhat unique and varied street frontage. The goal is to
have a similar floor plan with varied roof configurations and facades.
Additionally, houses will be staggered to keep frontages somewhat varied
throughout the development.

430 Stillwater Road PUD Narrative
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14. Proposed schedule of completions and phasing of the development, if
applicable;
It is expected that the project will be phased with the single-family residential
portion of the project to be the first phase. This first phase would likely begin
construction in summer/fall of 2020 and be completed in the fall of 2021.
The next phase would be the multi-family development which is currently
planned for Spring of 2021 followed by the commercial area located in the
southeast corner. These schedules are tentative and will be heavily
dependent on the first phase completion.
15. Covenants, conditions and restrictions;
CC&Rs are in development and will be provided by the owner.
16. Any other information that may be deemed relevant and appropriate to
allow for adequate review.
This is a PUD application for a portion of the previously approved and
subsequently expired Starling PUD.

Planning Department

201 1st Avenue East
Kalispell, MT 59901
Phone: (406) 758-7940
Fax: (406) 758-7739
www.kalispell.com/planning

PETITION FOR ZONING MAP AMENDMENT
NAME OF APPLICANT: 430 Stillwater Road LLC
MAIL ADDRESS: 717 W. Sprague Avenue STE 800
CITY/STATE/ZIP: Spokane, WA 99201 PHONE: 509-475-8336
INTEREST IN PROPERTY: OWNER/DEVELOPER
PLEASE COMPLETE THE FOLLOWING:
A.

Address of the property: 430 Stillwater Road Kalispell MT 59901

B.

Legal Description: (Subdivision Name, Lot & Block and/or Tract Number
(Section, Township, Range)

(Attach sheet for metes and bounds): COS ATTACHED
C.

Land in zone change (ac) 28.2 Acres

D.

The present zoning of the above property is: R-3/PUD

E.

The proposed zoning of the above property is: R-4/PUD

F.

State the changed or changing conditions that make the proposed
amendment necessary:
The proposed planned unit development is proposed to be denser than
this zoning will allow, and does not allow for apartment buildings in
the development. This density is in compliance with the City of
Kalispell Growth policy.

HOW WILL THE PROPOSED CHANGE ACCOMPLISH THE INTENT AND PURPOSE OF:
A. Promoting the Growth Policy: The development plan will meet the Land
Use/Housing goal of the 2017 Kalispell Growth Policy which is to “provide an
adequate supply and mix of housing that meets the needs of present and future
residents in terms of cost, type, design, and location.”
Additionally, the following policies are met through the development:
“Land Use/Housing Policies:

1

1.

On larger tracts of land, creative design and a mix of housing types is encouraged
within the overall density requirements to create more dynamic neighborhoods, to
provide more open space, and to protect sensitive resource areas.
2. Medium-density residential (urban) neighborhoods should be developed at
densities between four and twelve dwelling units per acre on an overall site basis.
An integrated development plan within an urban neighborhood could include:
a. Single-family homes on lots down to 2,500 square feet,
b. Zero lot line and patio homes, when accompanied by ample open spaces
and common areas,
c. Duplexes and triplexes,
d. Townhomes; and
e. Limited mixed uses.
3. High-density residential neighborhoods should be developed at densities up to 20
units per acre, with some as high as 40 units per acre. An integrated development
plan within a high-density neighborhood could include:
a. Zero lot line and patio homes, with open spaces and common areas,
b. Triplexes and Four-plexes,
c. Multi-family, and
d. Mixed uses.
4. A variety of housing types and compatible land uses are encouraged in residential
areas and should be designed to fit scale and character of the neighborhood.
Where necessary, developers should utilize the Planned Unit Development (PUD)
process to craft development proposals that are both innovative and creative,
while maintaining the integrity and values of the community.”
Additionally, the policy that notes, “city regulations should maintain incentives to provide
for varied affordable housing types” is also met through this development, as the
allowance of a PUD with reduced setbacks and lot sizes creates an incentive for varied
affordable housing types.
With the inclusion of a commercial component in the development, the following
Business and Industry policies are met:
“Urban Mixed-Use Areas:
Allow a compatible mix of higher-intensity uses including office as well as some
commercial and light industrial; medium and high-density residential and public
facilities.”
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Future Land Use Map showing Neighborhood Commercial at the Stillwater Road and 4
Mile Road intersection, surrounded by High Density Residential and Urban Residential.

A.

Lessening congestion in the streets and providing safe access
Upgrades to adjacent city roads (Stillwater Road and Four Mile Drive) will be
completed as a part of any development of this property. These are planned for
urban collector and rural collector sections which are designed to accommodate
large amounts of traffic and Four mile drive is currently unpaved and will be
upgraded. The property is adjacent to the US-93 Alternate/Bypass which will
also further lessen congestion.

B.

Promoting safety from fire, panic and other dangers:
A proposed development would include city street sections as a part of the
development and adequate circulation throughout any interior site development,
accommodating the residential traffic, police, ambulance, and fire trucks. All of
these would benefit from the road upgrades required for development to Four
Mile Drive and Stillwater Road as a part of this development. This area was
previously approved as the Starling PUD and this property is included in the City
of Kalispell’s annexation boundary and included in the growth policy.

C.

Promoting the public interest, health, comfort, convenience, safety and general
welfare:
Placing an R-4 zoning in this area would have little change to the overall public
interest, health, comfort, convenience, safety and general welfare from R-3. Given
the property’s location and vicinity to the US-93 Alternate/bypass, it is an
efficient location for a larger number of residents to be able to access this and
distribute traffic throughout the City via these main roadways, and the City’s
Multiuse trail system would be very beneficial to the greater community in regard
to traffic and non-motorized vehicle travel. The access to the trail system and
close proximity to Kidsports will mean

D.

Preventing the overcrowding of land:
This area has been planned for higher density residential and commercial
development and has been designated as an area Kalispell intends to grow (per
the Growth Policy). This is a logical expansion of the city and is an appropriate
location for dense residential development due to its proximity to the US-93
Alternate/Bypass, Flathead Community College, Spring Prairie Commercial
Development, and Kidsports Recreational facilities.

E.

Avoiding undue concentration of population
3

Adjacent properties on the east side of Stillwater road are Zoned R-4, and this
would be an appropriate expansion of this zoning due to the vast tract of R3/PUD to the west and north as a transitionary zoning area between R-4 and R-3
with the Bonneville power Administration Transmission lines separating the two
zoning types..
F.

Facilitating the adequate provision of transportation, water, sewage, schools,
parks and other public facilities The City of Kalispell’s public works department
has master planned large scale water and sewer servicing of this region of
Kalispell. Included in this is an 18” water Transmission main currently under
construction in Four Mile Drive, the West Side Interceptor sewer main located
just west of the site, and it is walking distance to Glacier Highschool, and
Flathead Community College.

G.

Giving reasonable consideration to the character of the district
Adjacent properties on the east side of Stillwater road are Zoned R-4, and this
would be an appropriate expansion of this zoning due to the vast tract of R3/PUD to the west and north as a transitionary zoning area between R-4 and R-3.
The area is currently farmland, but properties with similar characteristics to the
south such as Empire Estates and adjacent property to the east set the
precedence for this type of development in this vicinity to the US 93
Alternate/Bypass.

H.

Giving consideration to the peculiar suitability of the property for particular uses:
The site’s vicinity to the US-93 Bypass and Farm to Market Road it is particularly
suitable for dense residential development. It allows quick access for residents in
and out of the development as well as to other areas of the City or Greater
Flathead Valley. Additionally, it is located close to Kalispell’s Retail Center
(Spring Prairie), near Flathead Community College and Kidsports Recreation
Center. The Kalispell Trail system is also accessible within 500ft of the site
allowing for non-motorized vehicle travel throughout the region and promoting
walkability for a more dense R-4 development.

I.

Protecting and conserving the value of buildings:
No buildings on the Property will remain, this includes rundown farm buildings
many of which are largely demolished. Given the vicinity of this project to other
R-4 zoned properties, it can be assumed any change in value to other buildings
will be due to the overall area’s zoning and how it develops, and will not be tied
specifically to the zoning type of this parcel.
4

J.

Encouraging the most appropriate use of land by assuring orderly growth
The City requires a Zoning change as a part of the proposed Planned Unit
Development in an effort to push for denser and appropriate land use
in the area. The planned unit development process is in place to allow the City to
help guide more dense developments and encourage responsible, orderly
growth.

The signing of this application signifies approval for Kalispell Planning staff to be present
on the property for routine monitoring and inspection during approval process.
___________________________________________________
(Applicant Signature)

5

__________________________
(Date)

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.

Application Contents:
1.

Completed application form.

2.

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.
Applicant is owner of 100% of property to be rezoned.

3.

A map showing the location and boundaries of the property.
(Included in Preliminary Plat Application)

4.

A title report of the subject property.
(Included in Preliminary Plat Application)

5.

Electronic copy of the application materials submitted. Either copied onto
a disk or emailed to planning@kalispell.com (Please note the maximum file
size to email is 20mg)

6.

Application fee per schedule below, made payable to the City of Kalispell.
Zone Change: Base fee
For first 80 acres of area of the request add
For next 81+ acres add

$550.00
$20/acre
$10/acre

28.2 Acres * $20 +$550 = $1114.00 Fee Included
C.

The application must be accepted as complete by the Kalispell 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.
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EASEMENTS AND ADJACENT PROPERTY OWNERS
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EXHIBIT B-1
Phase I Location Map
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derivatives. This map is a graphic representation and is to be used for general planning purposes only.
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Phase I Site Map
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Phase I Topo Map
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ENVIRONMENTAL ASSESSMENT (APPENDIX B)
PART I – PROPERTY DESCRIPTION
1.

Surface Water
Locate on a plat overlay or sketch map:
A. Any natural water systems such as streams, rivers, intermittent streams,
lakes or marshes (also indicate the names and sizes of each).
B. Any artificial water systems such as canals, ditches, aqueducts, reservoirs,
and irrigation systems (also indicate the names, sizes and present uses of
each).
C. Time when water is present (seasonally or all year).
D. Any areas subject to flood hazard, or in delineated 100-year floodplain.
E. Describe any existing or proposed stream bank alteration from any
proposed construction or modification of lake beds or stream channels.
Provide information on location, extent, type and purpose of alteration, and
permits applied for.

See Attachment A for flood zones and wetlands in the greater area of the
proposed PUD site. There are no natural water systems, classified wetlands, or
delineated flood zones on the site.
2. Groundwater
Using available data, provide the following information:
A. The minimum depth to the water table or to the historic water table and
identify dates when depths were determined. What is the location and
depth of all aquifers which may be affected by the proposed subdivision?
Describe the location of known aquifer recharge areas which may be
affected.
B. Describe any steps necessary to avoid depletion or degradation of
groundwater recharge areas.
There are existing wells on the property that show a static groundwater
level of greater than 125 feet below the surface.
There is no anticipated effect on deep water aquifers in the vicinity as
all existing site runoff either infiltrates or discharges to the
unnamed stream south west of the property. Typically, in the Flathead
Valley water enters the deep-water aquifer in the foothills of the
surrounding mountains; not through the valley floor where this project is
located. Runoff from the project will either infiltrate in yards or park areas
or be collected into a storm water collection system. Prior to entering any
storm water facilities the storm water will be treated in accordance with
City of Kalispell Design and Construction Standards. After treatment, runoff
will be discharged to the roadside ditch which subsequently enters the
City’s Regional Storm system and discharges into a stream at historic
predeveloped rates (storm water management) and no wells will be
installed as a part of this development. All potable water will be supplied
by the City of Kalispell’s water system; no wells are proposed. There is an

existing irrigation well located just outside the property that remains in
use.
Source:WGM Group – Groundwater monitoring observations and findings.
Source: Montana Bureau of Mines and
Geology: https://www.mbmg.mtech.edu (GWIC)
Source: City of Kalispell design and construction standards.
3. Topography, Geology and Soils
A. Provide a map of the topography of the area to be subdivided, and an
evaluation of suitability for the proposed land uses. On the map identify
any areas with highly erodible soils or slopes in excess of 15% grade.
Identify the lots or areas affected. Address conditions such as:
i Shallow bedrock
ii Unstable slopes
iii Unstable or expansive soils
iv Excessive slope
A topographic map indicating the slope conditions on the entire
property within the PUD site area are shown on Attachment B. The
entire area encompassed by the Phase One Preliminary plat is
located on gentle slopes, with no areas in excess of 15% grade.
Source: WGM Topographic Survey
B. Locate on an overlay or sketch map:
i Any known hazards affecting the development which could result in
property damage or personal injury due to:
a. Falls, slides or slumps -- soil, rock, mud, snow.
There are no areas on the site where any falls or slides would affect any
proposed structures.
Source: WGM Topographic Survey
b. Rock outcroppings
There are no rock outcroppings or steep rock formations on the subject
property.
Source: WGM Topographic Survey
c. Seismic activity.
The nearest known fault is the Mission Fault located relatively down the
north/south centerline of Flathead lake. Earthquakes in this region are
common below magnitudes of 2.5 but rare above 4.5. No change to the
existing seismic activity could result as a part of this project. No major
hazards exist on the site that could cause damage or personal injury

due to seismic activity. Future building construction will consider
precautionary methods required to mitigate seismic activity predicted
and typical for the Flathead Valley.
Source: United States Geologic Survey
Website: www.Earthquakes.usgs.gov
d. High water table
Two of the wells on the property and adjacent property show the static
water level to be greater than 120 feet below the ground water surface.
Groundwater is not anticipated to have an effect on the site
development, nor will the development impact the groundwater.
Source: Montana Groundwater Information Center Website
C. Describe measures proposed to prevent or reduce these hazards.
Storm drainage will be provided to convey runoff and geotechnical
recommendations will be considered in areas with a higher groundwater
table. No building foundations will be below the high groundwater
table. Geotechnical recommendations will be followed.
Source: WGM Group preliminary plans
Source: Geotechnical Report for Starling PUD (same property)
D. Describe the location and amount of any cut or fill more than three feet in
depth. Indicate these cuts or fills on a plat overlay or sketch map. Where
cuts or fills are necessary, describe plans to prevent erosion and to
promote vegetation such as replacement of topsoil and grading.
Minimal cuts and fills will be required in the Preliminary Plat area. An
erosion and sedimentation control plan will be assembled with construction
documents to prevent any sediment from leaving the site during
construction and full site stabilization will be required prior to construction
closeout. The remainder of the site will be adjusted to balance
earthwork to limit import and export of material.
Source: WGM Preliminary Plans
4. Vegetation
A. On a plat overlay or sketch map:
i. Indicate the distribution of the major vegetation types, such as marsh,
grassland, shrub, coniferous forest, deciduous forest, mixed forest.

The site is largely farmland with some larger coniferous trees around the
existing farmhouse and out buildings.

ii. Identify the location of critical plant communities such as:
a. Stream bank or shoreline vegetation
Not applicable.
b. Vegetation on steep, unstable slopes
Not applicable.

c. Vegetation on soils highly susceptible to wind or water
erosion
Not applicable.
d. Type and extent of noxious weeds
No known noxious weeds on sight, however, standard
measures to prevent noxious weeds will be used.
B. Describe measures to:
i. Preserve trees and other natural vegetation e.g. locating roads and lot
boundaries, planning construction to avoid damaging tree cover.
Some trees will fall into open space and park areas, and these will be
saved where possible. The majority of the trees line the existing farm
area and much of them will be cleared to accommodate the
development.
Source: WGM preliminary plans and PUD.
ii. Protect critical plant communities e.g. keeping structural
development away from these areas, setting areas aside for open space.
The proposed development includes a connected network of open
space and trails. No critical plant communities are known on site.
Source: WGM Preliminary Plans
iii. Prevent and control grass, brush or forest fires e.g. green strips,
water supply, access.
Landscaping and irrigation will be provided throughout the
development along with fire hydrants supported by the City of Kalispell
Fire department.
Source: WGM Preliminary Plans
iv. Control and prevent growth of noxious weeds
The prevention of noxious weeds is a requirement of the contractors
through the construction standards for the City of Kalispell and
Montana Public Works. Upon completion of said improvements, it will
then become the responsibility of the lot owners through the
established CC&R’s and open space through the HOA to properly
maintain weed free areas.
Source: WGM Group Field observations and preliminary plans
5. Wildlife

A. Identify species of fish and wildlife use the area affected by the proposed
subdivision.
The site contains no streams or wetlands and therefore provides to fish
habitat. Species of concern that may be affected by this development may
include the following, although no field observations of any of these
species have been recorded: Mammals – Grizzly Bear, Fisher; Birds - Bald
Eagle, Black-backed woodpecker, common loon, peregrine falcon;
Amphibians – Northern Leopard Frog, Western Toad;
Source: Montana Natural Heritage Program – Species Snapshot (Kalispell
buffered by 10 miles) http://mtnhp.org/SpeciesSnapshot/
Source: WGM Group Field observations and preliminary plans.
B. On a copy of the preliminary plat or overlay, identify known critical wildlife
areas, such as big game winter range, calving areas and migration routes;
riparian habitat and waterfowl nesting areas; habitat for rare or endangered
species and wetlands.
Not applicable.
C. Describe proposed measures to protect or enhance wildlife habitat or to
minimize degradation (e.g. keeping buildings and roads back from
shorelines; setting aside wetlands as undeveloped open space).
There are no shorelines or wetlands on the subject property to protect. At
full buildout, the property will include a connected open space network of
trails and parks.
Source: WGM topographic survey and preliminary plans
6. Land Use
A. Describe the existing historical use of the site.
According to Montana Cadastral, the Subject Property is a single parcel,
approximately 31.66 acres in size and is currently owned by Grosswiler
Dairy, Inc. There are several buildings on the property and some of them
are currently undergoing demolition (refer to the Site Map on Exhibit B-2).
An existing septic system to the north serves the residence. There is one
500-gallon propane tank located between the residence and the garage. A
portable 5-lb. propane tank was observed in the storage shed. A standpipe
was observed adjacent to the single family residence; this vent pipe is
connected to the buried heating oil tank that provides fuel to the furnace
inside the residence.
There were a number of buildings on the Subject Property currently
undergoing demolition. The barnwood (which is being salvaged for resale),
and the galvanized metal roofing siding are being stockpiled on the property
during the demolition activities. As this is a working farm, there were several
herbicide and chemical containers in a variety of sizes observed on the
property. Most containers were empty or nearly empty, except for one

approximately 5-gallon container that appeared to be full. Several 55-gallon
drums were also present; all appeared to be empty.
There were also a number of motor oil, tractor hydraulic fluid, portable
gasoline containers, and lubricant containers used for farming equipment
observed on the Subject Property, located near the tool shed east of the
dairy building currently being demolished; they were all less than 5 gallons
in size. There was a partially full, 5-gallon container of roofing tar that had
recently been moved to a plywood board; a small quantity (less than 3
gallons) of the tar appeared to have leaked onto the board and adjacent
grass. A variety of tools and equipment were stored in the garage and tool
shed.
Source: Owner
Source: WGM field investigations
B. Describe any comprehensive plan recommendations and other land use
regulations on and adjacent to the site. Is zoning proposed? Is annexation
proposed?
The property is located within City of Kalispell jurisdiction and is zoned R-3
with a PUD overlay. The original Starling PUD, of which this is a 30-acre
portion, was originally approved in 2009 with Kalispell City Ordinance 1618.
The zoning is not proposed to change, but a new PUD overlay is proposed
in place of the Starling PUD which has expired. The site is currently
surrounded by vacant or agricultural land uses. The Future Land Use Map
designates the following land use adjacencies:
• North: Urban Residential
• South: Suburban Residential, High Density Residential, and
Neighborhood Commercial
• East: High Density Residential
C. Describe the present uses of lands adjacent to or near the proposed
development. Describe how the subdivision will affect access to any
adjoining land and/or what measures are proposed to provide access.
Areas to all sides of the project are mostly undeveloped farmland. The City
of Kalispell Growth Policy (future land use) designates the following land
use adjacencies:
• North: Urban Residential
• South: Suburban Residential, High Density Residential, and
Neighborhood Commercial
• East: High Density Residential
The Phase One Preliminary Plat will utilize new access points via Four Mile
Drive to the south of the subject proposed plat.
Source: City of Kalispell Growth Policy
D. Describe the basis of the need for the subdivision. How much development
of a similar nature is, or is not, available in the area?

The City of Kalispell is rapidly expanding and there is a significant need for
affordable and workforce housing throughout the valley. This project is
targeted at the current market. The proposed development will be
complimentary to the surrounding land uses.
E. Describe any health or safety hazards on or near the subdivision (mining
activity, high voltage lines, gas lines, agricultural and farm activities,
shooting ranges, septage disposal operations, etc.) Any such conditions
should be accurately described and their origin and location identified.
There is a high voltage power corridor that runs along the north boundary
of the property. There are apparent agricultural uses on all sides of the
project area. Based on previous discussions with BPA development outside
the BPA easement will not be subject to noticeable levels of
electromagnetic fields (EMF). Concerns about EMF is more specific to
directly under the lines, none of which are on the subject property.
Source: WGM discussions w. Bonneville Power Administration
F. Describe any on-site uses creating a nuisance (unpleasant odor, unusual
noises, dust, smoke, etc.). Any such conditions should be accurately
described and their origin and location identified.
There are no significant nuisances anticipated by the proposed residential
and commercial development of the site. There will be construction-related
dust and noise when the infrastructure is being constructed and during
building construction which will be mitigated to the extent possible.
PART II - SUMMARY OF PROBABLE IMPACTS
Summarize the effects of the proposed subdivision on each topic below. Provide
responses to the following questions and provide reference materials as required:
1.

Effects on Agriculture
A. Is the proposed subdivision or associated improvements located on or near
prime farmland or farmland of statewide importance as defined by the
Natural Resource Conservation Service? If so, identify each area on a copy
of the preliminary plat.
The area is currently farmland, but it is unclear if this has been designated
as “prime farmland”. The site was previously approved under the Starling
PUD by the City of Kalispell. This has since expired, but the area has
already been planned for development in a similar nature that which is
being proposed.
Source: City of Kalispell Growth Policy
B. Describe whether the subdivision would remove from production any
agricultural or timberland.

The Subject Property is currently functioning as a farming operation,
primarily alfalfa, and single-family residence. Development of the property
would remove the associated agricultural land from production.
C. Describe possible conflicts with nearby agricultural operations, e.g.,
residential development creating problems for moving livestock, operating
farm machinery, operating septage disposal sites, maintaining water
supplies, controlling weeds or applying pesticides; agricultural operations
suffering from vandalism, uncontrolled pets or damaged fences.
There are no anticipated conflicts with nearby agricultural operations.
D. Describe possible nuisance problems which may arise from locating a
subdivision near agricultural or timber lands.
There are no anticipated nuisance issues anticipated with this
development.
E. Describe effects the subdivision would have on the value of nearby
agricultural lands.
The addition of this subdivision may increase the value of surrounding
agricultural land. It is possible that this development could serve as a
catalyst for other PUDs located on nearby properties per the City of
Kalispell Growth Plan, specifically, the previously expired Starling
Development.
Source: City of Kalispell Growth Plan
2. Effects on Agricultural Water User Facilities
A. Describe conflicts the subdivision would create with agricultural water user
facilities, e.g. residential development creating problems for operating and
maintaining irrigation systems, and whether agricultural water user facilities
would be more subject to vandalism or damage because of the subdivision.
Not applicable
B. Describe possible nuisance problems which the subdivision would generate
with regard to agricultural water user facilities, e.g. safety hazards to
residents or water problems from irrigation ditches, head gates, siphons,
sprinkler systems, or other agricultural water user facilities.
Not applicable
3. Effects on Local Services
A. Indicate the proposed use and number of lots or spaces in each:

Residential, single family: 83 lots
Residential, multiple family: 192 dwelling units
Types of multiple family structures and number of each, e.g. duplex, 4plex: 3 story apartments, Two 36-unit buildings and five 24-unit
apartment buildings.
Planned unit development (No. of units): 275 units
Commercial or Industrial: 1.77 acres of commercial/retail
B. Describe the additional or expanded public services and facilities that
would be required of local government or special districts to serve the
subdivision.
It is anticipated that no additional services will be required to serve the
proposed mixed-use and mixed-density development. The City is currently
constructing a water transmission main to serve this area, and previously
constructed the West Side Interceptor Sewer Transmission main with the
purpose of serving developments in this area.
i.

Describe additional costs that would result for services such as
roads, bridges, law enforcement, parks and recreation, fire
protection, water, sewer and solid waste systems, schools or busing,
(including additional personnel, construction, and maintenance
costs).
This development has been planned for in most of the above listed
aspects per the Kalispell Growth Policy and existing annexation
boundaries. In its completed state, it will provide city taxes to help
cover the additional costs of the expansion of the city services
described above.

ii.

Who would bear these costs, e.g. all taxpayers within the jurisdiction,
people within special taxing districts, or users of a service?
Additional services are not anticipated for this development, but all
property owners and residents living in the city will pay city taxes.

iii.

Can the service providers meet the additional costs given legal or
other constraints, e.g. statutory ceilings on mill levies or bonded
indebtedness?
Additional services are not anticipated.

iv.

Describe off-site costs or costs to other jurisdictions may be
incurred, e.g. development of water sources or construction of a
sewage treatment plant; costs borne by the municipality.

Additional services are not anticipated; the City has already
extended utilities, adjusted impact fees, and planned for this area to be
developed in a similar manner to which is being proposed..

