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You don't often get email from slem406@aol.com. Learn why this is important

Dear all,

We are sorry for the delayed response.

We do feel it is critically important to clarify a few details about the public outreach
406 Engineering claims in its letter dated March 6, received by the Council March

28th.

The dates that follow were given as evidence of public out reach. Some of these

we do not feel can be classified as such. Our responses are in blue, bold.

02/22/21 — We reached out to the EMCC to start the discussion of the project.

o This is not a public meeting

03/09/21 — We gave our first presentation to the EMCC on the project
discussion possible options.

o This was a proposal to cut the Canyon View park in half to propose
access to the new subdivision. It generated so many negative
responses that it was almost a full year before we heard anything
from this developer again.

02/01/22 — Reached back out EMCC about discussions on Sommers Street —
no response after a few emails set back and forth.

o This is not a public meeting

05/12/22 - First Meeting with the Missoula County Commissioners with
comments

o This was not a public meeting about Aspire, it was a meeting about
removing the 1ft NAS.

06/02/22 — County Commissioner Meeting #2 open to Public with full comment
on Project.

o This was a continuation of the May 12th meeting to remove the 1ft
NAS, due to the fact that there were so many comments during the
first meeting. It concluded with Dave Strohmaier recommending that
the developer's lawyers meet with the Water Edge lawyers and work
something out or the whole project was headed towards litigation.
The following three meetings were those two groups working out a
settlement to remove the NAS.

06/09/22 — Working group meeting #1 at CAPs on project open to the public.

o Water's Edge and developer lawyer meeting, moderated by CAPs.
Kind of an open meeting, but not a neighborhood meeting about the
subdivision. Attended primarily by the residents of Water Edge and
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Responses to the questions posed below are in bold text and written on March 28, 2024 by Dave DeGrandpre, Planning Supervisor with the City of Missoula Department of Community Planning, Development and Innovation. 										



3/3/2024

Dear All,

Having reviewed all 53 documents (827 pages) provided in the “Aspire Subdivision 2nd Sufficiency Application”, we on the East Missoula Community Council have noted some concerns as laid out below.

1. Page 8 of the subdivision application states “Due the property being surrounded by an urban environment, it has become increasing difficult to bring the needed farm equipment to the site to farm efficiently…” If it was too difficult to bring in equipment to farm, it seems bringing in 1000’s of trucks to build roads and construct houses will be even more complicated. Details of the logistics plan (routes, time of day, number of trucks to be expected) should be provided. 

If City Council preliminarily approves the subdivision, the developers and their contractors will be required to coordinate with Missoula County Public Works, City of Missoula Public Works & Mobility, and area residents, particularly along Sommers Street, where impacts will be greatest. This typically occurs prior to construction and may include road closure for short periods to install improvements to Sommers Street.  The developer’s engineer has been coordinating with City and County Public Works staff to develop the project plans for sewer, water, streets, storm water, etc. However, at this time the developer is not required to provide a logistics plan because the application has not been approved. 



Please keep in mind there is an ‘order of operations’ to this type of development application. First the property is annexed and rezoned, and the subdivision may be preliminarily approved following a public review process. The plans at this stage are preliminary, but are designed to include a sufficient level of detail to evaluate whether the application complies with adopted plans and regulations, or can be made to comply through the imposition of conditions. If the subdivision is preliminarily approved, more detailed plans are developed, reviewed, and final plans are approved prior to construction taking place and prior to homes being developed.  



2. [bookmark: _Hlk160368394]Page 18 of the subdivision application states “Water and sewer facilities have capacity for the development except for a small modification to the water system that the Developer recognizes and will do what they can to help.” Further reading shows that this small modification is that when the subdivision is fully developed, there will be insufficient water capacity for Canyon River. They note “An upsizing of a main in the Sommers Street area should solve the problem.” This is hardly a small modification and would involve excavating Sommers Street, which is the main entrance/exit for the subdivision (90% by their own studies) What “help” are they proposing? Who would pay for this undoubtably expensive project? Is Canyon River aware of this insufficiency?