C. Describe how the subdivision allows existing services, through expanded
use, to operate more efficiently, or makes the installation or improvement
of services feasible, e.g. allow installation of a central water system, or
upgrading a rural road.
This property will tie into the existing west side sewer interceptor to the
west of the property, a planned extension. Additionally, the City is
currently constructing a water transmission main in Four Mile Road in
which will serve the development. These services have been extended by
the city of Kalispell in an effort to serve this property along with the
greater west side of Kalispell. The developer will upgrade the existing
gravel road (Four Mile Drive), as well as install city streets internal to the
site with sidewalks and paths to access the development and continue
pedestrian access from the US-93 bypass multi use path.
Source: City of Kalispell.
D. What
i.
ii.
iii.

are the present tax revenues received from the unsubdivided land?
By the County
By the municipality if applicable
By the school(s)

According to tax records, the present tax revenue for the entire parcel
included in the PUD is $3772.59 annually. These revenues currently go to
Flathead County. The subdivision should yield a significant increase in tax
revenue for the City of Kalispell and associated schools through property
upgrades as well as provide city revenue from water and sewer
impact/monthly fees.
Source: Montana Cadastral Mapping, City of Kalispell.
E. Provide the approximate revenues received by each above taxing authority
if the lots are reclassified, and when the lots are all improved and built
upon. Describe any other taxes that would be paid by the subdivision and
into what funds.
It is unclear what the value of the constructed homes will be, however, for
assumption purposes, assume houses with a minimum value of $200,000
which correlates to approximately $2,000 annually in taxes. With 83
residential lots in the Phase One Preliminary Plat, this translates to
approximately $166,000 annually in property taxes alone. This does not
include the tax revenue that will be generated by the multifamily
development or the retail/commercial development.
Source: Montana Cadastral Mapping
F. Would new taxes generated from the subdivision cover additional public
costs?

Yes, it is anticipated that the revenue the City of Kalispell will receive from
property taxes and municipal services (water/sewer/garbage) will cover
additional public costs.
Source: WGM Group
G. How many special improvement districts would be created which would
obligate local government fiscally or administratively? Are any bonding
plans proposed that would affect the local government's bonded
indebtedness?
No special improvement districts are proposed as a part of this preliminary
plat and no bonding plans are specifically proposed with this property.
Source: WGM group
4. Effects on the Historic or Natural Environment
A. Describe and locate on a plat overlay or sketch map known or possible
historic, paleontological, archaeological or cultural sites, structures, or
objects that may be affected by the proposed subdivision.
There are no known historic, paleontological, archaeological, or cultural
sites, structures, or objects that will be affected by this project. The
existing property has been used as farmland historically, and beyond those
used in current farming operations, there are no existing structures
or evidence of former structures that exist on the property. An
environmental site assessment was completed on the property in the
summer of 2019
Source: WGM Group research/Environmental Assessment
B. How would the subdivision affect surface and groundwater, soils, slopes,
vegetation, historical or archaeological features within the subdivision or
on adjacent land? Describe plans to protect these sites.
i.

Would any stream banks or lake shorelines be altered, streams
rechanneled or any surface water contaminated from sewage
treatment systems, run-off carrying sedimentation, or concentration
of pesticides or fertilizers?
No stream banks or channels will be altered as a part of this
development. All proposed units will be connected to the City of
Kalispell’s water and sewer system; no sewage treatment systems
are proposed on site. All runoff from the site will be detained and
treated according to City of Kalispell and DEQ standards, and
discharged at predeveloped rates. Pesticides and fertilizer used for
residential landscaping applications will likely be negligible and
sediment should settle out via the treatment system and storm
water detention.

Source: WGM Group – Onsite visits and information obtained from
the City of Kalispell and Flathead County Public documents.
ii.

Would groundwater supplies likely be contaminated or depleted as a
result of the subdivision?
No wells are proposed as a part of this project; the groundwater will
not be impacted by this development. Additionally, there are no
subsurface discharges such as drain fields present on the site. The
completed development will be connected to City of Kalispell Water
and Sewer.
Source: WGM Group Preliminary Plans

iii.

Would construction of roads or building sites require cuts and fills
on steep slopes or cause erosion on unstable, erodible soils? Would
soils be contaminated by sewage treatment systems?
There are no steep slopes on the existing property. Additionally,
there are no existing or proposed onsite sewage treatment systems.

iv.

Describe the impacts that removal of vegetation would have on soil
erosion, bank, or shoreline instability.
Not applicable.
Source: WGM Group Preliminary Plans

v.

Would the value of significant historical, visual, or open space
features be reduced or eliminated?
No. The existing site is farmland with powerlines along the north
edge of the property; there is no significant historical value
associated with the property. Landscaping will be included as a part
of the open space developments and will improve the site from a
visual perspective.
Source: WGM Preliminary Plans

vi.

Describe possible natural hazards the subdivision could be subject
to, e.g., natural hazards such as flooding, rock, snow or land slides,
high winds, severe wildfires, or difficulties such as shallow bedrock,
high water table, unstable or expansive soils, or excessive slopes.
No. natural hazards out of the ordinary are expected on this
property. The development is proposed outside of the flood plain,
there are no large hillsides present in the vicinity where rocks or
snow could slide from, it is not located in a historically windy area,
there are no adjacent forests susceptible to wildfires, and a
geotechnical investigation of the site has taken place to provide
recommendations for constructing on the site’s soils.

Source: WGM Group – Onsite visits and information obtained from
the City of Kalispell and Flathead County Public documents.
C. How would the subdivision affect visual features within the subdivision or
on adjacent land? Describe anticipated efforts to visually blend the
proposed development with the existing environment, e.g. use of
appropriate building materials, colors, road design, underground utilities,
and revegetation of earthworks.
The subdivision will be constructed to provide a similar feel to other
residential construction in the area. All roads and utilities will be
constructed to City of Kalispell Standards, along with the open space
included and the associated landscaping. The CC and R’s will be written to
help ensure a uniform and aesthetically pleasing residential setting.
Source: WGM discussions with Owner.
5. Effects on Wildlife and Wildlife Habitat
A. Describe what impacts the subdivision or associated improvements would
have on wildlife areas such as big game wintering range, migration routes,
nesting areas, wetlands, or important habitat for rare or endangered
species.
The vast majority of the site is currently used for agriculture and no
endangered species are typically found in these types of properties in this
area.
Source: WGM Group – Onsite visits and information obtained from the City
of Kalispell and Flathead County Public documents.
B. Describe the effect that pets or human activity would have on wildlife.
It is anticipated that all pets within the proposed subdivision will be
controlled through the implementation of fencing or kennel areas. Dogs or
cats at-large will not be tolerated within the proposed development.
Source: WGM Group – Onsite visits and information obtained from the City
of Kalispell and Flathead County Public documents.
6. Effects on the Public Health and Safety
A. Describe any health or safety hazards on or near the subdivision, such as
natural hazards, lack of water, drainage problems, heavy traffic, dilapidated
structures, high pressure gas lines, high voltage power lines, or irrigation
ditches. These conditions, proposed or existing, should be accurately
described with their origin and location identified on a copy of the
preliminary plat.

There are no health or safety hazards on the subject property aside from
Bonneville Power Administration’s (BPA) high voltage lines that pass
adjacent to the north boundary of the property (not through). The location
of these high voltage lines is depicted on the PUD plan. Safety concerns
have been discussed with BPA and the main concern is that development
underneath the lines be limited in nature and limit long term exposure to
electromagnetic fields (EMF). There are no concerns about EMFs outside
the BPA easement depicted on the plans.
Source: Bonneville Power Administration
B. Describe how the subdivision would be subject to hazardous conditions
due to high voltage lines, airports, highways, railroads, dilapidated
structures, high pressure gas lines, irrigation ditches, and adjacent
industrial or mining uses.
Long term exposure to EMFs could have health impacts though there many
studies that show inconclusive results. This high voltage corridor is off the
subject property.
Source: Bonneville Power Administration
C. Describe land uses adjacent to the subdivision and how the subdivision will
affect the adjacent land uses. Identify existing uses such as feed lots,
processing plants, airports or industrial firms that could be subject to
lawsuits or complaints from residents of the subdivision.
Not applicable.
Source: WGM site visits
Source: Google Earth
D. Describe public health or safety hazards, such as dangerous traffic, fire
conditions, or contamination of water supplies that would be created by
the subdivision.
No public safety hazards are anticipated to result from this development.
Source: WGM Group Preliminary Plans
PART III - COMMUNITY IMPACT REPORT
Provide a community impact report containing a statement of estimated number of
people coming into the area as a result of the subdivision, anticipated needs of the
proposed subdivision for public facilities and services, the increased capital and
operating cost to each affected unit of local government. Provide responses to each
of the following questions and provide reference materials as required.
1.

Education and Busing
A. Describe the available educational facilities that would serve this
subdivision.

The project is located in the Glacier High School district and in the West
Valley elementary school and middle school districts.
Source: Google Earth
Source: Kalispell Public Schools
Source: West Valley School District
B. Estimate the number of school children that will be added by the
proposed subdivision.
In Flathead County there is an estimated 2.5 persons per household,
with roughly 22% of Flathead County residents under the age of 18. This
translates to approximately 0.55 children under 18 per household.
There are 275 units proposed, and at full occupancy, this would
translate to 151 children.
Source: US Census Bureau
Provide a statement from the administrator of the affected school
system indicating whether the increased enrollment can be
accommodated by the present personnel and facilities and by the
existing school bus system. If not, estimate the increased expenditures
that would be necessary to do so.
Glacier High School has approximately 1367 students and 77 teachers
per current google data. If all 151 students attended glacier high this
would raise the student to teacher ratio of 18:1 to 20:1.
West Valley School has approximately 412 students and 26 teachers
with a student teacher ratio of 16:1. If all 151 children attended West
Valley School, this would raise this ratio 22:1.
Additional information will be provided upon completion of the
Preliminary Plat and in the design stages of the project.
Source: https://www.publicschoolreview.com
2. Roads and Maintenance
A. Estimate how much daily traffic the subdivision, when fully occupied,
will generate on existing streets and arterials.
A full Traffic Impact study has been included with this preliminary plat
and PUD submittal in Part H: Traffic Impact Study.
B. Describe the capability of existing and proposed roads to safely
accommodate this increased traffic.
A full Traffic Impact study has been included with this preliminary plat
and PUD submittal in Part H: Traffic Impact Study.

C. Describe increased maintenance problems and increased cost due to
this increase in volume.
No increased maintenance aside from normal wear and tear to roads is
anticipated. Paving the two adjacent stretches of Stillwater Road and
Four Mile Drive should reduce maintenance costs as they will require
less maintenance in a paved condition. A full Traffic Impact study has
been included with this preliminary plat and PUD submittal in Part H:
Traffic Impact Study.
D. Describe proposed new public or private access roads including:
i.
Measures for disposing of storm run-off from streets and roads.
A storm water collection system will be installed in all the roads
to collect and convey storm water runoff from roads to either
retention or detention ponds. Full extent of storm water system
will be assessed when design takes place.
ii.

Type of road surface and provisions to be made for dust.
All roads will be asphalt and constructed to City of Kalispell
Standards.
Source: WGM Preliminary Plans
Source: City of Kalispell Standards for Design and Construction

iii.

Facilities for streams or drainage crossing (e.g. culverts, bridges).
Not applicable.

iv.

Seeding of disturbed areas.
Prior to final completion, all disturbed areas will be either seeded
or landscaped to prevent excessive sediment laden runoff from
leaving the site.
Source: WGM Preliminary Plans
Source: City of Kalispell Standards for Design and Construction

E. Describe the closing or modification of any existing roads.
No existing roads will be closed or modified as a part of this project.
Source: WGM Preliminary Plans
F. Explain why road access was not provided within the subdivision, if
access to any individual lot is directly from arterial streets or roads.
Not applicable; all lots are accessed by new interior roads.

G. Is year-round access by conventional automobile over legal rights-ofway available to the subdivision and to all lots and common facilities
within the subdivision? Identify the owners of any private property over
which access to the subdivision will be provided.
Access will be maintained via the subdivision roads year round to allow
residential and postal service access along with BPA access to their
towers and lines.
Source: WGM Preliminary Plans
H. Estimate the cost and completion date of the system, and indicate who
will pay the cost of installation, maintenance and snow removal.
This has yet to be determined. If the roads are turned over to the City
of Kalispell, the owner will pay for the installation and the city will own
and maintain the roads within the subdivision.
3. Water, Sewage, and Solid Waste Facilities
A. Briefly describe the water supply and sewage treatment systems to be
used in serving the proposed subdivision, e.g. methods, capacities,
locations.
Water and sewage systems will be provided by the developer and
turned over to City of Kalispell Public works. The City of Kalispell is
currently constructing a sewer system to collect from the west side of
the valley (the West Side Interceptor Project). This project will include
its own wastewater conveyance system to be connected as a part of
this effort to sewer the west side of the valley and bring wastewater to
the City’s Wastewater treatment plant on the south end of the City.
City water is supplied by a series of wells and storage tanks. A water
Transmission main is slated for spring 2020 construction and will be
available in Four Mile Drive at the south of the project and will be
extended in anticipation of a project at this location.
Source: City of Kalispell West Side Interceptor Plans and Four Mile Drive
Transmission Main Plans
B. Provide information on estimated cost of the system, who will bear the
costs, and how the system will be financed.
The costs will be covered by the developer and investors. Upon
completion and approval, the City of Kalispell will assume ownership of
the water system and sewage conveyance system.
Order of Magnitude Costs for main extensions (services not included):
Water: $500,000
Sewer: $400,000

Source: WGM Group
Source: City of Kalispell
C. Where hook-up to an existing system is proposed, describe estimated
impacts on the existing system, and show evidence that permission has
been granted to hook up to the existing system.
As previously described, water and sewer services to the proposed
development will be provided by extensions of the City of Kalispell
public water supply and sewage collection systems. Until further
engineering is completed it is unknown the extent of water line
extension that is required to provide proper water pressure for the
subdivision. However, it is our understanding that sufficient capacity is
available to serve all proposed development.
Wastewater from the proposed lots will flow through the new
wastewater collection system and tie into the City of Kalispell’s West
Side Interceptor; a project designed specifically to collect and convey
wastewater from this end of the valley and to promote City growth. It
is our understanding that there is sufficient capacity to accommodate
the proposed development.
Permission to extend the City’s water and sewer cannot be granted until
detailed plans and specifications have been reviewed and approved by
the City and the Montana Department of Environmental Quality.
Source: WGM Group – Onsite visits and information obtained from the
City of Kalispell and Flathead County Public Documents.
D. All water supply and sewage treatment plans and specifications will be
reviewed and approved by the Department of Environmental Quality
(DEQ) and should be submitted using the appropriate DEQ application
form.
Not Applicable, no water supply systems or sewer treatment systems
are proposed. Prior to completion, all water and sewer plans will be
submitted to the DEQ and the City of Kalispell for comment and
approval of proposed extensions and connections to the City of
Kalispell water and wastewater systems.
Source: City of Kalispell Design and Construction Standards
Source: Department of Environmental Quality
E. Describe the proposed method of collecting and disposing of solid
waste from the development.
Requests for garbage service will be made upon development
completion and must be directed to the City of Kalispell Public Works

Office. The cost for services is assessed annually for one time per week
pickup and is included in property tax assessments.
Source: WGM Group – Onsite visits and information obtained from the
City of Kalispell.
F. If use of an existing collection system or disposal facility is proposed
indicate the name and location of the facility.
The City of Kalispell Public works department will provide garbage
collection and disposal. This service is included in property taxes that
will result as a part of the built-out development.
4. Fire and Police Protection
A. Describe the fire and police protection services available to the
residents of the proposed subdivision including number of personnel
and number of vehicles or type of facilities for:
i.

Fire protection -- is the proposed subdivision in an existing fire
district? If not, will one be formed or extended? Describe what
fire protection procedures are planned?
The proposed project is located within the City of Kalispell Fire
Department Response Area and is in the city limits boundary. It
will be connected to the City of Kalispell’s public water system
and fire hydrants will be provided throughout the subdivision.
Kalispell has a full-service Fire department staff available 24
hours a day, seven days a week. As a part of subdivision
approval of the water system, Public Works and the Fire Marshall
will review the sizing pressure and location to the hydrants
needed to serve the development. Multi family buildings will
require fire service lines, but will need to be sized based on
demand which has yet to be determined.
Fire Station 62 is located in North Kalispell on Old Reserve Drive
and is less than a two mile drive away from the subject property.
Source: City of Kalispell Fire Department website and City of
Kalispell Design Standards

ii.

Law Enforcement protection –is the proposed subdivision within
the jurisdiction of a County Sheriff or municipal policy
department?
The City of Kalispell Police department will assume jurisdiction of
the proposed development as it is currently within the city limits
boundaries.

Source: City of Kalispell Police
Source: Kalispell Building and Planning Department GIS
B. Can the fire and police protection service needs of the proposed
subdivision be met by present personnel and facilities? If not, describe
the additional expenses that would be necessary to make these services
adequate, and who would pay the costs?
The City of Kalispell should be adequately staffed to accommodate the
development. As this project will be incorporated into the city, the
additional police service would be covered by City of Kalispell.
Source: City of Kalispell
5. Parks and Recreation Facilities
A. Describe park and recreation facilities to be provided within the
proposed subdivision and other recreational facilities that will serve the
subdivision.
A total of 4.32 acres of Openspace/park area has been included as a
part of the layout. Those parks are broken out as follows:
Central Park
1.92 Acres
Western Linear Park
0.62 Acres
Eastern Linear Park
0.30 Acres
Pocket Park
0.70 Acres
Walk through Park
0.14 Acres
Entrance Monument Area 1
0.07 Acres
Entrance Monument Area 2
0.03 Acres
Clubhouse Park
0.54 Acres
Open space and park space has been designated throughout the
development. The single-family residential phase of the development is
served by a 1.92-acre central park. On the east side of the site, the
development includes a 0.70-acre pocket park and 0.54-acre clubhouse
park. An additional 0.38-acre linear park is at the west entrance of the
site and on the north side of the multi family residential site there is
another 0.30 acre linear aprk. The specific types of amenities included
with these open space areas have yet to be determined, but will include
picnic tables, playgrounds, benches, and landscaping. The development
also includes a walking path linking the open space areas and access to
the Bonneville Power Easement where it is anticipated a future trail
system will be constructed.
Source: WGM Preliminary Plans
B. List other parks and recreation facilities or sites in the area and their
approximate distance from the site.

The Kalispell Kidsports Complex is located a half mile to the east of the
project site. Northridge Park is located 1.2 miles to the southeast.
Westview Park is located 1.5 miles to the northeast. Sunset Park is
located 1.6 miles to the southeast.
Source: Google Earth
C. If cash-in-lieu of parkland is proposed, state the purchase price per acre
or current market value (values stated must be no more than 12 months
old).
The property was roughly valued at $218,000/28.2 acres or
$7,730/acre. The intention is to provide adequate amenities to account
for any deficiencies in park area. The developer plans to install a
clubhouse ($150,000) to serve the single family side, as well as a
second one on the multifamily side ($150,000), playground equipment
($15,000+), benches ($500), Picnic Tables ($600). Specifics will be
determined during design and landscape planning.
Source: Owner, WGM Preliminary Plans.
6. Payment for Extension of Capital Facilities
A. Indicate how the subdivider will pay for the cost of extending capital
facilities resulting from expected impacts directly attributable to the
subdivision.
The developer will use a combination of investors and (or) construction
loans from lending institutions to raise the capital to build the
infrastructure required for the planned unit development.
Source: Owner
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ALTA COMMITMENT FOR TITLE INSURANCE

Issued By
OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
NOTICE
IMPORTANT – READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE POLICIES. ALL CLAIMS
OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS COMMITMENT OR THE POLICY MUST BE BASED
SOLELY IN CONTRACT.
THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR
OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILTY OF THE
TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT
OF THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.
THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED IDENTIFIED IN SCHEDULE A
IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE COMPANY HAS NO LIABILITY OR OBLIGATION
INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY
Subject to the Notice; Schedule B, Part I – Requirements; Schedule B, Part II – Exceptions; and the Commitment Conditions, Old Republic
National Title Insurance Company, a Florida Corporation (the “Company”), commits to issue the Policy according to the terms and
provisions of this Commitment. This Commitment is effective as of the Commitment Date shown in Schedule A for each Policy described in
Schedule A, only when the Company has entered in Schedule A both the specified dollar amount as the Proposed Policy Amount and the
name of the Proposed Insured.
If all of the Schedule B, Part I – Requirements have not been met within six months after the Commitment Date, this Commitment terminates
and the Company’s liability and obligation end.

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.
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. 725878-FT
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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.

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. 725878-FT
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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.

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
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Copyright 2006-2016 American Land Title Association. All rights reserved.
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are prohibited. Reprinted under license from the American Land Title Association.
File No. 725878-FT

Page 3 of 10

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

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.: 725878-FT
Property Address: 430 Stillwater Rd, Kalispell, MT 59901
Revision No.: 1

SCHEDULE A
1.

Commitment Date: June 03, 2019 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: 430 Stillwater Road, LLC, a Montana limited
liability company
Proposed Policy Amount: $1,200,000.00
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:
Grosswiler Dairy, Inc., a Montana corporation

2745.50

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.
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5.

The Land is described as follows:
TRACT 1 OF CERTIFICATE OF SURVEY NO. ___________, SITUATED, LYING AND BEING IN
THE SOUTH HALF OF THE SOUTHEAST QUARTER OF SECTION 35, TOWNSHIP 29 NORTH,
RANGE 22 WEST, P.M.M., FLATHEAD COUNTY, MONTANA.

By:

Authorized Countersignature

(This Schedule A valid only when Schedule B is attached.)
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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.

7.

We require a survey being filed with the county clerk and recorder prior to or at closing.

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
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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.

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

2019 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
2018

1st Half
$3505.48 PAID

2nd Half
$3505.44 PAID

Parcel Number
0309915
(Covers Prem. &OP)

11.

Easement for telephones granted to Mountain States Power Company, recorded March 30, 1954, as
Instrument No. 1536.

12.

Sixty foot declared county roads (Stillwater Road and Four Mile Drive) as shown on available county
assessor maps.

13.

Easement for communications system granted to American Telephone and Telegraph Company
recorded May 4, 1994, as Instrument No. 94-124-09350.

14.

Easement for communications system granted to American Telephone and Telegraph Company
recorded May 4, 1994, as Instrument No. 94-124-09360.

15.

Mortgage datedFebruary 23, 2006, to secure an original indebtedness of $1,000,000.00, and any other
amounts and/or obligations secured thereby.
Recorded: March 1, 2006, as Instrument No. 2006-060-08400
Mortgagor: Grosswiler Dairy, Inc.
Mortgagee: Whitefish Credit Union
(Covers premises and other property)
Modification Agreement recorded October 18, 2010, as Doc. No. 2010-000-23943.
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16.

Latecomers Agreement upon the terms, conditions and provisions contained therein:
Parties: Owl Corporation and the City of Kalispell
Recorded: May 5, 2006, as Doc. No. 2006-125-09030
Amendment to Latecomers Agreement recorded May 18, 2011, as Doc. No. 2011-000-10329.
Memorandum of Understanding in connection to above agreement, recorded August 16, 2011, as
Doc. No. 2011-000-16731.

17.

Resolution No. 5215A by the City of Kalispell for the Starling Growth Policy Amendment filed July 24,
2007, as Doc. No. 2007-000-22049.

18.

Resolution No. 5216 by the City of Kalispell for annexation filed August 15, 2007, as Doc. No. 2007000-24779.

19.

Petition to Annex and Notice of Withdrawal from Rural Fire District filed August 15, 2007, as Doc.
No. 2007-000-24780.

20.

Ordinance No. 1618 by the City of Kalispell for zoning change filed April 10, 2009, as Doc. No. 2009000-09935.

21.

Property Use and Restriction Agreement upon the terms, conditions and provisions contained therein:
Parties: Cyncat, Inc., CPG & Associates, Inc., Grosswiler Dairy, Inc. AND Aspen Stillwater
Properties, LLC
Recorded: November 18, 2014, as Doc. No. 2014-000-23619
(Covers premises and other property)

22.

Easement for Road and Utilities granted to City of Kalispell, recorded April 25, 2019 as Doc. No. 2019000-07623.

23.

Reimbursement Agreement upon the terms, conditions and provisions contained therein:
Parties: Grosswiler Dairy, Inc., etal
Recorded: May 15, 2019, as Doc. No. 2019-000-09099
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INFORMATIONAL NOTES
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Phase I Environmental Site Assessment
Stillwater Rd, Kalispell, MT
WGM Project Number: 19-06-09
Client: 430 Stillwater Road, LLC
6.24.2019
1111 East Broadway, Missoula, MT 59802 I OFFICE 406.728.4611 I EMAIL wgm@wgmgroup.com

REPORT DATE:
June 24, 2019
AUTHOR:
Michael J. Smith, P.E.
Environmental Project Engineer
WGM Group, Inc.