To serve this subdivision and maintain fire flows in the Canyon River Subdivision, the water main line under Sommers Street will be upsized to 12-inch diameter pipe. This upsizing will be necessary prior to final platting of Phase 3 of the Aspire Subdivision, but it is likely to occur along with Sommers Street improvements that are planned to be installed with Phase 1.  Canyon River has provided almost $80,000 toward this project and I believe the Aspire developer will finance the remainder of the costs, although there may be a cost sharing agreement between Aspire and the City - to be determined. 



3. Page 25 of the subdivision application states “Housing is estimated around $325,000 - $850,000 per unit depending on type. Rental units are expected to be between $1200 - $2600 per month.” Given that the 172 single family lots are relatively uniform, one can imagine the low-end numbers will be the multi-family dwellings that are in the Phase 3 section. These homes edge right up to the freeway and appear to act as a sound/visual barrier for the rest of the subdivision. Add in monthly HOA fees and these homes look to be close to some of the most expensive homes in Missoula. They cannot be called affordable by any stretch of the imagination. (Also, the HOA documentation seems heavy handed, which has been shown to be problematic in other parts of the country.)

The future range of purchase and rental prices of homes is interesting but not part of the review criteria for subdivisions, so is not something the City of Missoula will consider or base a decision on during preliminary plat review.  



4. On the neighborhood character overlay and in the city rezoning application, the developer states their need for annexation so as to allow them to meet their goals of density and variety while also “understanding the existing characteristics of the area” and providing “similar housing types, especially along the borders of the development”. However, looking through the multiple maps provided (in particular the existing slope category map which better shows the true lot size) it appears the typical Aspire lot is ¼ the size of the neighboring lots of the adjoining Canyon View subdivision as well as being well above the average price of a home in East Missoula. Seamlessly meshing with the rest of East Missoula cannot correctly be called out as one of their goals in our opinion. Neither can helping “with the current house shortage Missoula is experiencing.” given the proposed cost of the homes.

This comment has been noted.



5. This development is consistently called out as “medium” density on almost every document that has been submitted except for when variances are requested. On Variances 1 and 2, asking for reduced street widths, the development is called out as “low” density. Variances 3-6 request fewer roads and extended blocks. It seems the two requests are at odds with each other. Not only will the streets be narrower, but there will be fewer of them for this low and also medium density neighborhood. Additionally, variance 6 states that there will be 4 river access pathways. Only three are drawn on the plat, the fourth path to the river is at the end of the block and cannot be considered to “help break up this block length”.  These variances are proposed for the primary purpose of maximizing the total number of homes that can be squeezed into a finite piece of property. To ask for six of them seems excessive. Also of note, the lot numbers do not match the variances making it harder to clearly see what is being asked for. Is there is a newer preliminary plat that is not included in the documents? If so, we request to see the updated plat.

Thank you for pointing out the discrepancies in the application materials. There is currently no new plat, although the development team may submit a revised one with the Third Sufficiency submittal.



6. The First Sufficiency Review dated October 19th 2023 requests the developer “Select a new proposed road name for “Junction Way” per the USPS addressing standards. The plat included in the documents still has the road named Junction, calling into question again if there is an updated plat that has not been made available yet.

At this time there is no new plat. Road names at this stage of the review process are preliminary. Final road names are approved by Missoula County Public Works and the City of Missoula prior to final plat approval.



7. Details of the Phase 3 section, with the multi-family homes situated closest to the freeway, seem sparse. That section is barely included in the roads and trails plan and completely absent in the landscaping plan. We feel that this section should be given more attention before final approval is granted. Its omission calls attention to the possibility the developer would like for it to be over-looked.

The subdivision process is focused on creating lots that can be built upon in compliance with the zoning. After the lots are created and buildings are designed, the City has a building and zoning permit process that includes requirements for parking, landscaping, height, building setbacks, etc. The preliminary subdivision plat stage does not include that level of structural review. 



8. The updated traffic plan has some concerning statements as well. In particular “The development would produce up to 2,266 new daily vehicle trips in this area.” Further stating “The direct traffic impact from the Aspire Subdivision development would be increases of 13 to 14 percent at the two Highway 200 intersections and from 55 to 60 percent at the other intersections along Speedway Avenue.” and that “It is possible for residents of the Aspire Subdivision to divert and use Speedway Avenue to Highway 200 to attain better access onto Highway 200, but the LOS issues at the Sommers Street intersection will likely remain above the desired condition.” We have consistently maintained that the development will affect traffic throughout the whole of East Missoula and this report has not lessened those concerns.

Future development on the proposed lots would impact traffic volumes and flows in East Missoula. It is an urbanizing area where city services like sewer, water, police and fire protection exist and the City Growth Policy calls for residential development with a range of 3-11 dwelling units per acre. The City of Missoula, Missoula County, and the Montana Department of Transportation have policies and standards in place to accommodate growth and change in the urban area while seeking to mitigate impacts from new development. 



[bookmark: _GoBack]As you may know, the East Missoula Corridor Project recently secured significant funding to improve Highway 200 including area intersections. Hopefully the planned improvements will help with traffic flow and safety when the project is carried out.  At this time I do not know exactly when the improvements will be made but City and County transportation planners and engineers have indicated to me they will try to make those improvements coincide with improvements to Sommers Street if the Aspire Subdivision is approved.



9. We know it is the intention of the developer to make improvements to Sommers Street, but with 23 power pole “bump outs” the majority of which are double (one directly across from the other) this does not look like a road that will be able to support 90% of 2266 additional cars per day not to mention the heavy equipment and deliveries needed to build the subdivision. On the “Sommer St Off-site Improvements” document these double bump outs need to be detailed. (Detail A is a section with no bump outs, Detail B has one bump out. The sections that have two should also be included, they are the ones that are most concerning but omitted from the drawing.)

As shown in the image below, overhead electrical and phone lines are located only on the east side of Sommers Street. If that has changed since the photo was taken, the Sommers Street road plans will have to change too. If City Council preliminarily approves the subdivision, final designs will be reviewed and approved by the Missoula County Public Works office prior to construction.

[image: ]



10. The bus routes map appears to indicate the school bus pickup is on Speedway. With the longer blocks requested in the variances, and due to the layout of the property, some children will have long walking distances to catch the bus. Inevitably this will result in parents driving to the bus stop, thereby increasing the number of car trips per day above the previously estimated 2266. 

Former MCPS Superintendent Russ Lodge wrote in an email dated April 12, 2023 that he did not have concern about the school district’s abilities to handle the subdivision and additional students.  At this point it is not clear exactly where students will be picked up and dropped off, whether within the subdivision or at one or more location outside of the subdivision. 



11. The public bus route currently does not go to Sommers St, per the bus routes map, yet the Sommer St. improvement map shows a bus stop. Will the bus continue down Speedway to Sommers and then turn? That intersection has four power pole bump outs, reducing street width for the turn and then immediately stopping at the bus stop. However the Hwy 200 Corridor plan shows the bus continuing on Speedway until Staples which would make the bus stop on Sommers in the wrong location.

The bus stop location on the Sommers Street plan is conceptual. Mountain Line and the Missoula County Public School District will decide how to route busses based on future demand.  



12. [bookmark: _Hlk160279164]A small point but it seems hard to believe that no mammals have been spotted on the property since 1982, according to the included wildlife survey. It just calls into question the validity of the survey. The wildlife impact document is just a generalized survey of a much larger area. There are documents more specific to the site which are cited in the cover letter but not downloaded. These missing documents should be provided. (This was also noted in the First Sufficiency Review dated October 19th 2023)

Yes, Montana Fish, Wildlife and Parks has noted the presence of other mammals on and in the vicinity of the property. The application document contains more robust documentation of animals that may inhabit the property.