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

REGULATORY AND TECHNICAL
ACRONYMS
AAI

All Appropriate Inquiry

ACBM

Asbestos-Containing Building Materials

ASTM

American Society for the Testing and Materials

AST

Aboveground Storage Tank

AULs

Activity and Use Limitations

CECRA

Comprehensive Environmental Cleanup and Responsibility Act

CERCLA

Comprehensive Environmental Response, Compensation and Liability Act

CERCLIS

Comprehensive Environmental Response, Compensation and Liability
Information System

CORRACTS

Corrective Action Report under RCRA

CREC

Controlled Recognized Environmental Condition

DEQ

Department of Environmental Quality

EPA

U.S. Environmental Protection Agency

ERNS

Emergency Response Notification System

ESA

Environmental Site Assessment

HREC

Historical Recognized Environmental Condition

LBP

Lead-Based Paint

LLP

Landowner Liability Protection

LUST

Leaking Underground Storage Tank

MDT

Montana Department of Transportation

MSD

Minimum Search Distance

MSL

Mean Sea Level

NFRAP

No Further Remedial Action Planned under CERCLA

NPL

National Priorities List

PCB

Polychlorinated Biphenyl

REC

Recognized Environmental Conditions

RCRA

Resource Conservation and Recovery Act

TSDF

Treatment, Storage or Disposal Facility for Hazardous Waste

USGS

United States Geological Survey

UST

Underground Storage Tank

VCRA

Voluntary Cleanup and Redevelopment Act

WQA

Water Quality Act

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

EXECUTIVE SUMMARY
In accordance with WGM Group, Inc.’s (WGM) June 10, 2019 contract, WGM performed
a Phase I Environmental Site Assessment (ESA) of a portion of the Grosswiler Dairy
Property located at 430 Stillwater Road (Subject Property) in Kalispell, Montana. This
ESA is certified for 430 Stillwater Road, LLC (Client) and was conducted in accordance
with Standard E 1527-13 issued by the American Society for Testing and Materials
(ASTM) and conforms to the U.S. Environmental Protection Agency’s Standards and
Practices for All Appropriate Inquiries - Final Rule, published November 6, 2013.
The purpose of this ESA is to identify Recognized Environmental Conditions (RECs), if
any, in connection with the Subject Property. A REC, as defined by ASTM Standard
E 1527-13, is the presence or likely presence of any hazardous substances or petroleum
products in, on, or at a property: (1) due to any release to the environment; (2) under
conditions indicative of a release to the environment; or (3) under conditions that pose
a material threat of a future release to the environment. Environmental conditions
determined to be de minimis are not RECs.
Based on the ESA, WGM identified one REC and one de minimis condition for the
Subject Property: the presence of the heating oil UST near the single family residence
is considered a REC for the property; the presence of multiple full or partially full
chemical and petroleum product containers, including one that had leaked a small
quantity of roofing tar on the ground, is considered a de minimis condition for the
Subject Property.
WGM recommends that the heating oil UST be emptied and removed by a certified
UST removal contractor in accordance with all applicable laws and regulations. WGM
also recommends that all full, partially full, and empty chemical and petroleum
containers be removed from the Subject Property and properly disposed.
It is WGM’s opinion that no further assessment relative to presence or likely presence
of hazardous substances and petroleum products on the Subject Property is warranted
at this time. However, if, during removal of the heating oil UST, there is evidence
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observed of a petroleum release from the UST, WGM recommends that all available
information be evaluated and additional investigation be considered as necessary.
WGM's ESA was performed in accordance with generally accepted practices of the
profession undertaken in similar studies at the same time and in the same geographical
area, and WGM observed that degree of care and skill generally exercised by the
profession under similar circumstances and conditions.
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1.0 INTRODUCTION
In accordance with WGM Group, Inc.’s (WGM) June 10, 2019 contract, WGM performed
a Phase I Environmental Site Assessment (ESA) of a portion of the Grosswiler Dairy
Property located at 430 Stillwater Road (Subject Property) in Kalispell, Montana. This
ESA is certified for 430 Stillwater Road, LLC (Client) and was conducted in accordance
with Standard E 1527-13 issued by the American Society for Testing and Materials
(ASTM) and conforms to the U.S. Environmental Protection Agency’s (EPA’s)
Standards and Practices for All Appropriate Inquiries - Final Rule, published November
6, 2013.
The Subject Property area is the tract of land bounded by Stillwater Road, Four Mile
Drive, and the Bonneville Power line corridor. It is approximately 31.66-acres in size
and is located in Section 35, Township 29 North, Range 22 West, Kalispell, Montana.
The property was recently in use as a Dairy Farm. Appendix A includes details
regarding Subject Property boundaries. A location map, site map, and a topographic
map are included in Appendix B.
The purpose of this ESA is to identify Recognized Environmental Conditions (RECs), if
any, in connection with the Subject Property. A REC, as defined by ASTM Standard
E 1527-13, is the presence or likely presence of any hazardous substances or petroleum
products in, on, or at a property: (1) due to any release to the environment; (2) under
conditions indicative of a release to the environment; or (3) under conditions that pose
a material threat of a future release to the environment. Environmental conditions
determined to be de minimis are not RECs.
A review of regulatory records was obtained from Environmental Data Research, LLC
(EDR) and is included in Appendix C. A site visit was completed by WGM’s on June
17, 2019 by Stephanie Reynolds, P.E. The site reconnaissance and existing conditions
are discussed in Section 4.0 and site photos are included in Appendix D.
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1.1 PURPOSE
The purpose of this ESA is to identify current and historical RECs regarding the Subject
Property. ASTM Standard E 1527-13 states that: “This practice is intended for use on a
voluntary basis by parties who wish to assess the environmental condition of
commercial real estate considering commonly known and reasonably ascertainable
information. While use of this practice is intended to constitute all appropriate inquiry
for the purposes of landowner liability protection, it is not intended that its use be
limited to that purpose. This practice is intended primarily as an approach to conduct
an inquiry designed to identify recognized environmental conditions in connection
with a property.”

1.2 SIGNIFICANT ASSUMPTIONS
WGM assumes that all information obtained from others regarding the Subject
Property is correct and complete, that the Client and the current owner of the property
have provided WGM with all reasonably ascertainable prior environmental information
concerning the property, and that this report will be read in its entirety. This report is
an instrument of service of WGM and includes limited research, a review of specified
and reasonably ascertainable listings, and site reconnaissance to identify RECs in
general accordance with ASTM Standard E 1527-13; however, this investigation may
reflect additional or reduced services or service enhancements requested or
authorized by the Client.
WGM’s Phase I ESA was performed in accordance with generally accepted practices
of the profession undertaken in similar studies at the same time and in the same
geographical area, and WGM observed that degree of care and skill generally
exercised by the profession under similar circumstances and conditions.
This report is not a comprehensive site characterization or regulatory compliance audit
and should not be construed as such. The opinions presented in this report are based
upon findings derived from site reconnaissance, a review of specified records, and
sources and comments made by interviewees. Specifically, WGM does not and cannot
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represent that the Subject Property contains no hazardous or toxic materials,
products, or other latent conditions beyond that observed by WGM during its site
assessment. Further, the services herein shall in no way be construed, designed, or
intended to be relied upon as legal interpretation or advice.

1.2.1 RECS
RECs are defined under the ASTM standard as: “the presence or likely presence of
any hazardous substances or petroleum products on a site under conditions that
indicate an existing release, a past release, or a material threat of release of any
hazardous substances or petroleum products into structures on the property or
into the ground, groundwater or surface water of the property. The term is not
intended to include de minimis conditions that generally do not present a threat to
human health or the environment and that generally would not be the subject of an
enforcement action if brought to the attention of appropriate governmental
agencies.”

1.2.2 HRECS
Historical Recognized Environmental Conditions (HRECs) are defined under the
ASTM standard as “a past release of any hazardous substances or petroleum
products that has occurred in connection with the property and has been
addressed to the satisfaction of the applicable regulatory authority or meeting
unrestricted use criteria established by a regulatory authority, without subjecting
the property to any required controls (for example, property use restrictions,
activity and use limitations, institutional controls, or engineering controls).” An
HREC may or may not be determined to be a REC for a Subject Property at the
time of the assessment.

1.2.3 CRECS
Controlled Recognized Environmental Conditions (CRECs) are RECs resulting from
a past release of hazardous substances or petroleum products that have been
addressed to the satisfaction of the applicable regulatory authority (for example,
as evidenced by the issuance of a no further action letter or equivalent, or meeting
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risk-based criteria established by regulatory authority), with hazardous substances
or petroleum products allowed to remain in place subject to the implementation of
required controls (for example, property use restrictions, activity and use
limitations, institutional controls, or engineering controls). CRECs are considered to
be RECs for a Subject Property at the time of the assessment.

1.2.4 DATA GAPS
A data gap is a lack of or inability to obtain information required by ASTM Standard
E 1527-13 despite good faith efforts by the environmental professional to gather
such information. Data gaps may result from incompleteness in any of the activities
required by ASTM Standard E 1527-13, including, but not limited to site
reconnaissance (for example, an inability to conduct the site visit), and interviews
(for example, an inability to interview the key site manager, regulatory officials,
etc.).
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2.0 LIMITATIONS OF ASSESSMENT
This ESA was conducted solely for the Client and is nontransferable. The Client may
not assign, transfer, or convey this ESA to another person or entity without the prior
written consent of WGM. No person or entity who is not a party to this contract may
rely on this ESA for any purpose.
There are inherent limitations associated with ESAs. For example, this ESA did not
include any inquiry with respect to radon, methane, asbestos, mold, lead in drinking
water, or other services or potential conditions or features not specifically identified
and discussed herein. WGM is providing information about some of the limitations
inherent with this ESA solely to assist the Client with identifying and thereby managing
some of the risks. These risks can potentially be mitigated—but never completely
eliminated—through additional research. WGM will, upon the Client’s request, advise
the Client of the additional research which the Client may want to consider and the
associated costs. If the Client does not request the additional research or if the Client
does not ask about the additional research that can be done, then WGM will not do
the additional research. In those instances where additional services or service
enhancements are included in the report as requested or authorized by the Client,
some of the specific limitations attendant to those services are presented in the text
of the report itself.
The findings and opinions conveyed via this ESA report are based upon information
obtained at a particular date from a variety of sources enumerated herein, and which
WGM believes are reliable. Nonetheless, WGM cannot and does not warrant the
authenticity or reliability of the information sources it has relied upon.
This report represents WGM’s service to the Client as of the report date. In this regard,
the report constitutes WGM’s final document, and the text of the report may not be
altered in any manner after final issuance of the same. Opinions relative to
environmental conditions given in this report are based upon information derived from
the most recent site reconnaissance date and from other activities described herein.

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

5

The Client is herewith advised that the conditions observed by WGM are subject to
change. Certain indicators of the presence of hazardous materials may have been
latent or not present at the time of the most recent site reconnaissance and may have
subsequently become observable. In a similar manner, the research effort conducted
for an ESA is limited. Accordingly, it is possible that WGM Group’s research, while fully
appropriate for an ESA and in compliance with the scope of services, may not include
other important information sources. Assuming such sources exist, their information
could not have been considered in the formulation of our findings and conclusions.
This report is not a comprehensive site characterization or regulatory compliance audit
and should not be construed as such. The opinions presented in this report are based
upon findings derived from site reconnaissance, a review of specified records, and
sources and comments made by interviewees. Specifically, WGM does not and cannot
represent that the Subject Property contains no hazardous or toxic materials,
products, or other latent conditions beyond that observed by WGM during its site
assessment. Further, the services herein shall in no way be construed, designed, or
intended to be relied upon as legal interpretation or advice.
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3.0 RECORDS REVIEW
WGM obtained and reviewed historical records to assist in identification of RECs
regarding the Subject Property.

3.1 PHYSICAL SETTING INFORMATION
The Subject Property at 430 Stillwater Road in Kalispell, Flathead County, Montana.
The area is the tract of land bounded by Stillwater Road, Four Mile Drive, and the
Bonneville Power line corridor. It is approximately 31.66-acres in size and is located in
Section 35, Township 29 North, Range 22 West, Kalispell, Montana. A location map,
site map, and topographic map are included in Appendix B.
The physical setting of the Subject Property and adjoining properties were observed
during a site visit on June 17, 2019 by Stephanie Reynolds, P.E., under the supervision
of WGM’s Environmental Professional, Michael Smith, P.E. Published reports and maps
containing information related to topography, soil conditions, and geologic features
were also reviewed. This information was used to predict contaminant movement in
the environment. The overall condition of the site was observed to be fair to good.

3.1.1 TOPOGRAPHY
A topographic map for the Subject Property and nearby vicinity was obtained from
Montana Digital Library. There are glacial drumlins in the vicinity of the Subject
Property which create slight undulations in topography. The average elevation at
the Subject Property is approximately 3,046 feet above mean sea level. A Topo
Map of the Subject Property is included in Appendix B.

3.1.2 REGIONAL AND SITE GEOLOGY/HYDROGEOLOGY
During the Late Pleistocene Epoch, between 126 to 11.7 million years ago, the
Flathead Lobe of the Cordilleran Ice Sheet covered the Flathead Valley and
terminated at the southern shore of present-day Flathead Lake. Meltwater from the
Flathead Lobe scoured and filled the Flathead Valley with glacial till and outwash,
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and in addition created multiple glacial drumlins near the Subject Property. The
subject property is located within the Kalispell aquifer subarea of the Flathead
Valley. Based on the local topography, the orientation and influence of the nearest
significant surface water body (the Stillwater River), and local and regional
knowledge, near-surface groundwater flow at the Subject Property is assumed to
be generally flowing toward the river, in a southeasterly direction.

3.1.3 SOIL CONDITIONS
The majority of the Subject Property is underlain by the Prospect stony loam soil
unit. The unit is classified as well drained and characteristic of river moraine
landforms with glacial till parent material. The southeast corner of the Subject
Property contains Blachard very fine sandy loam, characteristic of dune landforms
of eolian deposits. The Kalispell loam soil unit underlies the northeastern corner of
the Subject Property. Kalispell loam soils are typically found in terrace landform
and contain alluvium parent material. A Custom Soil Resource Report was
generated from the Natural Resources Conservation Service (NRCS) database and
is included in Appendix C.

3.2 PREVIOUS ENVIRONMENTAL REPORTS
No previous environmental reports associated with the Subject Property were
identified.

3.3 LIENS AND/OR USE LIMITATIONS
No environmental liens or activity and use limitations were identified by EDR with
respect to the Subject Property.

3.4 HISTORICAL USE INFORMATION
Historical use information for the Subject Property and adjoining properties was
obtained by reviewing reasonably available and ascertainable historical sources
including but not limited to:
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•

Interviews,

•

Sanborn maps,

•

Historical aerial photos, and

•

Additional sources listed below.

This information is used to identify the likelihood that historical uses may have led to
potential RECs in connection with the Subject Property.

3.4.1 SANBORN FIRE INSURANCE MAPS
From 1867 to the 1970s, the Sanborn Map Company produced maps to aid in the
assessment of fire insurance liability for urbanized commercial and industrial
districts in the United States. The maps included property boundaries, building
locations, street names and natural features, and have become a valuable resource
for historical research. No Sanborn Maps were identified for the Subject Property
in EDR’s proprietary Sanborn Library collection.

3.4.2 AERIAL PHOTOS
Reasonably available aerial images of the Subject Property and vicinity were
reviewed to evaluate the Subject Property over time and the potential for RECs.
Aerial photographs from 1946 through 2017 were reviewed. Copies of these aerial
photographs are provided in Appendix C.
The review of aerial photographs indicates that historically, the site has been used
as a farm since at least 1946. The Subject Property has changed very little, as the
layout and characteristics of the Subject Property and adjoining properties have
not changed since 1946. A description of current property use is included in Section
4.0. No RECs were identified during the review of aerial photographs.
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3.5 REGULATORY REVIEW
The purpose of the regulatory records review is to assess reasonably available records
that will help identify potential RECs in connection with the Subject Property. In
Montana, these records are chiefly maintained by the EPA and the Montana
Department of Environmental Quality (DEQ). Some records pertain not only to the
Subject Property, but also to properties within an additional approximate search
distance in order to help assess the likelihood of potential environmental concerns
from migrating hazardous substances of petroleum products. Unless stated otherwise,
the approximate minimum search distances used are specified in ASTM E 1527-13.
A search of available federal and state environmental records was completed using
the sources cited in Section 8.0, including the specific government records searched
by EDR (included in Appendix C) and the online-accessible EPA, DEQ, and local
databases. As shown in the table below, only applicable facility was identified within
the standard search distances noted in ASTM E 1527-13.
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DATABASE REVIEW:
REGULATED FACILITIES IN VICINITY OF SUBJECT PROPERTY
Search
Radius

Facility

1.0 mile

Federal CERCLIS and NPL Sites, including delisted NPL
Sites

0

0.5 miles

Federal CERCLIS NFRAP Sites (SEMS-ARCHIVE)

0

1.0 mile

Federal RCRA CORRACTS Facility Sites (CORRACTS)

0

0.5 mile

Federal RCRA non-CORRACTS TSD Facility Sites
(RCRA TSDF)

0

Quantity1

Property and
Federal RCRA Generators Sites (RCRA LQG, RCRA
Adjoining Properties SQG)

0

Property

Federal Institutional Control/Engineering Control
Registry Sites (LUCIS, US ENG CONTROLS, US INST
CONTROLS)

0

Property

Federal ERNS List Sites (ERNS)

0

1.0 mile

State and Tribal Equivalent NPL and CERCLIS Sites,
including DEL SHWS and SHWS

4

0.5 miles

State and Tribal Eq. landfill and/or Solid Waste Disposal
Sites (SWF/LF)

0

0.5 miles

State and Tribal LUST Sites

0

Property and
State and Tribal Registered Storage Tank Sites
Adjoining Properties

1

2

Property

State and Tribal Institutional Control/Engineering
Control Registry Sites (INST CONTROL)

0

0.5 miles

State and Tribal Brownfield Sites

0

1
2

Sites that were identified by EDR but located outside the minimum search distance are not
included in the table.
Identified tank is not registered, see Section 3.5.1 for details

3.5.1 MONTANA AND TRIBAL REGISTERED UST FACILITIES
Underground Storage Tank (UST) facilities are those where there are or were
registered USTs. Unless these facilities are also listed on DEQ’s LUST facility list,
they have no known contamination issues associated with them, but are identified
here for informational purposes. The DEQ and Indian databases were searched by
EDR for UST facilities within a quarter-mile radius of the subject property.
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RESULTS: No registered UST facilities were identified by EDR on the Subject
Property or on the adjoining properties; however, one unregistered UST was
identified on the Subject Property. USTs installed prior to 1989 are not required to
be registered with the DEQ. According to EDR and the DEQ database, the identified
UST is a 300-gallon heating oil UST installed in 1970. This UST is a bare steel tank
with no secondary containment or leak-detection capabilities.
Due to the age, materials of construction, and contents of this UST, it is considered
a REC for the subject property. See Section 6.1 for recommendations regarding
RECs and de minimis conditions.
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4.0 SITE RECONNAISSANCE
The objective of the site reconnaissance is to obtain information indicating the
likelihood of identified RECs in connection with the Subject Property that are not
obstructed by bodies of water, adjacent buildings, or other obstacles.

4.1 SITE OBSERVATIONS
The Subject Property and adjoining properties were visually observed on June 17, 2019
by Stephanie Reynolds, P.E. The purpose of site reconnaissance was to obtain
information indicating the potential presence of RECs in connection with the Subject
Property. The Subject Property is owned by the Grosswiler Dairy, Inc. Tanner Marvin is
related to the family that owns the property and he provided access as the Key Site
Manager for this ESA.

4.1.1 SITE OVERVIEW AND CURRENT USE
The Subject Property is currently functioning as a farming operation and singlefamily residence. According to Montana Cadastral, the Subject Property is a single
parcel, approximately 31.66 acres in size and is currently owned by Grosswiler
Dairy, Inc. There are several buildings on the property and some of them are
currently undergoing demolition (refer to the Site Map included in Appendix B).
An existing septic system to the north serves the residence. There is one 500-gallon
propane tank located between the residence and the garage. A portable 5-lb.
propane tank was observed in the storage shed. A standpipe was observed
adjacent to the single family residence; this vent pipe is connected to the buried
heating oil tank (see Section 3.5.1) that provides fuel to the furnace inside the
residence.
There were a number of buildings on the Subject Property currently undergoing
demolition. The barnwood (which is being salvaged for resale), and the galvanized
metal roofing siding are being stockpiled on the property during the demolition
activities. As this is a working farm, there were several herbicide and chemical
STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

13

containers in a variety of sizes observed on the property. Most containers were
empty or nearly empty, except for one approximately 5-gallon container that
appeared to be full. Several 55-gallon drums were also present; all appeared to be
empty.
There were also a number of motor oil, tractor hydraulic fluid, portable gasoline
containers, and lubricant containers used for farming equipment observed on the
Subject Property, located near the tool shed east of the dairy building currently
being demolished; they were all less than 5 gallons in size. There was a partially full,
5-gallon container of roofing tar that had recently been moved to a plywood board;
a small quantity (less than 3 gallons) of the tar appeared to have leaked onto the
board and adjacent grass. A variety of tools and equipment were stored in the
garage and tool shed. Photo documentation of all site observations can be found
in Appendix D and a Site map with key features identified can be found in
Appendix C.
No RECs were identified during site reconnaissance activities. However, the
observations of the multiple chemical and petroleum containers on the Subject
Property constitutes a de minimis condition. De minimis conditions are defined
under the ASTM standard as conditions that generally do not present a threat to
human health or the environment and that generally would not be the subject of an
enforcement action if brought to the attention of appropriate governmental
agencies. Conditions determined to be de minimis conditions are not RECs. See
Section 6.1 for recommendations regarding RECs and de minimis conditions.

4.1.2 DESCRIPTION OF SPECIFIC SITE FEATURES
SOURCE OF DRINKING WATER/WELLS
There are several wells on the Subject Property; most were located west of the
residence. It appeared that a smaller private drinking water well and separate well
house with pressure tank and piping provide drinking water to the single-family
residence. There is also a large irrigation well on the Subject Property adjacent to
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Stillwater Road that provides irrigation water to the farmland on and surrounding
the Subject Property.
SEWAGE DISPOSAL/SEPTIC SYSTEM
The Subject Property is connected to a private drainfield septic system which is
connected only to the single-family residence.
PITS, PONDS, OR LAGOONS
No pits, ponds, or lagoons were observed on the property.

4.2 ADJOINING PROPERTIES OBSERVATIONS
Reconnaissance of adjoining properties was performed by viewing land use from legal
boundaries and reviewing aerial photos and Montana Cadastral records. Adjoining
properties were visually examined from public access rights-of-way to make a cursory
assessment of the current land use and its potential for RECs that may have an impact
on the Subject Property. The area surrounding the Subject Property is primarily
farmland with some residential properties; US Alternative Route 93 runs north-south
just under 0.25 miles east of the Subject Property. Appendix B includes a site Map,
and a Location Map of the Subject Property.
Based on observations of adjoining properties and associated research, there are no
apparent RECs in relation to the Subject Property.

4.3 INTERVIEWS
A key site manager is defined in ASTM E 1527-13 as a person “having good knowledge
of the uses and physical characteristics of the property.” Tanner Marvin, a relative of
the current owner of the Subject Property, was the Key Site Manager for the Subject
Property for the purposes of this ESA report. Mr. Marvin has been involved in
operations within the Subject Property for over twenty years. He provided valuable
information for this assessment and his assistance is appreciated. Based on the nature
of the property and the information collected regarding historical uses, no RECs were
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identified the Subject Property. Appendix F includes a questionnaire that Mr. Marvin
completed for the ESA.
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5.0 DISCUSSION AND FINDINGS
This ESA included records review, site reconnaissance, personnel interviews, review of
historical maps, and permit reviews intended to assess the environmental condition of
commercial real estate taking into account commonly known and reasonably
ascertainable information.

5.1 DATA GAPS
A data gap is the lack of or inability to obtain information required by ASTM Standard
E 1527-13 despite good faith efforts to gather such information. Data gaps may result
from incompleteness in any of the activities required by ASTM Standard E 1527-13,
including, but not limited to, site reconnaissance. No data gaps were identified in this
ESA.

5.2 RECS
RECs are defined under the ASTM standard as: “the presence or likely presence of any
hazardous substances or petroleum products on a site under conditions that indicate
an existing release, a past release, or a material threat of release of any hazardous
substances or petroleum products into structures on the property or into the ground,
groundwater, or surface water of the property. The term is not intended to include de
minimis conditions that generally do not present a threat to human health or the
environment and that generally would not be the subject of an enforcement action if
brought to the attention of appropriate governmental agencies.”
One REC was identified. The presence of the heating oil UST near the single family
residence is considered a REC for the Subject Property. See Section 6.1 for
recommendations regarding RECs and de minimis conditions.
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5.3 DE MINIMIS CONDITIONS
De minimis conditions are defined under the ASTM standard as conditions that
generally do not present a threat to human health or the environment and that
generally would not be the subject of an enforcement action if brought to the attention
of appropriate governmental agencies. Conditions determined to be de minimis
conditions are not RECs.
One de minimis condition was identified for the Subject Property. The presence of
multiple full or partially full chemical and petroleum product containers, including one
that had leaked a small quantity of roofing tar on the ground is considered a de minimis
condition. See Section 6.1 for recommendations regarding RECs and de minimis
conditions.
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6.0 CONCLUSIONS
On behalf of the Client, WGM conducted an ESA of the Stillwater Road property in
Kalispell, Montana. The ESA was conducted in general accordance with ASTM
Standard E 1527-13 and conforms to the EPA’s Standards and Practices for AAI – Final
Rule published November 2013. Any exceptions to or deletions from this practice are
presented in the appropriate sections of this report.
One REC, as defined by ASTM Standard E 1527-13, and one de minimis condition were
identified for the Subject Property during this ESA. The presence of the heating oil UST
near the single family residence is considered a REC, and the presence of multiple full
or partially full chemical and petroleum product containers, including one that had
leaked a small quantity of roofing tar on the ground, is considered a de minimis
condition for the Subject Property.

6.1 OPINION AND RECOMMENDATIONS
WGM’s ESA was performed in accordance with generally accepted practices of the
profession undertaken in similar studies at the same time and in the same geographical
area, and WGM observed that degree of care and skill generally exercised by the
profession under similar circumstances and conditions.
Based on the findings of this ESA, it is WGM’s opinion that the presence of the heating
oil UST near the single family residence represents a condition that presents a material
threat of release of petroleum products on the property or into the ground,
groundwater, or surface water of the property. Therefore, it is the opinion of WGM that
this condition is a REC for the Subject Property. WGM recommends that the heating
oil UST be emptied and removed by a certified UST removal contractor in accordance
with all applicable laws and regulations, and, if it is the intention to continue to use
heating oil at the residence, that the old UST be replaced with a new, dual-containment
UST equipped with leak detection. WGM also recommends that all full, partially full,
and empty chemical and petroleum containers be removed from the Subject Property
and properly disposed. If left on-site, the potential for leaks and releases could present
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adverse conditions for development of the Subject Property. WGM also recommends
that the small quantity of roofing tar observed on the plywood board and the grass
(see Section 4.1.1) be removed, along with any stained soils resulting from the leakage.
It is WGM’s opinion that no further assessment relative to presence or likely presence
of hazardous substances and petroleum products on the Subject Property is warranted
at this time. However, if, during removal of the heating oil UST, there is evidence
observed of a petroleum release from the UST, WGM recommends that all available
information be evaluated and additional investigation be considered as necessary.
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7.0 ENVIRONMENTAL PROFESSIONAL
STATEMENT
I declare that, to the best of my professional knowledge and belief, I meet the definition
of Environmental Professional as defined in 312.10 of 40 CFR 312 and I have the specific
qualifications based on education, training, and experience to assess a property of the
nature, history, and setting of the Subject Property.
I have developed and performed the all appropriate inquiry in conformance with the
standards and practices set forth in 40 CFR Part 312.