13. [bookmark: _Hlk160281293]A question raised in the first element review dated May 16th 2023, was will the two parks (Aspire and Canyon View) be connected. This was addressed again in the First Sufficiency Review dated October 19th 2023. While it seems the two parks will not be separated by a physical barrier, there is no path between them. There appears to be a slope which should have a path, especially if the park is going to serve as a corridor for children to access the school bus. We understand the developer believes the city will take responsibility for this section, but we would like more details about this City/County divided park and the line between them.

City and County Parks staff have been discussing how the parks could be linked and function together. At this preliminary stage, specific plans for linking the parks are not developed and will not be prior to final plat review of Phase 1. City Parks and Recreation Department staff have expressed a tentative willingness to take over maintenance of the County park but, again, this is not final. If the two parks are effectively combined, plans will be developed to link the two areas so they function as one.



14. [bookmark: _Hlk160282981]Line 38,  Neighborhood Character Overlay, of the  First Sufficiency Review dated October 19th 2023 states “Staff have significant and substantive edits to the proposed format and text to align the proposed overlay zoning with the existing Missoula Title 20 zoning. These edits and suggestions are being provided under separate cover.” Where is this document? Is it document “D1” or is it one that has not been uploaded? If it is not uploaded we would like to see it. 

Yes, the neighborhood character overlay is found in section D1 of the application materials.



[bookmark: _Hlk160278365]In conclusion, the council has paid attention to this development since it was first proposed. We consider ourselves to be more informed than many of our residents about the project. But even for us this is a lot of information. It does not seem plausible that one 45-minute neighborhood meeting, almost a year ago, attended by 50+ people and generating 76 questions was sufficient. By our recollection, the developer had to leave to attend to a personal matter and ended the meeting abruptly. This does not feel like a project that has encouraged participation by the community it is trying to integrate into. Also, as noted in the first element review dated May 16th 2023, the responses to the questions were not included. They are still not included. Has this requirement been over-looked or deemed un-needed? With the missing responses and changes that have been made in the last year, it seems another neighborhood meeting would be prudent. Given the sheer number of times the developer pointed out the way that this project would be beneficial to the residents of East Missoula, we would think they would welcome a chance to come talk to us about these benefits. A single rushed 45-minute meeting feels to us like it was only done to check off a box on the application form.

After reviewing Section 4-010.2 .A of the City of Missoula Subdivision Regulations, the developer is not required to provide written answers to questions posed at the neighborhood meeting.  The regulations state, “The subdivision application must include any written response from the neighborhood organization contacts and any written comments received from individuals, the neighborhood group.” I take this to mean the application must contain written comments from a neighborhood organization and individuals if any are provided to the developer, not that the developer must provide written responses to the comments received at the meeting. That is why I have not required additional information from the meeting above what was already submitted.

In response to the above comment, on March 6, 2024 Brian Throckmorton of 406 Engineering provided a list of dates and meetings where he indicated ‘public outreach’ has occurred.  I am including a copy of his email with this letter.  Please feel free to contact me as other questions arise.  Dave DeGrandpre 406-885-7526 or degrandpred@ci.missoula.mt.us.



Thank you for allowing us to review the documents and we look forward to hearing your responses.

Respectfully,

East Missoula Community Council

emissoulacc@gmail.com

406-396-4247
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From: Brian Throckmorton

To: Dave DeGrandpre; Sean Amundson

Cc: Kristin Spadafore

Subject: RE: Letter of comment for the Sommers property 2nd Sufficiency Review
Date: Wednesday, March 6, 2024 1:42:58 PM