6/24/2019
Michael J. Smith, P.E.
Environmental Project Engineer
WGM Group, Inc.
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Michael Smith, P.E.
Environmental Project Engineer
LICENSES/CERTIFICATIONS
Professional Engineer:
Montana 49502
40-hour HazMat Certified
EDUCATION
B.S., Mechanical Engineering,
Rensselaer Polytechnic Institute,
1988
COMMUNITY INVOLVEMENT
Missoula County Public Schools
Board of Trustees, Member
CONTINUING EDUCATION
Project Management Book
Camp, PSMJ, April 2016
Brownfields Grant Writing Tips &
Tricks, EPA, 2015
Brownfields: Taking Back
Downtown One Brownfield at a
Time, EPA, 2015
Aquifer Testing for Improved
Hydrogeologic Site
Characterization Course, 2014
Pump Characteristics and
Applications Course, 2014
Brownfields Tools for
Redevelopment Workshop, 2014
Environmental Site Assessments
- Changes in the ASTM E1527-13
Standard, 2014

QUALIFICATIONS
Mr. Smith has over 20 years of experience in the environmental
engineering field, working extensively in environmental assessment,
site remediation, Brownfields sites, environmental compliance,
and the design of water and wastewater systems. His experience
includes design, permitting, procurement, installation, operation,
and maintenance of large and small remediation and wastewater
treatment systems. Mr. Smith provides environmental and
regulatory expertise and support. He has extensive knowledge
of local, state, and federal regulations governing environmental
projects, municipal sanitary waste systems, and water supplies.
He has operated at all levels of the environmental and permitting
processes, performing duties that include sample collection,
non-degradation analyses, construction oversight, and project
management.
Mr. Smith managed two high-priority State Superfund Projects under the Comprehensive
Environmental Cleanup and Responsibility Act (CECRA). As Project Officer for the Department
of Environmental Quality, he was responsible for project management and maintaining
regulatory compliance for the facilities as they progressed through the CECRA process. The
projects included Site Investigation, Assessment, and Evaluation; Implementation of Interim
Measures; Risk Assessment (RA); Remedial Investigation (RI); and Feasibility Study (FS) with
the goal of acquiring a Record of Decision (ROD), and eventual site cleanup and closure.
Mr. Smith’s training includes CECRA, Voluntary Cleanup and Redevelopment Act (VCRA),
Controlled Allocation of Liability Act (CALA), and Brownfields processes.
PROFESSIONAL EXPERIENCE
WGM GROUP, INC., Environmental Project Engineer (5 Years)
Responsibilities include project management; Phase I, Phase II, and Phase III Environmental
Site Assessments (ESAs); environmental and Open Cut mine permitting; Brownfields
assessments and cleanups; sanitary lifting; groundwater investigations; regulatory
compliance; aquifer testing; and environmental compliance auditing. Assists in Brownfields
facility identification and grant procurement.
MONTANA DEPARTMENT OF ENVIRONMENTAL QUALITY, Project Officer (3 Years)
Oversaw high priority sites listed under the Comprehensive Environmental Cleanup and
Responsibility Act (CECRA), the development of Remedial Investigations, Feasibility Studies and
Risk Assessments to direct the sites toward Record of Decision, and an eventual Final Remedy.
Had close contact with all potentially liable parties and controlled all aspects of project
management, including oversight of subcontractors, approval of invoices, scheduling, and
oversight of all field activities and interim investigations.
KENNEDY JENKS CONSULTANTS, Project Engineer (5 Years)
Managed multiple projects, including remediation and water/wastewater collection and
treatment system investigations, design, permitting, installation, implementation, startup and
operation. Designed, conducted, and analyzed aquifer tests. Developed operations and
maintenance manuals, trained on-site personnel, assisted in bid preparation, cost estimating,
budget tracking, specification development, drawing review, report development, and
engineering analysis.
GERAGHTY & MILLER, Project Engineer (7 Years)
Designed, built and installed remediation systems with in-situ and ex-situ (pump-and-treat)
technologies, including soil vapor extraction, air sparging, total fluids extraction, air stripping,
micro-filtration, carbon adsorption, and oil/water separation. Developed sampling and
analysis plans governing the collection, preservation, transport, and documentation of soil,
groundwater, and vapor samples. Analyzed and evaluated collected data to develop
recommendations for remediation options based on viability, efficiency, economy, and
durability. Managed projects, including budget development/tracking, reporting, personnel
oversight, and client relations.

Michael Smith, P.E.
PROJECT EXPERIENCE
City of Missoula Qualified Environmental Professional Services – Sr. Environmental Scientist
Performed Phase I and Phase II ESAs, including historical and regulatory records review, site
reconnaissance/inspection, key personnel interviews, coordination of sample collection and
analysis, and report generation. Researched, identified, and proposed sites for Brownfields
designation. Evaluated remediation options for effectiveness, cost, and applicability.
Environmental Investigations, Various Locations - Environmental Scientist/Engineer Intern
Completed numerous environmental investigations, including Phase I ESAs, Remedial
Investigations (RIs), Feasibility Studies (FSs), and Environmental Audits. Completed ESAs on
properties ranging from less than one acre to over 1,200 acres, on both industrial and
commercial properties.
Environmental Compliance Auditing – Sr. Environmental Scientist/Engineer Intern
Performed environmental auditing for the expansion of a local chemical manufacturing
facility. Calculated projected air emissions and evaluated air permitting requirements,
characterized potential hazardous substance inventories, and evaluated handling and
storage requirements.
Open Cut Mine Permitting –Sr. Environmental Scientist/Engineer Intern
Oversaw the successful permitting of multiple Open Cut Sand and Gravel Mines through the
Department of Environmental Quality. Projects included new mine permitting, amendments
for the expansion and modification of existing permitted mines, and compliance services for
mines under regulatory enforcement orders.
South Avenue Municipal Well Upgrades, Missoula, MT - Engineer Intern
Completed well capacity analysis, designed vertical turbine pump and associated piping
and instrumentation. Completed cost analysis.
Lucier Sanitary Sewer System, Missoula County, MT - Engineer Intern
Designed a multi-lot subsurface on-site disposal system, including identification of location,
system components, and permitting requirements. Completed non-degradation analysis and
analyzed soil profiles. Obtained approvals from the Missoula County Health Dept and DEQ.
Big Sky Lake Wastewater Improvements, Missoula County, MT - Engineer Intern
Worked with the Missoula County Health Department and agency personnel to permit this
wastewater system, which utilized Type 2 advanced secondary treatment. Completed nondegradation analysis and soil profiles in compliance with sanitary regulations.
Bearmouth Rest Area, Granite County, MT - Engineer Intern
Assisted with wastewater analysis, including review of existing preliminary engineering reports,
and helped design the discharge system. Completed regulatory compliance for permits.
Henry Family Sanitary Expansion, Missoula County, MT - Engineer Intern
Designed septic tanks, dosing tanks, and a drainfield. Obtained state and local approvals
from DEQ and the Missoula County Health Department.
Timberline Estates, Missoula County, MT - Engineer Intern
Completed sanitary lifting procedures, including design and siting of wastewater system, nondegradation analysis, soil profiles, and regulatory compliance.
Big West Oil Facility, Kevin, MT - Project Officer
Managed all aspects of this former oil refinery site project, including a vapor intrusion
investigation, a limited groundwater monitoring program, and development of the Final
Remedial Investigation and Human Health and Ecological Risk Assessment reports. The
Remedial Investigation identified the sources, location, magnitude, and extent of the
contamination. The Risk Assessment included review of the potential threats to human health
and the environment, and the development of site-specific cleanup levels.

Michael Smith, P.E.
BNSF Wastewater Treatment System, Seattle, WA, Lincoln, NE & Clovis, NM - Project Manager
Managed all design and construction tasks for several large wastewater treatment systems
at railway maintenance yards. Evaluated the waste stream and selected treatment
technologies. Acted as the engineering design representative during construction, overseeing
all construction activities, including verification and quality assurance testing, permit
applications, equipment procurement, and budget management. Developed the operation
and maintenance manual for each system and trained on-site personnel during start-up.
Tank Hill Facility, Cut Bank, MT - Project Officer
This CECRA facility included an operating tank farm to handle crude oils and petroleum
condensate products. Managed hydrologic and hydrogeologic investigations, a vapor
intrusion investigation, and a groundwater monitoring program. Developed the Final Remedial
Investigation (RI) and Human Health and Ecological Risk Assessment (RA) reports. The RI was
an intensive, multi-year process that characterized and delineated the location, magnitude,
and extent of the contamination and identified the sources. The RA included oversight and
review of the evaluation of potential threats to human health and the environment, and
the development of site-specific cleanup levels. Acted as a liaison between the public
and potentially liable parties, and participated in public meetings as representative for the
Department of Environmental Quality.

Stephanie Reynolds, P.E.
Senior Project Engineer
LICENSES/CERTIFICATIONS
Professional Engineer:
Montana 28574
Colorado 45207
New Mexico 19413
EDUCATION
M.S., Civil Engineering with an
emphasis in Environmental
Engineering, University of Arkansas,
2005
B.S., Civil Engineering with a
Minor in Business Management,
University of Arkansas, 2003
PROFESSIONAL AFFILIATIONS
American Society of Civil
Engineers (ASCE)
Water Environment Federation
(WEF)
National Council of Examiners for
Engineers and Surveyors (NCEES)
COMMUNITY INVOLVEMENT
Expanding Your Horizons Presenter,
2016 - Current
Engineering Badge Day at CSU
Presenter 2011
Northwest Arkansas Branch ASCE
Secretary/Treasurer, Vice President,
President 2005-2007
CONTINUING EDUCATION
Montana Stormwater Conference,
2018
PSMJ Project Management
Bootcamp, 2018
SSA Stormwater Modeling Training,
2017
Applications for MT DEQ
Subdivision Review Training, 2016
and 2017
AutoCAD Civil 3D Productivity
Training Course, 2015
MT DEQ BMP 202: SWPPP Preparer
Course, 2015
MT DEQ BMP 101: Stormwater
Management During
Construction, 2014

QUALIFICATIONS
Ms. Reynolds is a civil engineer at WGM Group with over 12 years
of experience working in both the public and private sectors. With
proven problem-solving skills and attention to detail, she enjoys
assisting clients in accomplishing their project goals. Areas of
expertise include project management, preparation of design
documents and specifications, writing preliminary engineering
reports and design reports, regulatory permitting, and contract
administration. She is proficient in Civil 3D, Storm and Sanitary
Analysis (SSA), Hydraflow, WaterCAD, EPA NET, and HY-8. Ms.
Reynold’s primary focus is in the area of environmental engineering
where she has been involved in numerous water, wastewater,
and stormwater projects, as well as public infrastructure and parks
projects.
PROFESSIONAL EXPERIENCE
WGM GROUP, INC., Project Engineer (3 Years)
Responsible for project management, design, and construction administration of various civil
engineering projects ranging from subdivisions, commercial sites, and municipal projects,
and recently became the Kalispell office team lead. Provided development support,
site design, stormwater modeling, channel and pond design, COSA application packet
preparation, construction cost estimating, infrastructure master planning support, and park
project coordination. Specializes in preparing technical engineering reports, environmental
and regulatory permitting applications, and construction plans.
48 NORTH, P.C., Civil Engineer (1.25 Years)
Duties included storm water facility design, storm water and water system modeling, and
preparation of storm water, wastewater, and water reports in support of residential and
commercial developments. Prepared COSA applications and preliminary engineering reports
following the Uniform Application. Assisted with final plat preparation, developed erosion
control plans, and performed construction observation.
RLK HYDRO, INC., Civil/Water Resources Engineer (1.75 Years)
Produced plans, specifications, calculations, and engineering reports. Project work included
public water systems, stream restoration projects, environmental permitting, and Level 2 septic
system design/permitting. Provided construction oversight for new groundwater supply piping,
water distribution mains, septic systems, and pumping and storage facilities.
STEWART ENVIRONMENTAL CONSULTANTS, Project Engineer (0.75 Year)
Managed a team to create standardized product development documents for skidded
microfiltration equipment used in industrial wastewater treatment. Documents included design
spreadsheet templates, project manual EJCDC contract and CSI format specifications, and
design schedules and plans. Provided research, review, and editing of reports and plans.
CITY OF SANTA FE WATER DIVISION, Engineer Associate (2.5 Years)
Performed project management, design engineering, construction oversight, and budget
management of water infrastructure projects ranging from $10,000 to $8M. Projects included
water main and large meter vault replacements, municipal well field air valve replacements,
new water and sewer mains, municipal reservoir spillway repairs, and water treatment plant
improvements. Served as liaison for public, City, and state during construction projects.
Developed internal program for annual water audit, wrote reports, conducted engineering
studies, prepared contract documents, and assisted in securing project funding. Headed
Product Review and Standards Committee and managed the multi-million-dollar annual CIP.
ENGINEERING SERVICES, INC., Project Engineer (2.75 Years)
Designed water and wastewater systems, including water storage and treatment, water
distribution, wastewater collection, and wastewater treatment plants. Performed WaterCAD
modeling for community water distribution systems, wrote preliminary engineering reports and
hydraulic reports, and prepared contract documents and specifications.

Stephanie Reynolds, P.E.
CONTINUING EDUCATION (cont.)
MSAWWA-MWEA Joint
Conference, 2014, 2017, and
2018
MRWS Sampling and Monitoring
for Small Water Systems, 2013
PNWS-AWWA Annual Conference,
2013
Hazard Classification and Flood
Hydrology Technical Seminar,
2011
New Mexico Recycling
Conference, 2010
Water and Energy Summit, 2010

PROJECT EXPERIENCE
City of Kalispell Water and Wastewater Facility Plan Updates, Kalispell, MT - Project Engineer
Provided subconsultant services in teaming with AE2S, Inc. to prepare a summary of the City
of Kalispell’s existing water system and wastewater system infrastructure and help determine
the planning area for future growth trends used for predicting future demands on the system.
Developed planning level cost estimates for all capital improvement plan (CIP) projects
identified by the existing/ future hydraulic analysis and risk assessment. Helped develop the
final CIP packet of all recommended CIP projects for Kalispell’s water and wastewater systems
for the short term, near term, and long-term planning horizons. Provided QA/QC review of
each individual water and wastewater report.
Ainsworth Community Park, Thompson Falls, MT - Project Engineer/Project Manager
This project will transform a blighted 3.34-acre vacant lot into a community park in the heart
of downtown Thompson Falls. Worked with team to provide a preliminary engineering report
(PER) with alternative analysis and cost estimates within a tight timeframe to meet Client’s
funding agency deadline. After grant funding was awarded, managed team to meet
environmental requirements associated with federal funding and develop design documents
and project contract manual for bidding.
City of Thompson Falls Public Parks Inventory and Assessment Plan, Thompson Falls, MT Project Manager
This plan was prepared to provide the City with documentation of their 11 existing parks
facilities and associated maintenance requirements with the goal of utilizing this information
to increase park use, provide additional benefits and opportunities for residents through
programming and support revitalization strategies. Based on the inventory and assessment,
the report includes guidance for planning for future maintenance needs while identifying and
prioritizing necessary short-term improvements for existing facilities in order to maintain current
level of service. Role included project management and a presentation to City council.
Ksanka Creek Restoration Technical Report, Eureka, MT - Project Engineer
Helped prepare a technical report meeting DNRC funding agency requirements for the
Ksanka Creek watershed, fulfilling RRGL grant application needs. Creek flooding created
hazards to residential and USFS property in the area, and potential contamination from onsite
storm water runoff and nearby sewage cesspools endangered aquatic and riparian habitat.
Evaluated opportunities for environmental restoration and public benefit associated with
relocating the creek back to its historic channel location.
Lincoln County Port Authority, Libby, MT - Project Engineer
Completed analysis and preliminary design for the rehabilitation of an existing rail spur off
BNSF railroad tracks. Drafted a preliminary engineering report and environmental checklist for
the spur, which serves the industrial land at the Kootenai Business Park, an EPA cleanup site.
The Club at Rock Creek, Coeur d’Alene, ID - Project Engineer
Designed storm water detention ponds for the 22-lot residential subdivision. Services included
preparation of construction plans, erosion control best management practices, and a site
disturbance plan report for regulatory approval.
Water Treatment Plant Improvements, Santa Fe, NM - Project Engineer
Provided contract administration for this 13-contract, $8M project involving upgrades to the
existing surface water treatment plant serving Santa Fe. Work included site visits, approval of
pay requests, preparation of change orders, budget management, and project coordination.
Transmission and Distribution System Rehabilitation, Santa Fe, NM - Project Engineer
Provided design review and contract administration for this $1.3M project to replace aging
water system infrastructure throughout Santa Fe. Work included site visits, approval of pay
requests, preparation of change orders, budget management, coordination between
customers and contractor, and as-built drawing preparation.

Stephanie Reynolds, P.E.
McClure Fusegate Municipal Reservoir Spillway Repairs, Santa Fe, NM - Project Engineer
Facilitated repair and replacement work on the concrete toe blocks and re-alignment of the
flood control fusegates on a municipal reservoir. Prepared a report of the repair work and
submitted to the state’s Dam Safety Bureau.
CIP Water Main Replacements Project, Santa Fe, NM - Project Engineer
Prepared plans, specifications, and project manual for water main replacements on six
streets, four of which required archeological documentation during excavation due to
their location in the historic district. Served as the customer liaison and performed project
management and construction oversight.
Canyon Road Water History Museum and Park, Santa Fe, NM - Project Engineer
Designed water main relocations, including removal of transmission and distribution mains
and operational valves from the proposed park property. Reconfigured transmission mains
serving three different pressure zones to provide improved operations.
Wastewater Collection and Decentralized Treatment, Highfill, AR - Project Engineer
Prepared engineering plans, design calculations, specifications, and contract documents for
a $5M wastewater system. Work included design of gravity sewer collection system, lift stations,
sewer force main, packaged wastewater treatment plant, and decentralized drip field for
disposal of treated effluent. The project won the ACEC of Arkansas award for engineering
excellence in the wastewater collection, treatment, and disposal category.
Municipal Well Field Air Valve Replacements, Santa Fe, NM - Project Engineer
Prepared plans and specifications for air release valve replacements and improved access
vaults on the municipal well field transmission main.
Wastewater Treatment Plant Improvements, Sulphur Springs, AR - Project Engineer
Effluent discharge violations prompted upgrades at the existing city wastewater treatment
plant. Work included repairs to sand drying beds, effluent weir and baffle replacement, a new
sump pump station, addition of a trash rack, improvements to the influent manhole, alarm
system, backup generator, and sandblasting and painting the tank exterior.
Madison County Water Facilities System Extensions, Madison County, AR - Project Engineer
Performed WaterCAD modeling of the existing and proposed water distribution system, and
helped prepare plans and specifications for the extension of water service within Madison
County to several rural towns.
SITE CIVIL/STORM WATER DESIGN PROJECTS
• Kidsports Addition, Kalispell, MT
• Second Street Residences Subdivision, Whitefish, MT
• Whitefish Crossing Apartment Complex, Whitefish, MT
• Murdoch’s Ranch and Home Supply, Columbia Falls, MT
• Hurraw Balm Facility, Whitefish, MT
• Owl View Townhomes, Kalispell, MT
• Owl View Landing Condominiums, Kalispell, MT
• Silverbrook Estates Phase 2 Regional Stormwater Pond, Kalispell, MT
• Meadows Edge Subdivision, Kalispell, MT
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1 OF 1

40'-0"

REVISIONS

preliminary not
for construction

22'-0"

10'-0"

6/22/2020
11:21:11 AM

103
patio
114 sqft

5'-6"

king

suite1

102

11'-7" x 12'-0"

bath1

DW

140 SF

5'-0" x 14'-3"

kitchen

2'-11 1/2"

Door
Number

9'-0"

70 SF

157 SF

REF.
8

d
7

9'-9" x 6'-0"

4'-6"

6

6'-0"

8' ceiling

48 SF

hall
3'-5" x 11'-8"

Family

Comments

1

36" x 80"

Single-Flush Vision

entry

2

36" x 80"

Single-Panel 2

garage

3

72" x 80"

Bifold-4 Panel

bedrm3

4

30" x 80"

Single-Panel 2

bedrm2

5

30" x 80"

Single-Panel 2

bath2

6

32" x 80"

Single-Panel 2

utility

7

48" x 80"

Bifold-4 Panel

closet

8

30" x 80"

Single-Panel 2

suite1

9

30" x 80"

Single-Panel 2

bath1

10

36" x 80"

Door-Exterior-Single-Entry-Half
Flat Glass-Wood_Clad fix

kitchen

11

16' x 7'

carriage 16x7 gdoor plain

ohd

6"

4'-0"

utility

11'-9"

storage

w

3'-6"

3'-0"

5'-0"

Door Size

3'-6"

4'-11"

4'-6 1/2"

25'-5 1/2"

104

15'-6"

19'-1"

10'-5" x 15'-0"

9

36'-0"

Door Schedule

pantry
cab

10

6'-6"

5'-0"

3'-0"

5'-6"

3'-0"

egress

5'-1"

3D Living

3'-6"

10'-6 1/2"
11' ceiling

bath2
9'-9" x 5'-0"

105

8' ceiling

5

41'-0"

5'-1"

5'-6 1/2"

2

3'-0"

40 SF

49 SF

Window Schedule

living
14'-0"

bedrm2
7'-4 1/2"

11'-2" x 11'-0"
149 SF

5'-6 1/2"

243 SF

25'-6"

11'-1"

101

egress

2'-1"

3
14'-0"
106

queen

11' ceiling

14'-1"

8' ceiling

7'-11"

10'-9"

11'-4 1/2"

58'-0"

13'-11" x 17'-5"

Mark

12'-0"

17'-6"

13'-7 1/2"

3'-8 1/2"

4

entry

2
8'-0"

6'-5" x 7'-6"
48 SF

1

5'-0"

6'-0"

22'-0"

2'-0"

14'-0"

drain

18'-0"

patio
126 sqft

Width

Height

Type

Head
Height

Comments

101

4' - 0"

4' - 0"

Slider with Trim

7' - 0"

bedrm3

102

2' - 0"

3' - 0"

Single Hung with Trim

7' - 0"

103

4' - 0"

4' - 0"

Slider with Trim

7' - 0"

suite1

104

3' - 0"

3' - 6"

Slider with Trim

7' - 0"

kitchen

105

3' - 6"

6' - 6"

Fixed with Trim

10' - 0"

living

106

3' - 6"

6' - 6"

Fixed with Trim

10' - 0"

living
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garage
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5'-10"

JDM

Kalispell, MT

7'-0"
10'-0"

11'-0"

JDM
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18'-0"

CHECKED BY

M OSER DESIGN

11'-0"

DRAWN BY

2B2B Residence

5 1/2"
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12'-0"

29'-0"

(SEE PLAN)

1/4" = 1'-0"

21'-0" x 21'-0"
441 SF

DATE

8'-0"

6-18-20

11

JOB #

3D Kitchen

3'-0"

16'-0"

3'-0"

22'-0"

4'-6"

1'-0"

7'-0"

29'-0"

garage
484 sqft
1

Main Floor
1/4" = 1'-0"

4'-0"

3

1'-0"

main floor
1,067 sqft

4'-6"

1
SHEET

A1

REVISIONS

preliminary not
for construction

6/22/2020
11:21:12 AM

Main Floor TOW
8' - 1 1/8"

Main Floor TOW
8' - 1 1/8"

103

101
11
1

Main Floor
0' - 0"

2

Main Floor
0' - 0"

Left Elevation
1/4" = 1'-0"

1

Front Elevation
1/4" = 1'-0"

12
Roof Plan
13' - 0"

106

12

2

2

Main Floor TOW
8' - 1 1/8"

Main Floor TOW
8' - 1 1/8"

105

Roof Plan
13' - 0"

104
10

Main Floor
0' - 0"

4

Right Elevation
1/4" = 1'-0"

Main Floor
0' - 0"

3

Rear Elevation
1/4" = 1'-0"

118 W 2nd St
Whitefish, MT 59937
406-863-9177
www.mindfuldesignsinc.com
mdi@mindfuldesignsinc.com

2

JDM

SCALE

26 Council Bluffs Drive,
Columbia Falls, MT 59912
406-270-8783
www.moserdcs.com

12

JDM

Kalispell, MT

2

CHECKED BY

& Construction Services LLC

12

DRAWN BY

M OSER DESIGN

Roof Plan
13' - 0"

2B2B Residence

Roof Plan
13' - 0"
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5/8" sheeting
nailed 8d @ 6" o.c. edges
and 12" o.c. field
typ: 30 lbs felt paper
finish roofing = asphalt shingles
Ice barrier req.