Attachments: image001.png

Sec. F - Variance (Suff 1).pdf

1. Variance #1 ROW Width (internal).pdf

2. Variance #2 ROW Width (waterside).pdf

3. Variance #3 ROW Width (sidewalk).pdf

4. Variance #4 Block Length (Lots 1-18, 103-113).pdf
5. Variance #5 Block Length (Lots 19-31).pdf

6. Variance #6 Block Length (Lots 32-46, 68-87).pdf

Hi Dave,

| just wanted to give a quick response back on this letter. While we acknowledge some of the
comments and know others will be taken care during final design. One comment that did point out an
update we should send to you was comment 5, and the numbering of lots in Variance #4 and #6.
With the removal and adjustment of lots from the park area the lot numbers were slightly adjusted for
these variances. Please see the attached new section F (full) as well as each variance as an
individual. The only changes are to variance #4 and #6, and those just adjusted the lot numbers to be
correct.

Also, we would like to City to know the amount of public outreach that has gone into to this project.
The last paragraph is extremely far from the outreach that has been putin.

02/22/21 - We reached out to the EMCC to start the discussion of the project.

03/09/21 — We gave our first presentation to the EMCC on the project discussion possible options.
02/01/22 - Reached back out EMCC about discussions on Sommers Street — no response after a few
emails set back and forth.

05/12/22 - First Meeting with the Missoula County Commissioners with comments

06/02/22 — County Commissioner Meeting #2 open to Public with full comment on Project.
06/09/22 — Working group meeting #1 at CAPs on project open to the public.

06/15/22 — Working group meeting #2 at CAPs on project open to the public.

06/24/22 — Working group meeting #3 at CAPs on project open to the public.

06/30/22 — County Commissioner Meeting #3 open to Public with full comment on Project.
08/30/22 — Conty Commissioner Meeting Final Resolution open to the public.

05/05/23 — Neighborhood Meeting — Full presentation and questions was over 1 2 hours with our
group staying and extra 40 minutes to answer any individual questions.

11/14/23 - Meeting with EMCC to update progress of subdivision and answer more questions. | did
need to leave this meeting after 45 minutes, but it was meant to be an update that turned into many
more questions.

These are the meetings and communications that just the EMCC has been involved in. We have had
many other smaller working groups with other neighborhoods and neighbors as well as individual
meetings and phone calls. Our public outreach and comments on this project have been quadruple
any other project we have done. Hopefully, the City Council can see that the public has been
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Aspire Subdivision

Variance Request #1

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the right-of-way for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:

e Article 3.020.2.B, All public and private street and road improvements, including pavement,
curbs, sidewalks, bike facilities, and drainage must be in accordance with the Missoula City
Public Works Standards and Specifications and standards prescribed in Table .2A. Where the
specifications or standards conflict with other regulations, the regulations of 3-020 apply.

e Article 3.020.2 table .2 A, Right-of-Way minimum width and street width.

e Article 3.020.3.C Public street and road Right-of-Way must meet the standards in Table .2A.

Variance Request: Reduce the minimum right-of-way (ROW) from 70-feet to 62-feet as shown on the
Preliminary Plat.

Justification: This variance still allows all required improvements per subdivision regulations to fit
within the right-of -way. The proposed street sections of Bent Branch Road, Crosscut Way, Junction Way
Heartwood Place, Aspire Loop, and all but a small section of Waterside Drive meet all requirements of
the Low Density Urban Local Street as stated in the City of Missoula Subdivision Regulations with the
exception of the right-of-way width. This would provide a road right-of-way, per Aspire Subdivision Road
Design, that is back of sidewalk to back of sidewalk plus %-foot on each side on each side. This ROW
would be slightly larger but matches in context the current ROW of Somers Street. This will keep the
standard of design similar for the entire neighborhood. By allowing a reduction in right of way to the
sidewalk allows for a clearer view of City right-of-way to residences as well as more function use of lot
space with-in the subdivision.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Reducing the Right-of-Way will not reduce or
limit any physical infrastructure for the proposed subdivision, it will accommodate the proposed
street section which is wider and safer than the required per Article 3.020.0 table .2 A. All
proposed City infrastructure will easily fit with-in the proposed right-of-way. Non-City
infrastructure will be installed in an utility easement located just outside of the City right-of-
way.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The
conditions upon which this request for a variance is based are unique to the property because of
the existing infrastructure to the south of which this subdivision will be connecting to and
providing a similar design standard of streets for the neighborhood. Also, to achieve a mid-
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range density according to the growth policy of this area, a slightly smaller right-of-way makes
this achievable.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Undue hardship would result to the owner, if
strict requirements of the regulations were enforced, by creating smaller lot sizes in which to
build homes due to an unnecessary portion of Right-of-Way taking up portions of each lot.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
not violate zoning, previous variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. This variance will not cause an increase
in public costs. The smaller right-of-way would require less maintenance costs for any future
needs.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition, prior to the applicant’s involvement.
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Aspire Subdivision