(SEE PLAN)

1/4" = 1'-0"

DATE

6-18-20
JOB #

1
SHEET

A2

2
3D View 2

1

4

6
3D View 6
3D View 1

3

5

3D View 3

3D View 4

3D View 5

Kalispell, MT

2B2B Residence

26 Council Bluffs Drive,
Columbia Falls, MT 59912
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www.moserdcs.com

& Construction Services LLC

M OSER DESIGN
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preliminary not
for construction
REVISIONS

6/22/2020
11:21:13 AM

DRAWN BY
CHECKED BY

JDM
JDM

SCALE
(SEE PLAN)

DATE

6-18-20

JOB #

1

SHEET

A3

REVISIONS

preliminary not
for construction

5'-0"

30'-0"

6/22/2020
11:41:31 AM

5'-0"

29'-0"

6'-6"

8'-0"

112

8'-0"

14'-0"

113

7'-0"

103

7

114

master suite
barn dr

6'-0"

3'-9"

3'-3"

104

4'-2"

18'-9"

20'-0 1/2"

6'-0"
24'-0"

14'-0" x 17'-1"

living

3'-6"

14'-5" x 18'-3"

4'-0"

303 SF

13'-6" x 7'-0"

116

95 SF

DW

master closet

6'-0"

7'-4 1/2"

243 SF

4'-6 1/2"

7'-11 1/2"

gas
fireplace
may vary

12'-5 1/2"
160 SF

73 SF

vaulted ceiling

2'-8"

10

101

3'-6" x 7'-0"

drain

3

25 SF

5:12

3'-6"

119

120

11'-0"

2

17

2'-0"

egress

2'-0"

11'-0"

7'-8"
4'-6 1/2"

6'-0"

4'-0"
4'-0 1/2"

76 SF

1

2'-0"

4'-2 3/4"

118

2'-0"

108

107

4'-0"

builtin

3'-7" x 19'-6"
2'-1"

4'-0"

160 SF

73 SF

patio
32 sqft

8'-0"

2'-6"

16'-0"

2'-6"

21'-0"
8'-5 1/2"

6'-0 1/2"

14'-6"

4'-6"

1'-0"

29'-0"

14'-6"
29'-0"

Upper floor
1,293 sqft
2

Upper Floor
1/4" = 1'-0"

Single-Glass 4

entry

2

30" x 80"

Single-Panel 2

entry

3

28" x 80"

Single-Panel 2

powder

4

36" x 80"

Single-Panel 2

garage

5

60" x 80"

Bifold-4 Panel

mech

6

60" x 80"

Double-Panel 2

pantry

7

72" x 84"

Sliding-2 panel

dining

8

60" x 80"

Double-Panel 2

loft

9

36" x 80"

Single-Panel 2

laundry

10

36" x 80"

Single-Panel 2

bedrm3

11

72" x 80"

Sliding-Closet

bedrm3

12

72" x 80"

Sliding-Closet

bedrm2

13

36" x 80"

Single-Panel 2

bedrm2

14

30" x 80"

Single-Panel 2

bath2

15

36" x 80"

Single-Panel 2

master suite

16

30" x 80"

Pocket_Door_Single_7140

master bath

17

16' x 7'

carriage 16x7 gdoor plain

ohd

46'-0"
20'-0" x 21'-0"

entry

12'-8"

13'-6" x 11'-10"

queen

bedrm3

4'-3"

loft

4'-2 3/4"

106

garage
420 SF

13'-11" x 6'-2"

36" x 80"

6'-0 1/2"

4'-0"
5'-3"

2'-7"

powder

8

2'-0"

13'-6 1/2"

11

22'-0"

4'-0" x 18'-3"

DN

3'-8"

12

hall
9

3 1/2"

6'-11 1/2"

2'-1"

109

3'-7"

1'-0"

garage
462 sqft

main floor
856 sqft

Comments

1

Window Schedule
Mark

15'-5 1/2"

12'-10 1/2"

58 SF

7'-1"

14'-6"

5

20'-0"

5'-8" x 10'-1"

14'-6"

16'-3 1/2"

10'-2"

laundry

vaulted ceiling

163 SF

11'-0"

4'-1"

13'-6" x 12'-1"

4

15'-0"

6'-1"

kitchen

REF.

furnace

Family

UP

egress

3'-7"

117

d

105

17'-0 1/2"

13'-6" x 11'-10"

WH

46'-0"

bedrm2

13

w

2'-1"

9'-9 1/2"

46'-0"

14

12'-2 1/2"

58 SF

102

2'-4 1/2"

9'-7" x 6'-0"
10'-5"

6

5'-5"

bath2

5'-1"

19'-11 1/2"

6'-10"

queen

19'-6 1/2"

44'-0"

1'-5"

3'-0"

15

Door Size

154 SF
6'-6"

5'-10 1/2"

24'-5 1/2"

115

13'-6" x 11'-4"

3'-6"

5'-10"

4'-1"

king

5'-6"

17'-7 1/2"

16

110

Door
Number

dining

146 SF
111

6'-1"

Door Schedule

24'-0"

13'-6" x 10'-10"

11'-11 1/2"

master bath

6'-10"

6'-4 1/2"

barn dr

5'-0"

linen

5'-6 1/2"

3'-6"

egress

Width

Height

Type

Head
Height

Comments

101

2' - 0"

3' - 0"

Single Hung with Trim

7' - 0"

powder

102

5' - 0"

4' - 0"

Slider with Trim

7' - 0"

living

103

6' - 0"

4' - 0"

Slider with Trim

7' - 0"

living

104

4' - 0"

4' - 0"

Slider with Trim

7' - 0"

dining

105

3' - 0"

3' - 6"

Slider with Trim

7' - 0"

kitchen

106

5' - 0"

2' - 0"

Fixed with Trim

7' - 0"

garage

107

2' - 0"

4' - 0"

Single Hung with Trim

7' - 0"

loft

108

4' - 0"

4' - 0"

Slider with Trim

7' - 0"

loft

109

5' - 0"

2' - 0"

Fixed with Trim

2' - 7 1/4"

stairs

110

5' - 0"

2' - 0"

Fixed with Trim

7' - 0"

master suite

111

5' - 0"

2' - 0"

Fixed with Trim

7' - 0"

master suite

112

5' - 0"

4' - 0"

Slider with Trim

7' - 0"

master suite

113

6' - 0"

1' - 6"

Fixed with Trim

7' - 0"

master bath

114

5' - 0"

4' - 0"

Slider with Trim

7' - 0"

master bath

115

2' - 0"

3' - 0"

Single Hung with Trim

7' - 0"

master bath

116

2' - 0"

3' - 0"

Single Hung with Trim

7' - 0"

master closet

117

5' - 0"

4' - 0"

Slider with Trim

7' - 0"

bedrm2

118

5' - 0"

2' - 0"

Fixed with Trim

7' - 0"

bedrm3

119

5' - 0"

4' - 0"

Slider with Trim

7' - 0"

bedrm3

120

5' - 0"

2' - 0"

Fixed with Trim

9' - 0"

bedrm3
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7'-6"

JDM

Kalispell, MT

14'-6"

JDM

& Construction Services LLC

14'-6"

CHECKED BY

M OSER DESIGN

29'-0"

DRAWN BY

2B2B Residence

10'-0"

patio
120 sqft
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3:12

22'-0"

12'-0"

4'-6"

SCALE

(SEE PLAN)

1/4" = 1'-0"

DATE

6-18-20
1

Main Floor
1/4" = 1'-0"

JOB #

1
SHEET

A1

REVISIONS

preliminary not
for construction

Roof Plan
24' - 7"

Roof Plan
24' - 7"
12

5/8" sheeting
nailed 8d @ 6" o.c. edges
and 12" o.c. field
typ: 30 lbs felt paper
finish roofing = asphalt shingles
Ice barrier req.

12

3

5

109

1'-0"

Upper Floor
9' - 7 7/8"

Upper Floor
9' - 7 7/8"
Main Floor TOW
8' - 1 1/8"

Main Floor TOW
8' - 1 1/8"

102
8'-0"

101
17
1

Main Floor
0' - 0"

2

Main Floor
0' - 0"

Left Elevation
1/4" = 1'-0"

1

Front Elevation
1/4" = 1'-0"

Roof Plan
24' - 7"

Roof Plan
24' - 7"
12
3
12
3

Upper Floor TOW
17' - 9"

Upper Floor TOW
17' - 9"
113

118
117

116

114

115

112

12
3
12
5
Upper Floor
9' - 7 7/8"

Upper Floor
9' - 7 7/8"

Main Floor TOW
8' - 1 1/8"

Main Floor TOW
8' - 1 1/8"

106
105

104

103

7

Main Floor
0' - 0"

Main Floor
0' - 0"

118 W 2nd St
Whitefish, MT 59937
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www.mindfuldesignsinc.com
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12

3

SCALE

26 Council Bluffs Drive,
Columbia Falls, MT 59912
406-270-8783
www.moserdcs.com

107

12

JDM

Kalispell, MT

119

JDM

& Construction Services LLC

108

CHECKED BY

M OSER DESIGN

110

DRAWN BY

2B2B Residence

Upper Floor TOW
17' - 9"

120
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3

Upper Floor TOW
17' - 9"

111

6/22/2020
11:41:33 AM

(SEE PLAN)

1/4" = 1'-0"

DATE

4

Right Elevation
1/4" = 1'-0"

3

Rear Elevation
1/4" = 1'-0"

6-18-20
JOB #

1
SHEET

A2

2

7
3D Kitchen
3D View 2

4

1

3D View 4
3

6
3D View 6
3D View 3

5
3D View 5

3D View 1

Kalispell, MT

2B2B Residence

26 Council Bluffs Drive,
Columbia Falls, MT 59912
406-270-8783
www.moserdcs.com

& Construction Services LLC

M OSER DESIGN
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preliminary not
for construction
REVISIONS

6/22/2020
11:41:35 AM

DRAWN BY
CHECKED BY

JDM
JDM

SCALE
(SEE PLAN)

DATE

6-18-20

JOB #

1

SHEET

A3

40'-0"

REVISIONS

preliminary not
for construction
10'-0"

6/22/2020
11:17:32 AM

17'-0"

29'-0"
18'-0"

11'-0"

5'-10"

10'-0 1/2"

11'-11 1/2"

11'-7" x 11'-5"
147 SF

'2

"

3'-0"

1
11

8'-1 7/16"

bath2
9'-11" x 5'-0"

11' ceiling

Family

Comments

1

36" x 80"

Single-Flush Vision

entry

2

36" x 80"

Single-Panel 2

garage

3

72" x 80"

Double-Panel 2

mech

4

48" x 80"

Double-Panel 2

bedrm3

5

30" x 80"

Single-Panel 2

bedrm3

6

30" x 80"

Single-Panel 2

bath2

7

60" x 80"

Double-Panel 2

laundry

8

30" x 80"

Single-Panel 2

bedrm2

9

48" x 80"

Double-Panel 2

bedrm2

10

30" x 80"

Single-Panel 2

suite1

11

24" x 80"

Single-Panel 2

pantry

12

24" x 80"

Single-Panel 2

wic

13

30" x 80"

Single-Panel 2

bath1

14

36" x 80"

Door-Exterior-Single-Entry-Half
Flat Glass-Wood_Clad fix

kitchen

15

24" x 80"

Single-Panel 2

linen

16

16' x 7'

carriage 16x7 gdoor plain

ohd

living

13'-5 1/2"

13'-11" x 13'-7"

Mark

187 SF
16'-6"

10'-2 1/2"

3'-8 1/2"

63'-0"

5

bedrm3

Window Schedule

107

8' ceiling

6

50 SF

2'-1"

6'-4 1/2"

11'-4" x 10'-0"

7'-5 1/2"

4

6'-6 1/2"
108

2'-7"

5'-0 1/2"

137 SF

24'-6"

egress

8'-3"

10'-6 1/2"

Door Size

3'-6"

5'-1"

16'-1"

5'-6 1/2"

56 SF

3'-5 1/2"

46'-0"

hall
3'-5" x 11'-2"

10'-4 1/2"

DW

8' ceiling

3D Living

101

6'-0"

3"

queen

4'-6"

106

d

2'-6 1/2"

8

7'-6"

115 SF

w

7

5'-5"

9'-11" x 10'-4"

3'-0"

egress

bedrm2

1'-7 1/2"

9'-0"

10'-5 1/2"

41'-0"

linen

"
2

3'-2 1/2"

3
/

1'-8"

3'-6"

19

3'-6"

11

3'-6"

2

"
2
/

1'-

15

102

105

220 SF

21'-6"

16

1'-5 1/2"

kitchen
10'-5" x 19'-1"

pantry

/
13

6'-1"

REF.

12'-0"
23 SF

Door Schedule
Door
Number

pantry
cab

wic
5'-0" x 5'-0"

5'-4 1/2"

12

10

9

9'-6"

6'-3 1/2"

3'-0"
3'-4 21/32"

9 9/16"

3

"
6
'-

8

2'-1"

13'-8"

5'-1"

4'

2'-8"

egress

103

WH
queen

11' ceiling

3
8' ceiling

7'-9"

11'-9"

14'-3"

entry

2
8'-0"

6'-5" x 9'-11"
67 SF

1

5'-0"

6'-0"
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Planning Department
201 1st Avenue East
Kalispell, MT 59901
Phone: (406) 758-7940
Fax: (406) 758-7739
www.kalispell.com/planning
MAJOR SUBDIVISION PRELIMINARY PLAT APPLICATION
FEE SCHEDULE:
FEE ATTACHED_______________
Major Subdivision (6 or more lots)
$1,000 + $125/lot
Major Subdivision Resubmittal
$1,000
For each original lot unchanged add
$10/lot
For each lot redesigned/added add
$125/lot
Mobile Home Parks & Campgrounds (6 or more spaces)
$1,000 + $250/space
(5 or fewer spaces)
$400 + $125/space
Amended Preliminary Plat
Amendment to Conditions Only
$400 base fee
Re-configured Proposed Lots
Base fee + $40/lot
Add Additional Lots or Sublots
Base fee + $125/lot
Subdivision Variance
$100 (per variance)
Commercial and Industrial Subdivision
$1,000 + $125/lot
SUBDIVISION NAME: _____________________________________________________________
OWNER(S) OF RECORD:
Name______________________________________________ Phone___________________
Mailing Address _____________________________________________________________
City ____________________________ State ___________________Zip________________
TECHNICAL/PROFESSIONAL PARTICIPANTS (Surveyor/Designer/Engineer, etc):
Name & Address_____________________________________________________________
Name & Address_____________________________________________________________
Name & Address_____________________________________________________________
LEGAL DESCRIPTION OF PROPERTY:
Property Address____________________________________________________________
Assessor’s Tract No(s) ________________________ Lot No(s) _____________________
1/4 Sec ___________ Section _________ Township __________ Range ____________
GENERAL DESCRIPTION OF SUBDIVISION:
Number of Lots or Rental Spaces _________ Total Acreage in Subdivision

1

_________

Total Acreage in Lots

_________ Minimum Size of Lots or Spaces _________

Total Acreage in Streets or Roads_________ Maximum Size of Lots or Spaces _________
Total Acreage in Parks, Open Spaces and/or Common Areas

_________

PROPOSED USE(S) AND NUMBER OF ASSOCIATED LOTS/SPACES:
Single Family __________ Townhouse __________ Mobile Home Park

_________

Duplex

__________ Apartment __________ Recreational Vehicle Park _________

Commercial

__________ Industrial

__________ Planned Unit Development________

Condominium __________ Multi-Family __________ Other

_________

APPLICABLE ZONING DESIGNATION & DISTRICT ________________________________
ESTIMATE OF MARKET VALUE BEFORE IMPROVEMENTS________________________
IMPROVEMENTS TO BE PROVIDED:
Roads: Gravel _____Paved _____Curb _____Gutter _____Sidewalks _____Alleys _____Other ______
Water System: Individual _____Multiple User _____Neighborhood _____Public ____Other ______
Sewer System: Individual _____Multiple User _____Neighborhood _____Public ____Other ______
Other Utilities: Cable TV _____Telephone
_____Electric
_____Gas _____Other _______
Solid Waste: Home Pick Up _____Central Storage _____Contract Hauler _____Owner Haul _____
Mail Delivery: Central ______Individual ______School District: _________________________
Fire Protection: Hydrants _____Tanker Recharge ____ Fire District: _____________________
Drainage System: ___________________________________________________________________________

PROPOSED EROSION/SEDIMENTATION CONTROL:________________________
_____________________________________________________________________________
VARIANCES: ARE ANY VARIANCES REQUESTED? _______ (yes/no) If yes,
please complete the information below:
SECTION OF REGULATIONS CREATING HARDSHIP:______________________________
EXPLAIN THE HARDSHIP THAT WOULD BE CREATED WITH STRICT COMPLIANCE
WITH REGULATIONS _______________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________

PROPOSED ALTERNATIVE(S) TO STRICT COMPLIANCES WITH ABOVE
REGULATIONS:______________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________

2

PLEASE ANSWER THE FOLLOWING QUESTIONS IN THE SPACES PROVIDED
BELOW:
1.

Will the granting of the variance be detrimental to the public health, safety or
general welfare or injurious to other adjoining properties?
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

2.

Will the variance cause a substantial increase in public costs?
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

3.

Will the variance affect, in any manner, the provisions of any adopted zoning
regulations, Master Plan or Growth Policy?
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

4.

Are there special circumstances related to the physical characteristics of the site
(topography, shape, etc.) that create the hardship?
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________

5.

What other conditions are unique to this property that create the need for a
variance?
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
_______________________________________________________________________________
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Phase I Location Map
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ENVIRONMENTAL ASSESSMENT (APPENDIX B)
PART I – PROPERTY DESCRIPTION
1.

Surface Water
Locate on a plat overlay or sketch map:
A. Any natural water systems such as streams, rivers, intermittent streams,
lakes or marshes (also indicate the names and sizes of each).
B. Any artificial water systems such as canals, ditches, aqueducts, reservoirs,
and irrigation systems (also indicate the names, sizes and present uses of
each).
C. Time when water is present (seasonally or all year).
D. Any areas subject to flood hazard, or in delineated 100-year floodplain.
E. Describe any existing or proposed stream bank alteration from any
proposed construction or modification of lake beds or stream channels.
Provide information on location, extent, type and purpose of alteration, and
permits applied for.

See Attachment A for flood zones and wetlands in the greater area of the
proposed PUD site. There are no natural water systems, classified wetlands, or
delineated flood zones on the site.
2. Groundwater
Using available data, provide the following information:
A. The minimum depth to the water table or to the historic water table and
identify dates when depths were determined. What is the location and
depth of all aquifers which may be affected by the proposed subdivision?
Describe the location of known aquifer recharge areas which may be
affected.
B. Describe any steps necessary to avoid depletion or degradation of
groundwater recharge areas.
There are existing wells on the property that show a static groundwater
level of greater than 125 feet below the surface.
There is no anticipated effect on deep water aquifers in the vicinity as
all existing site runoff either infiltrates or discharges to the
unnamed stream south west of the property. Typically, in the Flathead
Valley water enters the deep-water aquifer in the foothills of the
surrounding mountains; not through the valley floor where this project is
located. Runoff from the project will either infiltrate in yards or park areas
or be collected into a storm water collection system. Prior to entering any
storm water facilities the storm water will be treated in accordance with
City of Kalispell Design and Construction Standards. After treatment, runoff
will be discharged to the roadside ditch which subsequently enters the
City’s Regional Storm system and discharges into a stream at historic
predeveloped rates (storm water management) and no wells will be
installed as a part of this development. All potable water will be supplied
by the City of Kalispell’s water system; no wells are proposed. There is an

existing irrigation well located just outside the property that remains in
use.
Source:WGM Group – Groundwater monitoring observations and findings.
Source: Montana Bureau of Mines and
Geology: https://www.mbmg.mtech.edu (GWIC)
Source: City of Kalispell design and construction standards.
3. Topography, Geology and Soils
A. Provide a map of the topography of the area to be subdivided, and an
evaluation of suitability for the proposed land uses. On the map identify
any areas with highly erodible soils or slopes in excess of 15% grade.
Identify the lots or areas affected. Address conditions such as:
i Shallow bedrock
ii Unstable slopes
iii Unstable or expansive soils
iv Excessive slope
A topographic map indicating the slope conditions on the entire
property within the PUD site area are shown on Attachment B. The
entire area encompassed by the Phase One Preliminary plat is
located on gentle slopes, with no areas in excess of 15% grade.
Source: WGM Topographic Survey
B. Locate on an overlay or sketch map:
i Any known hazards affecting the development which could result in
property damage or personal injury due to:
a. Falls, slides or slumps -- soil, rock, mud, snow.
There are no areas on the site where any falls or slides would affect any
proposed structures.
Source: WGM Topographic Survey
b. Rock outcroppings
There are no rock outcroppings or steep rock formations on the subject
property.
Source: WGM Topographic Survey
c. Seismic activity.
The nearest known fault is the Mission Fault located relatively down the
north/south centerline of Flathead lake. Earthquakes in this region are
common below magnitudes of 2.5 but rare above 4.5. No change to the
existing seismic activity could result as a part of this project. No major
hazards exist on the site that could cause damage or personal injury

due to seismic activity. Future building construction will consider
precautionary methods required to mitigate seismic activity predicted
and typical for the Flathead Valley.
Source: United States Geologic Survey
Website: www.Earthquakes.usgs.gov
d. High water table
Two of the wells on the property and adjacent property show the static
water level to be greater than 120 feet below the ground water surface.
Groundwater is not anticipated to have an effect on the site
development, nor will the development impact the groundwater.
Source: Montana Groundwater Information Center Website
C. Describe measures proposed to prevent or reduce these hazards.
Storm drainage will be provided to convey runoff and geotechnical
recommendations will be considered in areas with a higher groundwater
table. No building foundations will be below the high groundwater
table. Geotechnical recommendations will be followed.
Source: WGM Group preliminary plans
Source: Geotechnical Report for Starling PUD (same property)
D. Describe the location and amount of any cut or fill more than three feet in
depth. Indicate these cuts or fills on a plat overlay or sketch map. Where
cuts or fills are necessary, describe plans to prevent erosion and to
promote vegetation such as replacement of topsoil and grading.
Minimal cuts and fills will be required in the Preliminary Plat area. An
erosion and sedimentation control plan will be assembled with construction
documents to prevent any sediment from leaving the site during
construction and full site stabilization will be required prior to construction
closeout. The remainder of the site will be adjusted to balance
earthwork to limit import and export of material.
Source: WGM Preliminary Plans
4. Vegetation
A. On a plat overlay or sketch map:
i. Indicate the distribution of the major vegetation types, such as marsh,
grassland, shrub, coniferous forest, deciduous forest, mixed forest.

The site is largely farmland with some larger coniferous trees around the
existing farmhouse and out buildings.

ii. Identify the location of critical plant communities such as:
a. Stream bank or shoreline vegetation
Not applicable.
b. Vegetation on steep, unstable slopes
Not applicable.

c. Vegetation on soils highly susceptible to wind or water
erosion
Not applicable.
d. Type and extent of noxious weeds
No known noxious weeds on sight, however, standard
measures to prevent noxious weeds will be used.
B. Describe measures to:
i. Preserve trees and other natural vegetation e.g. locating roads and lot
boundaries, planning construction to avoid damaging tree cover.
Some trees will fall into open space and park areas, and these will be
saved where possible. The majority of the trees line the existing farm
area and much of them will be cleared to accommodate the
development.
Source: WGM preliminary plans and PUD.
ii. Protect critical plant communities e.g. keeping structural
development away from these areas, setting areas aside for open space.
The proposed development includes a connected network of open
space and trails. No critical plant communities are known on site.
Source: WGM Preliminary Plans
iii. Prevent and control grass, brush or forest fires e.g. green strips,
water supply, access.
Landscaping and irrigation will be provided throughout the
development along with fire hydrants supported by the City of Kalispell
Fire department.
Source: WGM Preliminary Plans
iv. Control and prevent growth of noxious weeds
The prevention of noxious weeds is a requirement of the contractors
through the construction standards for the City of Kalispell and
Montana Public Works. Upon completion of said improvements, it will
then become the responsibility of the lot owners through the
established CC&R’s and open space through the HOA to properly
maintain weed free areas.
Source: WGM Group Field observations and preliminary plans
5. Wildlife

A. Identify species of fish and wildlife use the area affected by the proposed
subdivision.
The site contains no streams or wetlands and therefore provides to fish
habitat. Species of concern that may be affected by this development may
include the following, although no field observations of any of these
species have been recorded: Mammals – Grizzly Bear, Fisher; Birds - Bald
Eagle, Black-backed woodpecker, common loon, peregrine falcon;
Amphibians – Northern Leopard Frog, Western Toad;
Source: Montana Natural Heritage Program – Species Snapshot (Kalispell
buffered by 10 miles) http://mtnhp.org/SpeciesSnapshot/
Source: WGM Group Field observations and preliminary plans.
B. On a copy of the preliminary plat or overlay, identify known critical wildlife
areas, such as big game winter range, calving areas and migration routes;
riparian habitat and waterfowl nesting areas; habitat for rare or endangered
species and wetlands.
Not applicable.
C. Describe proposed measures to protect or enhance wildlife habitat or to
minimize degradation (e.g. keeping buildings and roads back from
shorelines; setting aside wetlands as undeveloped open space).
There are no shorelines or wetlands on the subject property to protect. At
full buildout, the property will include a connected open space network of
trails and parks.
Source: WGM topographic survey and preliminary plans
6. Land Use
A. Describe the existing historical use of the site.
According to Montana Cadastral, the Subject Property is a single parcel,
approximately 31.66 acres in size and is currently owned by Grosswiler
Dairy, Inc. There are several buildings on the property and some of them
are currently undergoing demolition (refer to the Site Map on Exhibit B-2).
An existing septic system to the north serves the residence. There is one
500-gallon propane tank located between the residence and the garage. A
portable 5-lb. propane tank was observed in the storage shed. A standpipe
was observed adjacent to the single family residence; this vent pipe is
connected to the buried heating oil tank that provides fuel to the furnace
inside the residence.
There were a number of buildings on the Subject Property currently
undergoing demolition. The barnwood (which is being salvaged for resale),
and the galvanized metal roofing siding are being stockpiled on the property
during the demolition activities. As this is a working farm, there were several
herbicide and chemical containers in a variety of sizes observed on the
property. Most containers were empty or nearly empty, except for one

approximately 5-gallon container that appeared to be full. Several 55-gallon
drums were also present; all appeared to be empty.
There were also a number of motor oil, tractor hydraulic fluid, portable
gasoline containers, and lubricant containers used for farming equipment
observed on the Subject Property, located near the tool shed east of the
dairy building currently being demolished; they were all less than 5 gallons
in size. There was a partially full, 5-gallon container of roofing tar that had
recently been moved to a plywood board; a small quantity (less than 3
gallons) of the tar appeared to have leaked onto the board and adjacent
grass. A variety of tools and equipment were stored in the garage and tool
shed.
Source: Owner
Source: WGM field investigations
B. Describe any comprehensive plan recommendations and other land use
regulations on and adjacent to the site. Is zoning proposed? Is annexation
proposed?
The property is located within City of Kalispell jurisdiction and is zoned R-3
with a PUD overlay. The original Starling PUD, of which this is a 30-acre
portion, was originally approved in 2009 with Kalispell City Ordinance 1618.
The zoning is not proposed to change, but a new PUD overlay is proposed
in place of the Starling PUD which has expired. The site is currently
surrounded by vacant or agricultural land uses. The Future Land Use Map
designates the following land use adjacencies:
• North: Urban Residential
• South: Suburban Residential, High Density Residential, and
Neighborhood Commercial
• East: High Density Residential
C. Describe the present uses of lands adjacent to or near the proposed
development. Describe how the subdivision will affect access to any
adjoining land and/or what measures are proposed to provide access.
Areas to all sides of the project are mostly undeveloped farmland. The City
of Kalispell Growth Policy (future land use) designates the following land
use adjacencies:
• North: Urban Residential
• South: Suburban Residential, High Density Residential, and
Neighborhood Commercial
• East: High Density Residential
The Phase One Preliminary Plat will utilize new access points via Four Mile
Drive to the south of the subject proposed plat.
Source: City of Kalispell Growth Policy
D. Describe the basis of the need for the subdivision. How much development
of a similar nature is, or is not, available in the area?

The City of Kalispell is rapidly expanding and there is a significant need for
affordable and workforce housing throughout the valley. This project is
targeted at the current market. The proposed development will be
complimentary to the surrounding land uses.
E. Describe any health or safety hazards on or near the subdivision (mining
activity, high voltage lines, gas lines, agricultural and farm activities,
shooting ranges, septage disposal operations, etc.) Any such conditions
should be accurately described and their origin and location identified.
There is a high voltage power corridor that runs along the north boundary
of the property. There are apparent agricultural uses on all sides of the
project area. Based on previous discussions with BPA development outside
the BPA easement will not be subject to noticeable levels of
electromagnetic fields (EMF). Concerns about EMF is more specific to
directly under the lines, none of which are on the subject property.
Source: WGM discussions w. Bonneville Power Administration
F. Describe any on-site uses creating a nuisance (unpleasant odor, unusual
noises, dust, smoke, etc.). Any such conditions should be accurately
described and their origin and location identified.
There are no significant nuisances anticipated by the proposed residential
and commercial development of the site. There will be construction-related
dust and noise when the infrastructure is being constructed and during
building construction which will be mitigated to the extent possible.
PART II - SUMMARY OF PROBABLE IMPACTS
Summarize the effects of the proposed subdivision on each topic below. Provide
responses to the following questions and provide reference materials as required:
1.

Effects on Agriculture
A. Is the proposed subdivision or associated improvements located on or near
prime farmland or farmland of statewide importance as defined by the
Natural Resource Conservation Service? If so, identify each area on a copy
of the preliminary plat.
The area is currently farmland, but it is unclear if this has been designated
as “prime farmland”. The site was previously approved under the Starling
PUD by the City of Kalispell. This has since expired, but the area has
already been planned for development in a similar nature that which is
being proposed.
Source: City of Kalispell Growth Policy
B. Describe whether the subdivision would remove from production any
agricultural or timberland.

The Subject Property is currently functioning as a farming operation,
primarily alfalfa, and single-family residence. Development of the property
would remove the associated agricultural land from production.
C. Describe possible conflicts with nearby agricultural operations, e.g.,
residential development creating problems for moving livestock, operating
farm machinery, operating septage disposal sites, maintaining water
supplies, controlling weeds or applying pesticides; agricultural operations
suffering from vandalism, uncontrolled pets or damaged fences.
There are no anticipated conflicts with nearby agricultural operations.
D. Describe possible nuisance problems which may arise from locating a
subdivision near agricultural or timber lands.
There are no anticipated nuisance issues anticipated with this
development.
E. Describe effects the subdivision would have on the value of nearby
agricultural lands.
The addition of this subdivision may increase the value of surrounding
agricultural land. It is possible that this development could serve as a
catalyst for other PUDs located on nearby properties per the City of
Kalispell Growth Plan, specifically, the previously expired Starling
Development.
Source: City of Kalispell Growth Plan
2. Effects on Agricultural Water User Facilities
A. Describe conflicts the subdivision would create with agricultural water user
facilities, e.g. residential development creating problems for operating and
maintaining irrigation systems, and whether agricultural water user facilities
would be more subject to vandalism or damage because of the subdivision.
Not applicable
B. Describe possible nuisance problems which the subdivision would generate
with regard to agricultural water user facilities, e.g. safety hazards to
residents or water problems from irrigation ditches, head gates, siphons,
sprinkler systems, or other agricultural water user facilities.
Not applicable
3. Effects on Local Services
A. Indicate the proposed use and number of lots or spaces in each:

Residential, single family: 83 lots
Residential, multiple family: 192 dwelling units
Types of multiple family structures and number of each, e.g. duplex, 4plex: 3 story apartments, Two 36-unit buildings and five 24-unit
apartment buildings.
Planned unit development (No. of units): 275 units
Commercial or Industrial: 1.77 acres of commercial/retail
B. Describe the additional or expanded public services and facilities that
would be required of local government or special districts to serve the
subdivision.
It is anticipated that no additional services will be required to serve the
proposed mixed-use and mixed-density development. The City is currently
constructing a water transmission main to serve this area, and previously
constructed the West Side Interceptor Sewer Transmission main with the
purpose of serving developments in this area.
i.

Describe additional costs that would result for services such as
roads, bridges, law enforcement, parks and recreation, fire
protection, water, sewer and solid waste systems, schools or busing,
(including additional personnel, construction, and maintenance
costs).
This development has been planned for in most of the above listed
aspects per the Kalispell Growth Policy and existing annexation
boundaries. In its completed state, it will provide city taxes to help
cover the additional costs of the expansion of the city services
described above.

ii.

Who would bear these costs, e.g. all taxpayers within the jurisdiction,
people within special taxing districts, or users of a service?
Additional services are not anticipated for this development, but all
property owners and residents living in the city will pay city taxes.

iii.

Can the service providers meet the additional costs given legal or
other constraints, e.g. statutory ceilings on mill levies or bonded
indebtedness?
Additional services are not anticipated.

iv.

Describe off-site costs or costs to other jurisdictions may be
incurred, e.g. development of water sources or construction of a
sewage treatment plant; costs borne by the municipality.

Additional services are not anticipated; the City has already
extended utilities, adjusted impact fees, and planned for this area to be
developed in a similar manner to which is being proposed..

C. Describe how the subdivision allows existing services, through expanded
use, to operate more efficiently, or makes the installation or improvement
of services feasible, e.g. allow installation of a central water system, or
upgrading a rural road.
This property will tie into the existing west side sewer interceptor to the
west of the property, a planned extension. Additionally, the City is
currently constructing a water transmission main in Four Mile Road in
which will serve the development. These services have been extended by
the city of Kalispell in an effort to serve this property along with the
greater west side of Kalispell. The developer will upgrade the existing
gravel road (Four Mile Drive), as well as install city streets internal to the
site with sidewalks and paths to access the development and continue
pedestrian access from the US-93 bypass multi use path.
Source: City of Kalispell.
D. What
i.
ii.
iii.

are the present tax revenues received from the unsubdivided land?
By the County
By the municipality if applicable
By the school(s)

According to tax records, the present tax revenue for the entire parcel
included in the PUD is $3772.59 annually. These revenues currently go to
Flathead County. The subdivision should yield a significant increase in tax
revenue for the City of Kalispell and associated schools through property
upgrades as well as provide city revenue from water and sewer
impact/monthly fees.
Source: Montana Cadastral Mapping, City of Kalispell.
E. Provide the approximate revenues received by each above taxing authority
if the lots are reclassified, and when the lots are all improved and built
upon. Describe any other taxes that would be paid by the subdivision and
into what funds.
It is unclear what the value of the constructed homes will be, however, for
assumption purposes, assume houses with a minimum value of $200,000
which correlates to approximately $2,000 annually in taxes. With 83
residential lots in the Phase One Preliminary Plat, this translates to
approximately $166,000 annually in property taxes alone. This does not
include the tax revenue that will be generated by the multifamily
development or the retail/commercial development.
Source: Montana Cadastral Mapping
F. Would new taxes generated from the subdivision cover additional public
costs?

Yes, it is anticipated that the revenue the City of Kalispell will receive from
property taxes and municipal services (water/sewer/garbage) will cover
additional public costs.
Source: WGM Group
G. How many special improvement districts would be created which would
obligate local government fiscally or administratively? Are any bonding
plans proposed that would affect the local government's bonded
indebtedness?
No special improvement districts are proposed as a part of this preliminary
plat and no bonding plans are specifically proposed with this property.
Source: WGM group
4. Effects on the Historic or Natural Environment
A. Describe and locate on a plat overlay or sketch map known or possible
historic, paleontological, archaeological or cultural sites, structures, or
objects that may be affected by the proposed subdivision.
There are no known historic, paleontological, archaeological, or cultural
sites, structures, or objects that will be affected by this project. The
existing property has been used as farmland historically, and beyond those
used in current farming operations, there are no existing structures
or evidence of former structures that exist on the property. An
environmental site assessment was completed on the property in the
summer of 2019
Source: WGM Group research/Environmental Assessment
B. How would the subdivision affect surface and groundwater, soils, slopes,
vegetation, historical or archaeological features within the subdivision or
on adjacent land? Describe plans to protect these sites.
i.

Would any stream banks or lake shorelines be altered, streams
rechanneled or any surface water contaminated from sewage
treatment systems, run-off carrying sedimentation, or concentration
of pesticides or fertilizers?
No stream banks or channels will be altered as a part of this
development. All proposed units will be connected to the City of
Kalispell’s water and sewer system; no sewage treatment systems
are proposed on site. All runoff from the site will be detained and
treated according to City of Kalispell and DEQ standards, and
discharged at predeveloped rates. Pesticides and fertilizer used for
residential landscaping applications will likely be negligible and
sediment should settle out via the treatment system and storm
water detention.

Source: WGM Group – Onsite visits and information obtained from
the City of Kalispell and Flathead County Public documents.
ii.

Would groundwater supplies likely be contaminated or depleted as a
result of the subdivision?
No wells are proposed as a part of this project; the groundwater will
not be impacted by this development. Additionally, there are no
subsurface discharges such as drain fields present on the site. The
completed development will be connected to City of Kalispell Water
and Sewer.
Source: WGM Group Preliminary Plans

iii.

Would construction of roads or building sites require cuts and fills
on steep slopes or cause erosion on unstable, erodible soils? Would
soils be contaminated by sewage treatment systems?
There are no steep slopes on the existing property. Additionally,
there are no existing or proposed onsite sewage treatment systems.

iv.

Describe the impacts that removal of vegetation would have on soil
erosion, bank, or shoreline instability.
Not applicable.
Source: WGM Group Preliminary Plans

v.

Would the value of significant historical, visual, or open space
features be reduced or eliminated?
No. The existing site is farmland with powerlines along the north
edge of the property; there is no significant historical value
associated with the property. Landscaping will be included as a part
of the open space developments and will improve the site from a
visual perspective.
Source: WGM Preliminary Plans

vi.

Describe possible natural hazards the subdivision could be subject
to, e.g., natural hazards such as flooding, rock, snow or land slides,
high winds, severe wildfires, or difficulties such as shallow bedrock,
high water table, unstable or expansive soils, or excessive slopes.
No. natural hazards out of the ordinary are expected on this
property. The development is proposed outside of the flood plain,
there are no large hillsides present in the vicinity where rocks or
snow could slide from, it is not located in a historically windy area,
there are no adjacent forests susceptible to wildfires, and a
geotechnical investigation of the site has taken place to provide
recommendations for constructing on the site’s soils.

Source: WGM Group – Onsite visits and information obtained from
the City of Kalispell and Flathead County Public documents.
C. How would the subdivision affect visual features within the subdivision or
on adjacent land? Describe anticipated efforts to visually blend the
proposed development with the existing environment, e.g. use of
appropriate building materials, colors, road design, underground utilities,
and revegetation of earthworks.
The subdivision will be constructed to provide a similar feel to other
residential construction in the area. All roads and utilities will be
constructed to City of Kalispell Standards, along with the open space
included and the associated landscaping. The CC and R’s will be written to
help ensure a uniform and aesthetically pleasing residential setting.
Source: WGM discussions with Owner.
5. Effects on Wildlife and Wildlife Habitat
A. Describe what impacts the subdivision or associated improvements would
have on wildlife areas such as big game wintering range, migration routes,
nesting areas, wetlands, or important habitat for rare or endangered
species.
The vast majority of the site is currently used for agriculture and no
endangered species are typically found in these types of properties in this
area.
Source: WGM Group – Onsite visits and information obtained from the City
of Kalispell and Flathead County Public documents.
B. Describe the effect that pets or human activity would have on wildlife.
It is anticipated that all pets within the proposed subdivision will be
controlled through the implementation of fencing or kennel areas. Dogs or
cats at-large will not be tolerated within the proposed development.
Source: WGM Group – Onsite visits and information obtained from the City
of Kalispell and Flathead County Public documents.
6. Effects on the Public Health and Safety
A. Describe any health or safety hazards on or near the subdivision, such as
natural hazards, lack of water, drainage problems, heavy traffic, dilapidated
structures, high pressure gas lines, high voltage power lines, or irrigation
ditches. These conditions, proposed or existing, should be accurately
described with their origin and location identified on a copy of the
preliminary plat.

There are no health or safety hazards on the subject property aside from
Bonneville Power Administration’s (BPA) high voltage lines that pass
adjacent to the north boundary of the property (not through). The location
of these high voltage lines is depicted on the PUD plan. Safety concerns
have been discussed with BPA and the main concern is that development
underneath the lines be limited in nature and limit long term exposure to
electromagnetic fields (EMF). There are no concerns about EMFs outside
the BPA easement depicted on the plans.
Source: Bonneville Power Administration
B. Describe how the subdivision would be subject to hazardous conditions
due to high voltage lines, airports, highways, railroads, dilapidated
structures, high pressure gas lines, irrigation ditches, and adjacent
industrial or mining uses.
Long term exposure to EMFs could have health impacts though there many
studies that show inconclusive results. This high voltage corridor is off the
subject property.
Source: Bonneville Power Administration
C. Describe land uses adjacent to the subdivision and how the subdivision will
affect the adjacent land uses. Identify existing uses such as feed lots,
processing plants, airports or industrial firms that could be subject to
lawsuits or complaints from residents of the subdivision.
Not applicable.
Source: WGM site visits
Source: Google Earth
D. Describe public health or safety hazards, such as dangerous traffic, fire
conditions, or contamination of water supplies that would be created by
the subdivision.
No public safety hazards are anticipated to result from this development.
Source: WGM Group Preliminary Plans
PART III - COMMUNITY IMPACT REPORT
Provide a community impact report containing a statement of estimated number of
people coming into the area as a result of the subdivision, anticipated needs of the
proposed subdivision for public facilities and services, the increased capital and
operating cost to each affected unit of local government. Provide responses to each
of the following questions and provide reference materials as required.
1.

Education and Busing
A. Describe the available educational facilities that would serve this
subdivision.

The project is located in the Glacier High School district and in the West
Valley elementary school and middle school districts.
Source: Google Earth
Source: Kalispell Public Schools
Source: West Valley School District
B. Estimate the number of school children that will be added by the
proposed subdivision.
In Flathead County there is an estimated 2.5 persons per household,
with roughly 22% of Flathead County residents under the age of 18. This
translates to approximately 0.55 children under 18 per household.
There are 275 units proposed, and at full occupancy, this would
translate to 151 children.
Source: US Census Bureau
Provide a statement from the administrator of the affected school
system indicating whether the increased enrollment can be
accommodated by the present personnel and facilities and by the
existing school bus system. If not, estimate the increased expenditures
that would be necessary to do so.
Glacier High School has approximately 1367 students and 77 teachers
per current google data. If all 151 students attended glacier high this
would raise the student to teacher ratio of 18:1 to 20:1.
West Valley School has approximately 412 students and 26 teachers
with a student teacher ratio of 16:1. If all 151 children attended West
Valley School, this would raise this ratio 22:1.
Additional information will be provided upon completion of the
Preliminary Plat and in the design stages of the project.
Source: https://www.publicschoolreview.com
2. Roads and Maintenance
A. Estimate how much daily traffic the subdivision, when fully occupied,
will generate on existing streets and arterials.
A full Traffic Impact study has been included with this preliminary plat
and PUD submittal in Part H: Traffic Impact Study.
B. Describe the capability of existing and proposed roads to safely
accommodate this increased traffic.
A full Traffic Impact study has been included with this preliminary plat
and PUD submittal in Part H: Traffic Impact Study.

C. Describe increased maintenance problems and increased cost due to
this increase in volume.
No increased maintenance aside from normal wear and tear to roads is
anticipated. Paving the two adjacent stretches of Stillwater Road and
Four Mile Drive should reduce maintenance costs as they will require
less maintenance in a paved condition. A full Traffic Impact study has
been included with this preliminary plat and PUD submittal in Part H:
Traffic Impact Study.
D. Describe proposed new public or private access roads including:
i.
Measures for disposing of storm run-off from streets and roads.
A storm water collection system will be installed in all the roads
to collect and convey storm water runoff from roads to either
retention or detention ponds. Full extent of storm water system
will be assessed when design takes place.
ii.

Type of road surface and provisions to be made for dust.
All roads will be asphalt and constructed to City of Kalispell
Standards.
Source: WGM Preliminary Plans
Source: City of Kalispell Standards for Design and Construction

iii.

Facilities for streams or drainage crossing (e.g. culverts, bridges).
Not applicable.

iv.

Seeding of disturbed areas.
Prior to final completion, all disturbed areas will be either seeded
or landscaped to prevent excessive sediment laden runoff from
leaving the site.
Source: WGM Preliminary Plans
Source: City of Kalispell Standards for Design and Construction

E. Describe the closing or modification of any existing roads.
No existing roads will be closed or modified as a part of this project.
Source: WGM Preliminary Plans
F. Explain why road access was not provided within the subdivision, if
access to any individual lot is directly from arterial streets or roads.
Not applicable; all lots are accessed by new interior roads.

G. Is year-round access by conventional automobile over legal rights-ofway available to the subdivision and to all lots and common facilities
within the subdivision? Identify the owners of any private property over
which access to the subdivision will be provided.
Access will be maintained via the subdivision roads year round to allow
residential and postal service access along with BPA access to their
towers and lines.
Source: WGM Preliminary Plans
H. Estimate the cost and completion date of the system, and indicate who
will pay the cost of installation, maintenance and snow removal.
This has yet to be determined. If the roads are turned over to the City
of Kalispell, the owner will pay for the installation and the city will own
and maintain the roads within the subdivision.
3. Water, Sewage, and Solid Waste Facilities
A. Briefly describe the water supply and sewage treatment systems to be
used in serving the proposed subdivision, e.g. methods, capacities,
locations.
Water and sewage systems will be provided by the developer and
turned over to City of Kalispell Public works. The City of Kalispell is
currently constructing a sewer system to collect from the west side of
the valley (the West Side Interceptor Project). This project will include
its own wastewater conveyance system to be connected as a part of
this effort to sewer the west side of the valley and bring wastewater to
the City’s Wastewater treatment plant on the south end of the City.
City water is supplied by a series of wells and storage tanks. A water
Transmission main is slated for spring 2020 construction and will be
available in Four Mile Drive at the south of the project and will be
extended in anticipation of a project at this location.
Source: City of Kalispell West Side Interceptor Plans and Four Mile Drive
Transmission Main Plans
B. Provide information on estimated cost of the system, who will bear the
costs, and how the system will be financed.
The costs will be covered by the developer and investors. Upon
completion and approval, the City of Kalispell will assume ownership of
the water system and sewage conveyance system.
Order of Magnitude Costs for main extensions (services not included):
Water: $500,000
Sewer: $400,000

Source: WGM Group
Source: City of Kalispell
C. Where hook-up to an existing system is proposed, describe estimated
impacts on the existing system, and show evidence that permission has
been granted to hook up to the existing system.
As previously described, water and sewer services to the proposed
development will be provided by extensions of the City of Kalispell
public water supply and sewage collection systems. Until further
engineering is completed it is unknown the extent of water line
extension that is required to provide proper water pressure for the
subdivision. However, it is our understanding that sufficient capacity is
available to serve all proposed development.
Wastewater from the proposed lots will flow through the new
wastewater collection system and tie into the City of Kalispell’s West
Side Interceptor; a project designed specifically to collect and convey
wastewater from this end of the valley and to promote City growth. It
is our understanding that there is sufficient capacity to accommodate
the proposed development.
Permission to extend the City’s water and sewer cannot be granted until
detailed plans and specifications have been reviewed and approved by
the City and the Montana Department of Environmental Quality.
Source: WGM Group – Onsite visits and information obtained from the
City of Kalispell and Flathead County Public Documents.
D. All water supply and sewage treatment plans and specifications will be
reviewed and approved by the Department of Environmental Quality
(DEQ) and should be submitted using the appropriate DEQ application
form.
Not Applicable, no water supply systems or sewer treatment systems
are proposed. Prior to completion, all water and sewer plans will be
submitted to the DEQ and the City of Kalispell for comment and
approval of proposed extensions and connections to the City of
Kalispell water and wastewater systems.
Source: City of Kalispell Design and Construction Standards
Source: Department of Environmental Quality
E. Describe the proposed method of collecting and disposing of solid
waste from the development.
Requests for garbage service will be made upon development
completion and must be directed to the City of Kalispell Public Works

Office. The cost for services is assessed annually for one time per week
pickup and is included in property tax assessments.
Source: WGM Group – Onsite visits and information obtained from the
City of Kalispell.
F. If use of an existing collection system or disposal facility is proposed
indicate the name and location of the facility.
The City of Kalispell Public works department will provide garbage
collection and disposal. This service is included in property taxes that
will result as a part of the built-out development.
4. Fire and Police Protection
A. Describe the fire and police protection services available to the
residents of the proposed subdivision including number of personnel
and number of vehicles or type of facilities for:
i.

Fire protection -- is the proposed subdivision in an existing fire
district? If not, will one be formed or extended? Describe what
fire protection procedures are planned?
The proposed project is located within the City of Kalispell Fire
Department Response Area and is in the city limits boundary. It
will be connected to the City of Kalispell’s public water system
and fire hydrants will be provided throughout the subdivision.
Kalispell has a full-service Fire department staff available 24
hours a day, seven days a week. As a part of subdivision
approval of the water system, Public Works and the Fire Marshall
will review the sizing pressure and location to the hydrants
needed to serve the development. Multi family buildings will
require fire service lines, but will need to be sized based on
demand which has yet to be determined.
Fire Station 62 is located in North Kalispell on Old Reserve Drive
and is less than a two mile drive away from the subject property.
Source: City of Kalispell Fire Department website and City of
Kalispell Design Standards

ii.

Law Enforcement protection –is the proposed subdivision within
the jurisdiction of a County Sheriff or municipal policy
department?
The City of Kalispell Police department will assume jurisdiction of
the proposed development as it is currently within the city limits
boundaries.

Source: City of Kalispell Police
Source: Kalispell Building and Planning Department GIS
B. Can the fire and police protection service needs of the proposed
subdivision be met by present personnel and facilities? If not, describe
the additional expenses that would be necessary to make these services
adequate, and who would pay the costs?
The City of Kalispell should be adequately staffed to accommodate the
development. As this project will be incorporated into the city, the
additional police service would be covered by City of Kalispell.
Source: City of Kalispell
5. Parks and Recreation Facilities
A. Describe park and recreation facilities to be provided within the
proposed subdivision and other recreational facilities that will serve the
subdivision.
A total of 4.32 acres of Openspace/park area has been included as a
part of the layout. Those parks are broken out as follows:
Central Park
1.92 Acres
Western Linear Park
0.62 Acres
Eastern Linear Park
0.30 Acres
Pocket Park
0.70 Acres
Walk through Park
0.14 Acres
Entrance Monument Area 1
0.07 Acres
Entrance Monument Area 2
0.03 Acres
Clubhouse Park
0.54 Acres
Open space and park space has been designated throughout the
development. The single-family residential phase of the development is
served by a 1.92-acre central park. On the east side of the site, the
development includes a 0.70-acre pocket park and 0.54-acre clubhouse
park. An additional 0.38-acre linear park is at the west entrance of the
site and on the north side of the multi family residential site there is
another 0.30 acre linear aprk. The specific types of amenities included
with these open space areas have yet to be determined, but will include
picnic tables, playgrounds, benches, and landscaping. The development
also includes a walking path linking the open space areas and access to
the Bonneville Power Easement where it is anticipated a future trail
system will be constructed.
Source: WGM Preliminary Plans
B. List other parks and recreation facilities or sites in the area and their
approximate distance from the site.

The Kalispell Kidsports Complex is located a half mile to the east of the
project site. Northridge Park is located 1.2 miles to the southeast.
Westview Park is located 1.5 miles to the northeast. Sunset Park is
located 1.6 miles to the southeast.
Source: Google Earth
C. If cash-in-lieu of parkland is proposed, state the purchase price per acre
or current market value (values stated must be no more than 12 months
old).
The property was roughly valued at $218,000/28.2 acres or
$7,730/acre. The intention is to provide adequate amenities to account
for any deficiencies in park area. The developer plans to install a
clubhouse ($150,000) to serve the single family side, as well as a
second one on the multifamily side ($150,000), playground equipment
($15,000+), benches ($500), Picnic Tables ($600). Specifics will be
determined during design and landscape planning.
Source: Owner, WGM Preliminary Plans.
6. Payment for Extension of Capital Facilities
A. Indicate how the subdivider will pay for the cost of extending capital
facilities resulting from expected impacts directly attributable to the
subdivision.
The developer will use a combination of investors and (or) construction
loans from lending institutions to raise the capital to build the
infrastructure required for the planned unit development.
Source: Owner
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ALTA COMMITMENT FOR TITLE INSURANCE

Issued By
OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
NOTICE
IMPORTANT – READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE POLICIES. ALL CLAIMS
OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS COMMITMENT OR THE POLICY MUST BE BASED
SOLELY IN CONTRACT.
THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, OPINION OF TITLE, OR
OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE COMPANY TO DETERMINE INSURABILTY OF THE
TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT
OF THE COMPANY, AND CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.
THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED IDENTIFIED IN SCHEDULE A
IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE COMPANY HAS NO LIABILITY OR OBLIGATION
INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER PERSON.

COMMITMENT TO ISSUE POLICY
Subject to the Notice; Schedule B, Part I – Requirements; Schedule B, Part II – Exceptions; and the Commitment Conditions, Old Republic
National Title Insurance Company, a Florida Corporation (the “Company”), commits to issue the Policy according to the terms and
provisions of this Commitment. This Commitment is effective as of the Commitment Date shown in Schedule A for each Policy described in
Schedule A, only when the Company has entered in Schedule A both the specified dollar amount as the Proposed Policy Amount and the
name of the Proposed Insured.
If all of the Schedule B, Part I – Requirements have not been met within six months after the Commitment Date, this Commitment terminates
and the Company’s liability and obligation end.

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.
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. 725878-FT
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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.

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. 725878-FT
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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.

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
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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.: 725878-FT
Property Address: 430 Stillwater Rd, Kalispell, MT 59901
Revision No.: 1

SCHEDULE A
1.

Commitment Date: June 03, 2019 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: 430 Stillwater Road, LLC, a Montana limited
liability company
Proposed Policy Amount: $1,200,000.00
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:
Grosswiler Dairy, Inc., a Montana corporation

2745.50

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.
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5.

The Land is described as follows:
TRACT 1 OF CERTIFICATE OF SURVEY NO. ___________, SITUATED, LYING AND BEING IN
THE SOUTH HALF OF THE SOUTHEAST QUARTER OF SECTION 35, TOWNSHIP 29 NORTH,
RANGE 22 WEST, P.M.M., FLATHEAD COUNTY, MONTANA.

By:

Authorized Countersignature

(This Schedule A valid only when Schedule B is attached.)

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
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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.

7.

We require a survey being filed with the county clerk and recorder prior to or at closing.

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.
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are prohibited. Reprinted under license from the American Land Title Association.
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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.

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.
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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
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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.

2019 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
2018

1st Half
$3505.48 PAID

2nd Half
$3505.44 PAID

Parcel Number
0309915
(Covers Prem. &OP)

11.

Easement for telephones granted to Mountain States Power Company, recorded March 30, 1954, as
Instrument No. 1536.

12.

Sixty foot declared county roads (Stillwater Road and Four Mile Drive) as shown on available county
assessor maps.

13.

Easement for communications system granted to American Telephone and Telegraph Company
recorded May 4, 1994, as Instrument No. 94-124-09350.

14.

Easement for communications system granted to American Telephone and Telegraph Company
recorded May 4, 1994, as Instrument No. 94-124-09360.

15.

Mortgage datedFebruary 23, 2006, to secure an original indebtedness of $1,000,000.00, and any other
amounts and/or obligations secured thereby.
Recorded: March 1, 2006, as Instrument No. 2006-060-08400
Mortgagor: Grosswiler Dairy, Inc.
Mortgagee: Whitefish Credit Union
(Covers premises and other property)
Modification Agreement recorded October 18, 2010, as Doc. No. 2010-000-23943.

This page is only a part of a 2016 ALTA ® Commitment for Title Insurance issued by Old Republic National Title Insurance Company. This Commitment
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16.

Latecomers Agreement upon the terms, conditions and provisions contained therein:
Parties: Owl Corporation and the City of Kalispell
Recorded: May 5, 2006, as Doc. No. 2006-125-09030
Amendment to Latecomers Agreement recorded May 18, 2011, as Doc. No. 2011-000-10329.
Memorandum of Understanding in connection to above agreement, recorded August 16, 2011, as
Doc. No. 2011-000-16731.

17.

Resolution No. 5215A by the City of Kalispell for the Starling Growth Policy Amendment filed July 24,
2007, as Doc. No. 2007-000-22049.

18.

Resolution No. 5216 by the City of Kalispell for annexation filed August 15, 2007, as Doc. No. 2007000-24779.

19.

Petition to Annex and Notice of Withdrawal from Rural Fire District filed August 15, 2007, as Doc.
No. 2007-000-24780.

20.

Ordinance No. 1618 by the City of Kalispell for zoning change filed April 10, 2009, as Doc. No. 2009000-09935.

21.

Property Use and Restriction Agreement upon the terms, conditions and provisions contained therein:
Parties: Cyncat, Inc., CPG & Associates, Inc., Grosswiler Dairy, Inc. AND Aspen Stillwater
Properties, LLC
Recorded: November 18, 2014, as Doc. No. 2014-000-23619
(Covers premises and other property)

22.

Easement for Road and Utilities granted to City of Kalispell, recorded April 25, 2019 as Doc. No. 2019000-07623.

23.

Reimbursement Agreement upon the terms, conditions and provisions contained therein:
Parties: Grosswiler Dairy, Inc., etal
Recorded: May 15, 2019, as Doc. No. 2019-000-09099
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INFORMATIONAL NOTES
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Phase I Environmental Site Assessment
Stillwater Rd, Kalispell, MT
WGM Project Number: 19-06-09
Client: 430 Stillwater Road, LLC
6.24.2019
1111 East Broadway, Missoula, MT 59802 I OFFICE 406.728.4611 I EMAIL wgm@wgmgroup.com

REPORT DATE:
June 24, 2019
AUTHOR:
Michael J. Smith, P.E.
Environmental Project Engineer
WGM Group, Inc.

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

REGULATORY AND TECHNICAL
ACRONYMS
AAI

All Appropriate Inquiry

ACBM

Asbestos-Containing Building Materials

ASTM

American Society for the Testing and Materials

AST

Aboveground Storage Tank

AULs

Activity and Use Limitations

CECRA

Comprehensive Environmental Cleanup and Responsibility Act

CERCLA

Comprehensive Environmental Response, Compensation and Liability Act

CERCLIS

Comprehensive Environmental Response, Compensation and Liability
Information System

CORRACTS

Corrective Action Report under RCRA

CREC

Controlled Recognized Environmental Condition

DEQ

Department of Environmental Quality

EPA

U.S. Environmental Protection Agency

ERNS

Emergency Response Notification System

ESA

Environmental Site Assessment

HREC

Historical Recognized Environmental Condition

LBP

Lead-Based Paint

LLP

Landowner Liability Protection

LUST

Leaking Underground Storage Tank

MDT

Montana Department of Transportation

MSD

Minimum Search Distance

MSL

Mean Sea Level

NFRAP

No Further Remedial Action Planned under CERCLA

NPL

National Priorities List

PCB

Polychlorinated Biphenyl

REC

Recognized Environmental Conditions

RCRA

Resource Conservation and Recovery Act

TSDF

Treatment, Storage or Disposal Facility for Hazardous Waste

USGS

United States Geological Survey

UST

Underground Storage Tank

VCRA

Voluntary Cleanup and Redevelopment Act

WQA

Water Quality Act

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

EXECUTIVE SUMMARY
In accordance with WGM Group, Inc.’s (WGM) June 10, 2019 contract, WGM performed
a Phase I Environmental Site Assessment (ESA) of a portion of the Grosswiler Dairy
Property located at 430 Stillwater Road (Subject Property) in Kalispell, Montana. This
ESA is certified for 430 Stillwater Road, LLC (Client) and was conducted in accordance
with Standard E 1527-13 issued by the American Society for Testing and Materials
(ASTM) and conforms to the U.S. Environmental Protection Agency’s Standards and
Practices for All Appropriate Inquiries - Final Rule, published November 6, 2013.
The purpose of this ESA is to identify Recognized Environmental Conditions (RECs), if
any, in connection with the Subject Property. A REC, as defined by ASTM Standard
E 1527-13, is the presence or likely presence of any hazardous substances or petroleum
products in, on, or at a property: (1) due to any release to the environment; (2) under
conditions indicative of a release to the environment; or (3) under conditions that pose
a material threat of a future release to the environment. Environmental conditions
determined to be de minimis are not RECs.
Based on the ESA, WGM identified one REC and one de minimis condition for the
Subject Property: the presence of the heating oil UST near the single family residence
is considered a REC for the property; the presence of multiple full or partially full
chemical and petroleum product containers, including one that had leaked a small
quantity of roofing tar on the ground, is considered a de minimis condition for the
Subject Property.
WGM recommends that the heating oil UST be emptied and removed by a certified
UST removal contractor in accordance with all applicable laws and regulations. WGM
also recommends that all full, partially full, and empty chemical and petroleum
containers be removed from the Subject Property and properly disposed.
It is WGM’s opinion that no further assessment relative to presence or likely presence
of hazardous substances and petroleum products on the Subject Property is warranted
at this time. However, if, during removal of the heating oil UST, there is evidence
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observed of a petroleum release from the UST, WGM recommends that all available
information be evaluated and additional investigation be considered as necessary.
WGM's ESA was performed in accordance with generally accepted practices of the
profession undertaken in similar studies at the same time and in the same geographical
area, and WGM observed that degree of care and skill generally exercised by the
profession under similar circumstances and conditions.
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1.0 INTRODUCTION
In accordance with WGM Group, Inc.’s (WGM) June 10, 2019 contract, WGM performed
a Phase I Environmental Site Assessment (ESA) of a portion of the Grosswiler Dairy
Property located at 430 Stillwater Road (Subject Property) in Kalispell, Montana. This
ESA is certified for 430 Stillwater Road, LLC (Client) and was conducted in accordance
with Standard E 1527-13 issued by the American Society for Testing and Materials
(ASTM) and conforms to the U.S. Environmental Protection Agency’s (EPA’s)
Standards and Practices for All Appropriate Inquiries - Final Rule, published November
6, 2013.
The Subject Property area is the tract of land bounded by Stillwater Road, Four Mile
Drive, and the Bonneville Power line corridor. It is approximately 31.66-acres in size
and is located in Section 35, Township 29 North, Range 22 West, Kalispell, Montana.
The property was recently in use as a Dairy Farm. Appendix A includes details
regarding Subject Property boundaries. A location map, site map, and a topographic
map are included in Appendix B.
The purpose of this ESA is to identify Recognized Environmental Conditions (RECs), if
any, in connection with the Subject Property. A REC, as defined by ASTM Standard
E 1527-13, is the presence or likely presence of any hazardous substances or petroleum
products in, on, or at a property: (1) due to any release to the environment; (2) under
conditions indicative of a release to the environment; or (3) under conditions that pose
a material threat of a future release to the environment. Environmental conditions
determined to be de minimis are not RECs.
A review of regulatory records was obtained from Environmental Data Research, LLC
(EDR) and is included in Appendix C. A site visit was completed by WGM’s on June
17, 2019 by Stephanie Reynolds, P.E. The site reconnaissance and existing conditions
are discussed in Section 4.0 and site photos are included in Appendix D.

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

1

1.1 PURPOSE
The purpose of this ESA is to identify current and historical RECs regarding the Subject
Property. ASTM Standard E 1527-13 states that: “This practice is intended for use on a
voluntary basis by parties who wish to assess the environmental condition of
commercial real estate considering commonly known and reasonably ascertainable
information. While use of this practice is intended to constitute all appropriate inquiry
for the purposes of landowner liability protection, it is not intended that its use be
limited to that purpose. This practice is intended primarily as an approach to conduct
an inquiry designed to identify recognized environmental conditions in connection
with a property.”

1.2 SIGNIFICANT ASSUMPTIONS
WGM assumes that all information obtained from others regarding the Subject
Property is correct and complete, that the Client and the current owner of the property
have provided WGM with all reasonably ascertainable prior environmental information
concerning the property, and that this report will be read in its entirety. This report is
an instrument of service of WGM and includes limited research, a review of specified
and reasonably ascertainable listings, and site reconnaissance to identify RECs in
general accordance with ASTM Standard E 1527-13; however, this investigation may
reflect additional or reduced services or service enhancements requested or
authorized by the Client.
WGM’s Phase I ESA was performed in accordance with generally accepted practices
of the profession undertaken in similar studies at the same time and in the same
geographical area, and WGM observed that degree of care and skill generally
exercised by the profession under similar circumstances and conditions.
This report is not a comprehensive site characterization or regulatory compliance audit
and should not be construed as such. The opinions presented in this report are based
upon findings derived from site reconnaissance, a review of specified records, and
sources and comments made by interviewees. Specifically, WGM does not and cannot
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represent that the Subject Property contains no hazardous or toxic materials,
products, or other latent conditions beyond that observed by WGM during its site
assessment. Further, the services herein shall in no way be construed, designed, or
intended to be relied upon as legal interpretation or advice.

1.2.1 RECS
RECs are defined under the ASTM standard as: “the presence or likely presence of
any hazardous substances or petroleum products on a site under conditions that
indicate an existing release, a past release, or a material threat of release of any
hazardous substances or petroleum products into structures on the property or
into the ground, groundwater or surface water of the property. The term is not
intended to include de minimis conditions that generally do not present a threat to
human health or the environment and that generally would not be the subject of an
enforcement action if brought to the attention of appropriate governmental
agencies.”

1.2.2 HRECS
Historical Recognized Environmental Conditions (HRECs) are defined under the
ASTM standard as “a past release of any hazardous substances or petroleum
products that has occurred in connection with the property and has been
addressed to the satisfaction of the applicable regulatory authority or meeting
unrestricted use criteria established by a regulatory authority, without subjecting
the property to any required controls (for example, property use restrictions,
activity and use limitations, institutional controls, or engineering controls).” An
HREC may or may not be determined to be a REC for a Subject Property at the
time of the assessment.

1.2.3 CRECS
Controlled Recognized Environmental Conditions (CRECs) are RECs resulting from
a past release of hazardous substances or petroleum products that have been
addressed to the satisfaction of the applicable regulatory authority (for example,
as evidenced by the issuance of a no further action letter or equivalent, or meeting
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risk-based criteria established by regulatory authority), with hazardous substances
or petroleum products allowed to remain in place subject to the implementation of
required controls (for example, property use restrictions, activity and use
limitations, institutional controls, or engineering controls). CRECs are considered to
be RECs for a Subject Property at the time of the assessment.

1.2.4 DATA GAPS
A data gap is a lack of or inability to obtain information required by ASTM Standard
E 1527-13 despite good faith efforts by the environmental professional to gather
such information. Data gaps may result from incompleteness in any of the activities
required by ASTM Standard E 1527-13, including, but not limited to site
reconnaissance (for example, an inability to conduct the site visit), and interviews
(for example, an inability to interview the key site manager, regulatory officials,
etc.).
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2.0 LIMITATIONS OF ASSESSMENT
This ESA was conducted solely for the Client and is nontransferable. The Client may
not assign, transfer, or convey this ESA to another person or entity without the prior
written consent of WGM. No person or entity who is not a party to this contract may
rely on this ESA for any purpose.
There are inherent limitations associated with ESAs. For example, this ESA did not
include any inquiry with respect to radon, methane, asbestos, mold, lead in drinking
water, or other services or potential conditions or features not specifically identified
and discussed herein. WGM is providing information about some of the limitations
inherent with this ESA solely to assist the Client with identifying and thereby managing
some of the risks. These risks can potentially be mitigated—but never completely
eliminated—through additional research. WGM will, upon the Client’s request, advise
the Client of the additional research which the Client may want to consider and the
associated costs. If the Client does not request the additional research or if the Client
does not ask about the additional research that can be done, then WGM will not do
the additional research. In those instances where additional services or service
enhancements are included in the report as requested or authorized by the Client,
some of the specific limitations attendant to those services are presented in the text
of the report itself.
The findings and opinions conveyed via this ESA report are based upon information
obtained at a particular date from a variety of sources enumerated herein, and which
WGM believes are reliable. Nonetheless, WGM cannot and does not warrant the
authenticity or reliability of the information sources it has relied upon.
This report represents WGM’s service to the Client as of the report date. In this regard,
the report constitutes WGM’s final document, and the text of the report may not be
altered in any manner after final issuance of the same. Opinions relative to
environmental conditions given in this report are based upon information derived from
the most recent site reconnaissance date and from other activities described herein.
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The Client is herewith advised that the conditions observed by WGM are subject to
change. Certain indicators of the presence of hazardous materials may have been
latent or not present at the time of the most recent site reconnaissance and may have
subsequently become observable. In a similar manner, the research effort conducted
for an ESA is limited. Accordingly, it is possible that WGM Group’s research, while fully
appropriate for an ESA and in compliance with the scope of services, may not include
other important information sources. Assuming such sources exist, their information
could not have been considered in the formulation of our findings and conclusions.
This report is not a comprehensive site characterization or regulatory compliance audit
and should not be construed as such. The opinions presented in this report are based
upon findings derived from site reconnaissance, a review of specified records, and
sources and comments made by interviewees. Specifically, WGM does not and cannot
represent that the Subject Property contains no hazardous or toxic materials,
products, or other latent conditions beyond that observed by WGM during its site
assessment. Further, the services herein shall in no way be construed, designed, or
intended to be relied upon as legal interpretation or advice.
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3.0 RECORDS REVIEW
WGM obtained and reviewed historical records to assist in identification of RECs
regarding the Subject Property.

3.1 PHYSICAL SETTING INFORMATION
The Subject Property at 430 Stillwater Road in Kalispell, Flathead County, Montana.
The area is the tract of land bounded by Stillwater Road, Four Mile Drive, and the
Bonneville Power line corridor. It is approximately 31.66-acres in size and is located in
Section 35, Township 29 North, Range 22 West, Kalispell, Montana. A location map,
site map, and topographic map are included in Appendix B.
The physical setting of the Subject Property and adjoining properties were observed
during a site visit on June 17, 2019 by Stephanie Reynolds, P.E., under the supervision
of WGM’s Environmental Professional, Michael Smith, P.E. Published reports and maps
containing information related to topography, soil conditions, and geologic features
were also reviewed. This information was used to predict contaminant movement in
the environment. The overall condition of the site was observed to be fair to good.

3.1.1 TOPOGRAPHY
A topographic map for the Subject Property and nearby vicinity was obtained from
Montana Digital Library. There are glacial drumlins in the vicinity of the Subject
Property which create slight undulations in topography. The average elevation at
the Subject Property is approximately 3,046 feet above mean sea level. A Topo
Map of the Subject Property is included in Appendix B.

3.1.2 REGIONAL AND SITE GEOLOGY/HYDROGEOLOGY
During the Late Pleistocene Epoch, between 126 to 11.7 million years ago, the
Flathead Lobe of the Cordilleran Ice Sheet covered the Flathead Valley and
terminated at the southern shore of present-day Flathead Lake. Meltwater from the
Flathead Lobe scoured and filled the Flathead Valley with glacial till and outwash,
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and in addition created multiple glacial drumlins near the Subject Property. The
subject property is located within the Kalispell aquifer subarea of the Flathead
Valley. Based on the local topography, the orientation and influence of the nearest
significant surface water body (the Stillwater River), and local and regional
knowledge, near-surface groundwater flow at the Subject Property is assumed to
be generally flowing toward the river, in a southeasterly direction.

3.1.3 SOIL CONDITIONS
The majority of the Subject Property is underlain by the Prospect stony loam soil
unit. The unit is classified as well drained and characteristic of river moraine
landforms with glacial till parent material. The southeast corner of the Subject
Property contains Blachard very fine sandy loam, characteristic of dune landforms
of eolian deposits. The Kalispell loam soil unit underlies the northeastern corner of
the Subject Property. Kalispell loam soils are typically found in terrace landform
and contain alluvium parent material. A Custom Soil Resource Report was
generated from the Natural Resources Conservation Service (NRCS) database and
is included in Appendix C.

3.2 PREVIOUS ENVIRONMENTAL REPORTS
No previous environmental reports associated with the Subject Property were
identified.

3.3 LIENS AND/OR USE LIMITATIONS
No environmental liens or activity and use limitations were identified by EDR with
respect to the Subject Property.

3.4 HISTORICAL USE INFORMATION
Historical use information for the Subject Property and adjoining properties was
obtained by reviewing reasonably available and ascertainable historical sources
including but not limited to:
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•

Interviews,

•

Sanborn maps,

•

Historical aerial photos, and

•

Additional sources listed below.

This information is used to identify the likelihood that historical uses may have led to
potential RECs in connection with the Subject Property.

3.4.1 SANBORN FIRE INSURANCE MAPS
From 1867 to the 1970s, the Sanborn Map Company produced maps to aid in the
assessment of fire insurance liability for urbanized commercial and industrial
districts in the United States. The maps included property boundaries, building
locations, street names and natural features, and have become a valuable resource
for historical research. No Sanborn Maps were identified for the Subject Property
in EDR’s proprietary Sanborn Library collection.

3.4.2 AERIAL PHOTOS
Reasonably available aerial images of the Subject Property and vicinity were
reviewed to evaluate the Subject Property over time and the potential for RECs.
Aerial photographs from 1946 through 2017 were reviewed. Copies of these aerial
photographs are provided in Appendix C.
The review of aerial photographs indicates that historically, the site has been used
as a farm since at least 1946. The Subject Property has changed very little, as the
layout and characteristics of the Subject Property and adjoining properties have
not changed since 1946. A description of current property use is included in Section
4.0. No RECs were identified during the review of aerial photographs.

STILLWATER RD PROPERTY - KALISPELL
Phase I Environmental Site Assessment

9

3.5 REGULATORY REVIEW
The purpose of the regulatory records review is to assess reasonably available records
that will help identify potential RECs in connection with the Subject Property. In
Montana, these records are chiefly maintained by the EPA and the Montana
Department of Environmental Quality (DEQ). Some records pertain not only to the
Subject Property, but also to properties within an additional approximate search
distance in order to help assess the likelihood of potential environmental concerns
from migrating hazardous substances of petroleum products. Unless stated otherwise,
the approximate minimum search distances used are specified in ASTM E 1527-13.
A search of available federal and state environmental records was completed using
the sources cited in Section 8.0, including the specific government records searched
by EDR (included in Appendix C) and the online-accessible EPA, DEQ, and local
databases. As shown in the table below, only applicable facility was identified within
the standard search distances noted in ASTM E 1527-13.
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DATABASE REVIEW:
REGULATED FACILITIES IN VICINITY OF SUBJECT PROPERTY
Search
Radius

Facility

1.0 mile

Federal CERCLIS and NPL Sites, including delisted NPL
Sites

0

0.5 miles

Federal CERCLIS NFRAP Sites (SEMS-ARCHIVE)

0

1.0 mile

Federal RCRA CORRACTS Facility Sites (CORRACTS)

0

0.5 mile

Federal RCRA non-CORRACTS TSD Facility Sites
(RCRA TSDF)

0

Quantity1

Property and
Federal RCRA Generators Sites (RCRA LQG, RCRA
Adjoining Properties SQG)

0

Property

Federal Institutional Control/Engineering Control
Registry Sites (LUCIS, US ENG CONTROLS, US INST
CONTROLS)

0

Property

Federal ERNS List Sites (ERNS)

0

1.0 mile

State and Tribal Equivalent NPL and CERCLIS Sites,
including DEL SHWS and SHWS

4

0.5 miles

State and Tribal Eq. landfill and/or Solid Waste Disposal
Sites (SWF/LF)

0

0.5 miles

State and Tribal LUST Sites

0

Property and
State and Tribal Registered Storage Tank Sites
Adjoining Properties

1

2

Property

State and Tribal Institutional Control/Engineering
Control Registry Sites (INST CONTROL)

0

0.5 miles

State and Tribal Brownfield Sites

0

1
2

Sites that were identified by EDR but located outside the minimum search distance are not
included in the table.
Identified tank is not registered, see Section 3.5.1 for details

3.5.1 MONTANA AND TRIBAL REGISTERED UST FACILITIES
Underground Storage Tank (UST) facilities are those where there are or were
registered USTs. Unless these facilities are also listed on DEQ’s LUST facility list,
they have no known contamination issues associated with them, but are identified
here for informational purposes. The DEQ and Indian databases were searched by
EDR for UST facilities within a quarter-mile radius of the subject property.
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RESULTS: No registered UST facilities were identified by EDR on the Subject
Property or on the adjoining properties; however, one unregistered UST was
identified on the Subject Property. USTs installed prior to 1989 are not required to
be registered with the DEQ. According to EDR and the DEQ database, the identified
UST is a 300-gallon heating oil UST installed in 1970. This UST is a bare steel tank
with no secondary containment or leak-detection capabilities.
Due to the age, materials of construction, and contents of this UST, it is considered
a REC for the subject property. See Section 6.1 for recommendations regarding
RECs and de minimis conditions.
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4.0 SITE RECONNAISSANCE
The objective of the site reconnaissance is to obtain information indicating the
likelihood of identified RECs in connection with the Subject Property that are not
obstructed by bodies of water, adjacent buildings, or other obstacles.

4.1 SITE OBSERVATIONS
The Subject Property and adjoining properties were visually observed on June 17, 2019
by Stephanie Reynolds, P.E. The purpose of site reconnaissance was to obtain
information indicating the potential presence of RECs in connection with the Subject
Property. The Subject Property is owned by the Grosswiler Dairy, Inc. Tanner Marvin is
related to the family that owns the property and he provided access as the Key Site
Manager for this ESA.

4.1.1 SITE OVERVIEW AND CURRENT USE
The Subject Property is currently functioning as a farming operation and singlefamily residence. According to Montana Cadastral, the Subject Property is a single
parcel, approximately 31.66 acres in size and is currently owned by Grosswiler
Dairy, Inc. There are several buildings on the property and some of them are
currently undergoing demolition (refer to the Site Map included in Appendix B).
An existing septic system to the north serves the residence. There is one 500-gallon
propane tank located between the residence and the garage. A portable 5-lb.
propane tank was observed in the storage shed. A standpipe was observed
adjacent to the single family residence; this vent pipe is connected to the buried
heating oil tank (see Section 3.5.1) that provides fuel to the furnace inside the
residence.
There were a number of buildings on the Subject Property currently undergoing
demolition. The barnwood (which is being salvaged for resale), and the galvanized
metal roofing siding are being stockpiled on the property during the demolition
activities. As this is a working farm, there were several herbicide and chemical
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containers in a variety of sizes observed on the property. Most containers were
empty or nearly empty, except for one approximately 5-gallon container that
appeared to be full. Several 55-gallon drums were also present; all appeared to be
empty.
There were also a number of motor oil, tractor hydraulic fluid, portable gasoline
containers, and lubricant containers used for farming equipment observed on the
Subject Property, located near the tool shed east of the dairy building currently
being demolished; they were all less than 5 gallons in size. There was a partially full,
5-gallon container of roofing tar that had recently been moved to a plywood board;
a small quantity (less than 3 gallons) of the tar appeared to have leaked onto the
board and adjacent grass. A variety of tools and equipment were stored in the
garage and tool shed. Photo documentation of all site observations can be found
in Appendix D and a Site map with key features identified can be found in
Appendix C.
No RECs were identified during site reconnaissance activities. However, the
observations of the multiple chemical and petroleum containers on the Subject
Property constitutes a de minimis condition. De minimis conditions are defined
under the ASTM standard as conditions that generally do not present a threat to
human health or the environment and that generally would not be the subject of an
enforcement action if brought to the attention of appropriate governmental
agencies. Conditions determined to be de minimis conditions are not RECs. See
Section 6.1 for recommendations regarding RECs and de minimis conditions.

4.1.2 DESCRIPTION OF SPECIFIC SITE FEATURES
SOURCE OF DRINKING WATER/WELLS
There are several wells on the Subject Property; most were located west of the
residence. It appeared that a smaller private drinking water well and separate well
house with pressure tank and piping provide drinking water to the single-family
residence. There is also a large irrigation well on the Subject Property adjacent to
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Stillwater Road that provides irrigation water to the farmland on and surrounding
the Subject Property.
SEWAGE DISPOSAL/SEPTIC SYSTEM
The Subject Property is connected to a private drainfield septic system which is
connected only to the single-family residence.
PITS, PONDS, OR LAGOONS
No pits, ponds, or lagoons were observed on the property.

4.2 ADJOINING PROPERTIES OBSERVATIONS
Reconnaissance of adjoining properties was performed by viewing land use from legal
boundaries and reviewing aerial photos and Montana Cadastral records. Adjoining
properties were visually examined from public access rights-of-way to make a cursory
assessment of the current land use and its potential for RECs that may have an impact
on the Subject Property. The area surrounding the Subject Property is primarily
farmland with some residential properties; US Alternative Route 93 runs north-south
just under 0.25 miles east of the Subject Property. Appendix B includes a site Map,
and a Location Map of the Subject Property.
Based on observations of adjoining properties and associated research, there are no
apparent RECs in relation to the Subject Property.

4.3 INTERVIEWS
A key site manager is defined in ASTM E 1527-13 as a person “having good knowledge
of the uses and physical characteristics of the property.” Tanner Marvin, a relative of
the current owner of the Subject Property, was the Key Site Manager for the Subject
Property for the purposes of this ESA report. Mr. Marvin has been involved in
operations within the Subject Property for over twenty years. He provided valuable
information for this assessment and his assistance is appreciated. Based on the nature
of the property and the information collected regarding historical uses, no RECs were
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identified the Subject Property. Appendix F includes a questionnaire that Mr. Marvin
completed for the ESA.
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5.0 DISCUSSION AND FINDINGS
This ESA included records review, site reconnaissance, personnel interviews, review of
historical maps, and permit reviews intended to assess the environmental condition of
commercial real estate taking into account commonly known and reasonably
ascertainable information.

5.1 DATA GAPS
A data gap is the lack of or inability to obtain information required by ASTM Standard
E 1527-13 despite good faith efforts to gather such information. Data gaps may result
from incompleteness in any of the activities required by ASTM Standard E 1527-13,
including, but not limited to, site reconnaissance. No data gaps were identified in this
ESA.

5.2 RECS
RECs are defined under the ASTM standard as: “the presence or likely presence of any
hazardous substances or petroleum products on a site under conditions that indicate
an existing release, a past release, or a material threat of release of any hazardous
substances or petroleum products into structures on the property or into the ground,
groundwater, or surface water of the property. The term is not intended to include de
minimis conditions that generally do not present a threat to human health or the
environment and that generally would not be the subject of an enforcement action if
brought to the attention of appropriate governmental agencies.”
One REC was identified. The presence of the heating oil UST near the single family
residence is considered a REC for the Subject Property. See Section 6.1 for
recommendations regarding RECs and de minimis conditions.
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5.3 DE MINIMIS CONDITIONS
De minimis conditions are defined under the ASTM standard as conditions that
generally do not present a threat to human health or the environment and that
generally would not be the subject of an enforcement action if brought to the attention
of appropriate governmental agencies. Conditions determined to be de minimis
conditions are not RECs.
One de minimis condition was identified for the Subject Property. The presence of
multiple full or partially full chemical and petroleum product containers, including one
that had leaked a small quantity of roofing tar on the ground is considered a de minimis
condition. See Section 6.1 for recommendations regarding RECs and de minimis
conditions.
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6.0 CONCLUSIONS
On behalf of the Client, WGM conducted an ESA of the Stillwater Road property in
Kalispell, Montana. The ESA was conducted in general accordance with ASTM
Standard E 1527-13 and conforms to the EPA’s Standards and Practices for AAI – Final
Rule published November 2013. Any exceptions to or deletions from this practice are
presented in the appropriate sections of this report.
One REC, as defined by ASTM Standard E 1527-13, and one de minimis condition were
identified for the Subject Property during this ESA. The presence of the heating oil UST
near the single family residence is considered a REC, and the presence of multiple full
or partially full chemical and petroleum product containers, including one that had
leaked a small quantity of roofing tar on the ground, is considered a de minimis
condition for the Subject Property.

6.1 OPINION AND RECOMMENDATIONS
WGM’s ESA was performed in accordance with generally accepted practices of the
profession undertaken in similar studies at the same time and in the same geographical
area, and WGM observed that degree of care and skill generally exercised by the
profession under similar circumstances and conditions.
Based on the findings of this ESA, it is WGM’s opinion that the presence of the heating
oil UST near the single family residence represents a condition that presents a material
threat of release of petroleum products on the property or into the ground,
groundwater, or surface water of the property. Therefore, it is the opinion of WGM that
this condition is a REC for the Subject Property. WGM recommends that the heating
oil UST be emptied and removed by a certified UST removal contractor in accordance
with all applicable laws and regulations, and, if it is the intention to continue to use
heating oil at the residence, that the old UST be replaced with a new, dual-containment
UST equipped with leak detection. WGM also recommends that all full, partially full,
and empty chemical and petroleum containers be removed from the Subject Property
and properly disposed. If left on-site, the potential for leaks and releases could present
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adverse conditions for development of the Subject Property. WGM also recommends
that the small quantity of roofing tar observed on the plywood board and the grass
(see Section 4.1.1) be removed, along with any stained soils resulting from the leakage.
It is WGM’s opinion that no further assessment relative to presence or likely presence
of hazardous substances and petroleum products on the Subject Property is warranted
at this time. However, if, during removal of the heating oil UST, there is evidence
observed of a petroleum release from the UST, WGM recommends that all available
information be evaluated and additional investigation be considered as necessary.
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7.0 ENVIRONMENTAL PROFESSIONAL
STATEMENT
I declare that, to the best of my professional knowledge and belief, I meet the definition
of Environmental Professional as defined in 312.10 of 40 CFR 312 and I have the specific
qualifications based on education, training, and experience to assess a property of the
nature, history, and setting of the Subject Property.
I have developed and performed the all appropriate inquiry in conformance with the
standards and practices set forth in 40 CFR Part 312.

6/24/2019
Michael J. Smith, P.E.
Environmental Project Engineer
WGM Group, Inc.
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Michael Smith, P.E.
Environmental Project Engineer
LICENSES/CERTIFICATIONS
Professional Engineer:
Montana 49502
40-hour HazMat Certified
EDUCATION
B.S., Mechanical Engineering,
Rensselaer Polytechnic Institute,
1988
COMMUNITY INVOLVEMENT
Missoula County Public Schools
Board of Trustees, Member
CONTINUING EDUCATION
Project Management Book
Camp, PSMJ, April 2016
Brownfields Grant Writing Tips &
Tricks, EPA, 2015
Brownfields: Taking Back
Downtown One Brownfield at a
Time, EPA, 2015
Aquifer Testing for Improved
Hydrogeologic Site
Characterization Course, 2014
Pump Characteristics and
Applications Course, 2014
Brownfields Tools for
Redevelopment Workshop, 2014
Environmental Site Assessments
- Changes in the ASTM E1527-13
Standard, 2014

QUALIFICATIONS
Mr. Smith has over 20 years of experience in the environmental
engineering field, working extensively in environmental assessment,
site remediation, Brownfields sites, environmental compliance,
and the design of water and wastewater systems. His experience
includes design, permitting, procurement, installation, operation,
and maintenance of large and small remediation and wastewater
treatment systems. Mr. Smith provides environmental and
regulatory expertise and support. He has extensive knowledge
of local, state, and federal regulations governing environmental
projects, municipal sanitary waste systems, and water supplies.
He has operated at all levels of the environmental and permitting
processes, performing duties that include sample collection,
non-degradation analyses, construction oversight, and project
management.
Mr. Smith managed two high-priority State Superfund Projects under the Comprehensive
Environmental Cleanup and Responsibility Act (CECRA). As Project Officer for the Department
of Environmental Quality, he was responsible for project management and maintaining
regulatory compliance for the facilities as they progressed through the CECRA process. The
projects included Site Investigation, Assessment, and Evaluation; Implementation of Interim
Measures; Risk Assessment (RA); Remedial Investigation (RI); and Feasibility Study (FS) with
the goal of acquiring a Record of Decision (ROD), and eventual site cleanup and closure.
Mr. Smith’s training includes CECRA, Voluntary Cleanup and Redevelopment Act (VCRA),
Controlled Allocation of Liability Act (CALA), and Brownfields processes.
PROFESSIONAL EXPERIENCE
WGM GROUP, INC., Environmental Project Engineer (5 Years)
Responsibilities include project management; Phase I, Phase II, and Phase III Environmental
Site Assessments (ESAs); environmental and Open Cut mine permitting; Brownfields
assessments and cleanups; sanitary lifting; groundwater investigations; regulatory
compliance; aquifer testing; and environmental compliance auditing. Assists in Brownfields
facility identification and grant procurement.
MONTANA DEPARTMENT OF ENVIRONMENTAL QUALITY, Project Officer (3 Years)
Oversaw high priority sites listed under the Comprehensive Environmental Cleanup and
Responsibility Act (CECRA), the development of Remedial Investigations, Feasibility Studies and
Risk Assessments to direct the sites toward Record of Decision, and an eventual Final Remedy.
Had close contact with all potentially liable parties and controlled all aspects of project
management, including oversight of subcontractors, approval of invoices, scheduling, and
oversight of all field activities and interim investigations.
KENNEDY JENKS CONSULTANTS, Project Engineer (5 Years)
Managed multiple projects, including remediation and water/wastewater collection and
treatment system investigations, design, permitting, installation, implementation, startup and
operation. Designed, conducted, and analyzed aquifer tests. Developed operations and
maintenance manuals, trained on-site personnel, assisted in bid preparation, cost estimating,
budget tracking, specification development, drawing review, report development, and
engineering analysis.
GERAGHTY & MILLER, Project Engineer (7 Years)
Designed, built and installed remediation systems with in-situ and ex-situ (pump-and-treat)
technologies, including soil vapor extraction, air sparging, total fluids extraction, air stripping,
micro-filtration, carbon adsorption, and oil/water separation. Developed sampling and
analysis plans governing the collection, preservation, transport, and documentation of soil,
groundwater, and vapor samples. Analyzed and evaluated collected data to develop
recommendations for remediation options based on viability, efficiency, economy, and
durability. Managed projects, including budget development/tracking, reporting, personnel
oversight, and client relations.

Michael Smith, P.E.
PROJECT EXPERIENCE
City of Missoula Qualified Environmental Professional Services – Sr. Environmental Scientist
Performed Phase I and Phase II ESAs, including historical and regulatory records review, site
reconnaissance/inspection, key personnel interviews, coordination of sample collection and
analysis, and report generation. Researched, identified, and proposed sites for Brownfields
designation. Evaluated remediation options for effectiveness, cost, and applicability.
Environmental Investigations, Various Locations - Environmental Scientist/Engineer Intern
Completed numerous environmental investigations, including Phase I ESAs, Remedial
Investigations (RIs), Feasibility Studies (FSs), and Environmental Audits. Completed ESAs on
properties ranging from less than one acre to over 1,200 acres, on both industrial and
commercial properties.
Environmental Compliance Auditing – Sr. Environmental Scientist/Engineer Intern
Performed environmental auditing for the expansion of a local chemical manufacturing
facility. Calculated projected air emissions and evaluated air permitting requirements,
characterized potential hazardous substance inventories, and evaluated handling and
storage requirements.
Open Cut Mine Permitting –Sr. Environmental Scientist/Engineer Intern
Oversaw the successful permitting of multiple Open Cut Sand and Gravel Mines through the
Department of Environmental Quality. Projects included new mine permitting, amendments
for the expansion and modification of existing permitted mines, and compliance services for
mines under regulatory enforcement orders.
South Avenue Municipal Well Upgrades, Missoula, MT - Engineer Intern
Completed well capacity analysis, designed vertical turbine pump and associated piping
and instrumentation. Completed cost analysis.
Lucier Sanitary Sewer System, Missoula County, MT - Engineer Intern
Designed a multi-lot subsurface on-site disposal system, including identification of location,
system components, and permitting requirements. Completed non-degradation analysis and
analyzed soil profiles. Obtained approvals from the Missoula County Health Dept and DEQ.
Big Sky Lake Wastewater Improvements, Missoula County, MT - Engineer Intern
Worked with the Missoula County Health Department and agency personnel to permit this
wastewater system, which utilized Type 2 advanced secondary treatment. Completed nondegradation analysis and soil profiles in compliance with sanitary regulations.
Bearmouth Rest Area, Granite County, MT - Engineer Intern
Assisted with wastewater analysis, including review of existing preliminary engineering reports,
and helped design the discharge system. Completed regulatory compliance for permits.
Henry Family Sanitary Expansion, Missoula County, MT - Engineer Intern
Designed septic tanks, dosing tanks, and a drainfield. Obtained state and local approvals
from DEQ and the Missoula County Health Department.
Timberline Estates, Missoula County, MT - Engineer Intern
Completed sanitary lifting procedures, including design and siting of wastewater system, nondegradation analysis, soil profiles, and regulatory compliance.
Big West Oil Facility, Kevin, MT - Project Officer
Managed all aspects of this former oil refinery site project, including a vapor intrusion
investigation, a limited groundwater monitoring program, and development of the Final
Remedial Investigation and Human Health and Ecological Risk Assessment reports. The
Remedial Investigation identified the sources, location, magnitude, and extent of the
contamination. The Risk Assessment included review of the potential threats to human health
and the environment, and the development of site-specific cleanup levels.

Michael Smith, P.E.
BNSF Wastewater Treatment System, Seattle, WA, Lincoln, NE & Clovis, NM - Project Manager
Managed all design and construction tasks for several large wastewater treatment systems
at railway maintenance yards. Evaluated the waste stream and selected treatment
technologies. Acted as the engineering design representative during construction, overseeing
all construction activities, including verification and quality assurance testing, permit
applications, equipment procurement, and budget management. Developed the operation
and maintenance manual for each system and trained on-site personnel during start-up.
Tank Hill Facility, Cut Bank, MT - Project Officer
This CECRA facility included an operating tank farm to handle crude oils and petroleum
condensate products. Managed hydrologic and hydrogeologic investigations, a vapor
intrusion investigation, and a groundwater monitoring program. Developed the Final Remedial
Investigation (RI) and Human Health and Ecological Risk Assessment (RA) reports. The RI was
an intensive, multi-year process that characterized and delineated the location, magnitude,
and extent of the contamination and identified the sources. The RA included oversight and
review of the evaluation of potential threats to human health and the environment, and
the development of site-specific cleanup levels. Acted as a liaison between the public
and potentially liable parties, and participated in public meetings as representative for the
Department of Environmental Quality.

Stephanie Reynolds, P.E.
Senior Project Engineer
LICENSES/CERTIFICATIONS
Professional Engineer:
Montana 28574
Colorado 45207
New Mexico 19413
EDUCATION
M.S., Civil Engineering with an
emphasis in Environmental
Engineering, University of Arkansas,
2005
B.S., Civil Engineering with a
Minor in Business Management,
University of Arkansas, 2003
PROFESSIONAL AFFILIATIONS
American Society of Civil
Engineers (ASCE)
Water Environment Federation
(WEF)
National Council of Examiners for
Engineers and Surveyors (NCEES)
COMMUNITY INVOLVEMENT
Expanding Your Horizons Presenter,
2016 - Current
Engineering Badge Day at CSU
Presenter 2011
Northwest Arkansas Branch ASCE
Secretary/Treasurer, Vice President,
President 2005-2007
CONTINUING EDUCATION
Montana Stormwater Conference,
2018
PSMJ Project Management
Bootcamp, 2018
SSA Stormwater Modeling Training,
2017
Applications for MT DEQ
Subdivision Review Training, 2016
and 2017
AutoCAD Civil 3D Productivity
Training Course, 2015
MT DEQ BMP 202: SWPPP Preparer
Course, 2015
MT DEQ BMP 101: Stormwater
Management During
Construction, 2014

QUALIFICATIONS
Ms. Reynolds is a civil engineer at WGM Group with over 12 years
of experience working in both the public and private sectors. With
proven problem-solving skills and attention to detail, she enjoys
assisting clients in accomplishing their project goals. Areas of
expertise include project management, preparation of design
documents and specifications, writing preliminary engineering
reports and design reports, regulatory permitting, and contract
administration. She is proficient in Civil 3D, Storm and Sanitary
Analysis (SSA), Hydraflow, WaterCAD, EPA NET, and HY-8. Ms.
Reynold’s primary focus is in the area of environmental engineering
where she has been involved in numerous water, wastewater,
and stormwater projects, as well as public infrastructure and parks
projects.
PROFESSIONAL EXPERIENCE
WGM GROUP, INC., Project Engineer (3 Years)
Responsible for project management, design, and construction administration of various civil
engineering projects ranging from subdivisions, commercial sites, and municipal projects,
and recently became the Kalispell office team lead. Provided development support,
site design, stormwater modeling, channel and pond design, COSA application packet
preparation, construction cost estimating, infrastructure master planning support, and park
project coordination. Specializes in preparing technical engineering reports, environmental
and regulatory permitting applications, and construction plans.
48 NORTH, P.C., Civil Engineer (1.25 Years)
Duties included storm water facility design, storm water and water system modeling, and
preparation of storm water, wastewater, and water reports in support of residential and
commercial developments. Prepared COSA applications and preliminary engineering reports
following the Uniform Application. Assisted with final plat preparation, developed erosion
control plans, and performed construction observation.
RLK HYDRO, INC., Civil/Water Resources Engineer (1.75 Years)
Produced plans, specifications, calculations, and engineering reports. Project work included
public water systems, stream restoration projects, environmental permitting, and Level 2 septic
system design/permitting. Provided construction oversight for new groundwater supply piping,
water distribution mains, septic systems, and pumping and storage facilities.
STEWART ENVIRONMENTAL CONSULTANTS, Project Engineer (0.75 Year)
Managed a team to create standardized product development documents for skidded
microfiltration equipment used in industrial wastewater treatment. Documents included design
spreadsheet templates, project manual EJCDC contract and CSI format specifications, and
design schedules and plans. Provided research, review, and editing of reports and plans.
CITY OF SANTA FE WATER DIVISION, Engineer Associate (2.5 Years)
Performed project management, design engineering, construction oversight, and budget
management of water infrastructure projects ranging from $10,000 to $8M. Projects included
water main and large meter vault replacements, municipal well field air valve replacements,
new water and sewer mains, municipal reservoir spillway repairs, and water treatment plant
improvements. Served as liaison for public, City, and state during construction projects.
Developed internal program for annual water audit, wrote reports, conducted engineering
studies, prepared contract documents, and assisted in securing project funding. Headed
Product Review and Standards Committee and managed the multi-million-dollar annual CIP.
ENGINEERING SERVICES, INC., Project Engineer (2.75 Years)
Designed water and wastewater systems, including water storage and treatment, water
distribution, wastewater collection, and wastewater treatment plants. Performed WaterCAD
modeling for community water distribution systems, wrote preliminary engineering reports and
hydraulic reports, and prepared contract documents and specifications.

Stephanie Reynolds, P.E.
CONTINUING EDUCATION (cont.)
MSAWWA-MWEA Joint
Conference, 2014, 2017, and
2018
MRWS Sampling and Monitoring
for Small Water Systems, 2013
PNWS-AWWA Annual Conference,
2013
Hazard Classification and Flood
Hydrology Technical Seminar,
2011
New Mexico Recycling
Conference, 2010
Water and Energy Summit, 2010

PROJECT EXPERIENCE
City of Kalispell Water and Wastewater Facility Plan Updates, Kalispell, MT - Project Engineer
Provided subconsultant services in teaming with AE2S, Inc. to prepare a summary of the City
of Kalispell’s existing water system and wastewater system infrastructure and help determine
the planning area for future growth trends used for predicting future demands on the system.
Developed planning level cost estimates for all capital improvement plan (CIP) projects
identified by the existing/ future hydraulic analysis and risk assessment. Helped develop the
final CIP packet of all recommended CIP projects for Kalispell’s water and wastewater systems
for the short term, near term, and long-term planning horizons. Provided QA/QC review of
each individual water and wastewater report.
Ainsworth Community Park, Thompson Falls, MT - Project Engineer/Project Manager
This project will transform a blighted 3.34-acre vacant lot into a community park in the heart
of downtown Thompson Falls. Worked with team to provide a preliminary engineering report
(PER) with alternative analysis and cost estimates within a tight timeframe to meet Client’s
funding agency deadline. After grant funding was awarded, managed team to meet
environmental requirements associated with federal funding and develop design documents
and project contract manual for bidding.
City of Thompson Falls Public Parks Inventory and Assessment Plan, Thompson Falls, MT Project Manager
This plan was prepared to provide the City with documentation of their 11 existing parks
facilities and associated maintenance requirements with the goal of utilizing this information
to increase park use, provide additional benefits and opportunities for residents through
programming and support revitalization strategies. Based on the inventory and assessment,
the report includes guidance for planning for future maintenance needs while identifying and
prioritizing necessary short-term improvements for existing facilities in order to maintain current
level of service. Role included project management and a presentation to City council.
Ksanka Creek Restoration Technical Report, Eureka, MT - Project Engineer
Helped prepare a technical report meeting DNRC funding agency requirements for the
Ksanka Creek watershed, fulfilling RRGL grant application needs. Creek flooding created
hazards to residential and USFS property in the area, and potential contamination from onsite
storm water runoff and nearby sewage cesspools endangered aquatic and riparian habitat.
Evaluated opportunities for environmental restoration and public benefit associated with
relocating the creek back to its historic channel location.
Lincoln County Port Authority, Libby, MT - Project Engineer
Completed analysis and preliminary design for the rehabilitation of an existing rail spur off
BNSF railroad tracks. Drafted a preliminary engineering report and environmental checklist for
the spur, which serves the industrial land at the Kootenai Business Park, an EPA cleanup site.
The Club at Rock Creek, Coeur d’Alene, ID - Project Engineer
Designed storm water detention ponds for the 22-lot residential subdivision. Services included
preparation of construction plans, erosion control best management practices, and a site
disturbance plan report for regulatory approval.
Water Treatment Plant Improvements, Santa Fe, NM - Project Engineer
Provided contract administration for this 13-contract, $8M project involving upgrades to the
existing surface water treatment plant serving Santa Fe. Work included site visits, approval of
pay requests, preparation of change orders, budget management, and project coordination.
Transmission and Distribution System Rehabilitation, Santa Fe, NM - Project Engineer
Provided design review and contract administration for this $1.3M project to replace aging
water system infrastructure throughout Santa Fe. Work included site visits, approval of pay
requests, preparation of change orders, budget management, coordination between
customers and contractor, and as-built drawing preparation.

Stephanie Reynolds, P.E.
McClure Fusegate Municipal Reservoir Spillway Repairs, Santa Fe, NM - Project Engineer
Facilitated repair and replacement work on the concrete toe blocks and re-alignment of the
flood control fusegates on a municipal reservoir. Prepared a report of the repair work and
submitted to the state’s Dam Safety Bureau.
CIP Water Main Replacements Project, Santa Fe, NM - Project Engineer
Prepared plans, specifications, and project manual for water main replacements on six
streets, four of which required archeological documentation during excavation due to
their location in the historic district. Served as the customer liaison and performed project
management and construction oversight.
Canyon Road Water History Museum and Park, Santa Fe, NM - Project Engineer
Designed water main relocations, including removal of transmission and distribution mains
and operational valves from the proposed park property. Reconfigured transmission mains
serving three different pressure zones to provide improved operations.
Wastewater Collection and Decentralized Treatment, Highfill, AR - Project Engineer
Prepared engineering plans, design calculations, specifications, and contract documents for
a $5M wastewater system. Work included design of gravity sewer collection system, lift stations,
sewer force main, packaged wastewater treatment plant, and decentralized drip field for
disposal of treated effluent. The project won the ACEC of Arkansas award for engineering
excellence in the wastewater collection, treatment, and disposal category.
Municipal Well Field Air Valve Replacements, Santa Fe, NM - Project Engineer
Prepared plans and specifications for air release valve replacements and improved access
vaults on the municipal well field transmission main.
Wastewater Treatment Plant Improvements, Sulphur Springs, AR - Project Engineer
Effluent discharge violations prompted upgrades at the existing city wastewater treatment
plant. Work included repairs to sand drying beds, effluent weir and baffle replacement, a new
sump pump station, addition of a trash rack, improvements to the influent manhole, alarm
system, backup generator, and sandblasting and painting the tank exterior.
Madison County Water Facilities System Extensions, Madison County, AR - Project Engineer
Performed WaterCAD modeling of the existing and proposed water distribution system, and
helped prepare plans and specifications for the extension of water service within Madison
County to several rural towns.
SITE CIVIL/STORM WATER DESIGN PROJECTS
• Kidsports Addition, Kalispell, MT
• Second Street Residences Subdivision, Whitefish, MT
• Whitefish Crossing Apartment Complex, Whitefish, MT
• Murdoch’s Ranch and Home Supply, Columbia Falls, MT
• Hurraw Balm Facility, Whitefish, MT
• Owl View Townhomes, Kalispell, MT
• Owl View Landing Condominiums, Kalispell, MT
• Silverbrook Estates Phase 2 Regional Stormwater Pond, Kalispell, MT
• Meadows Edge Subdivision, Kalispell, MT
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