Variance Request #2

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the right-of-way for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:

e Article 3.020.2.B, All public and private street and road improvements, including pavement,
curbs, sidewalks, bike facilities, and drainage must be in accordance with the Missoula City
Public Works Standards and Specifications and standards prescribed in Table .2A. Where the
specifications or standards conflict with other regulations, the regulations of 3-020 apply.

e Article 3.020.2 table .2 A, Right-of-Way minimum width and street width.

e Article 3-020.3.C, Public Street and road rights-of-way must meet the standards in Table .2A.

e Article 3-020.4.N, A parking lane is required on both sides of local streets and cul-de-sacs.

Variance Request: Reduce the minimum right-of-way (ROW) from 70-feet to 54-feet and reduce the
parking lane from both sides to one side as shown on the Preliminary Plat for approximately 415 feet of
Waterside drive.

Justification: The proposed street section of Waterside Drive is to closely match the street cross-section
for the existing Waterside Drive connection to the north. Due to the smaller size of the existing
Waterside Drive this small section is proposed to act as a traffic calming and volume mitigation for the
already undersize road that exists as a connection point to the subdivision. The proposed ROW would
match the existing ROW of Waterside Drive. This will keep the standard of design similar for the entire
neighborhood. Making the change of Right-of-Way widths at an intersection rather than in the middle
of the street. The current design as proposed meets all subdivision regulations for a cross-section of
Low Density Urban Local Streets except for the lack of parking on one side of the street.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Reducing the Right-of-Way and Street
Section will not reduce or limit any physical infrastructure for the proposed subdivision, all
proposed infrastructure will be able to fit with-in the ROW and the smaller Cross-Section will
provide a traffic calming as traffic moves to an already existing cross-section of similar size. This
reduction in ROW will provide a safer travel speed as Waterside Drive enters the Water’s Edge
Subdivision where the road is narrower and meanders more.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The
conditions upon which this request for a variance are based are unique to the property due to
the existing infrastructure (Waterside Drive) to the north of which this subdivision will be
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connecting. The variance requested will provide a similar design standard compared to the
existing street.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. The northern connection point for the
proposed subdivision is the recently constructed Waterside Drive. This public County ROW is
only a 54’ ROW with a smaller winding cross-section through water’s edge subdivision. In order
to promote a safer transition point to the smaller road that already exists, this variance request
to change the ROW transition 415’ to the south of the existing road, at a proposed intersection.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. The variance
request is from subdivision regulations, and does not change or violate zoning, previous
variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. The reduction in ROW will not add any
additional costs to maintenance or future work on this section of Waterside Drive.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing county ROW needed to access the proposed project. That was prior to the applicant’s
involvement.
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Aspire Subdivision

Variance Request #3

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the Sidewalk for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:
e Article 3.020 table .2A, Right-of-way sidewalk.

Variance Request: Reduction of Sidewalk on both sides of Aspire Loop to one side of Aspire Loop for
approximately 460’ along the Northwest Corner of the street.

Justification: When Aspire loop makes its northern 90 degree turn the street comes up next to the
steep embankment along the western boundary creating constructability issues for the proposed
sidewalk. Reducing the sidewalk along the northern and western edge is requested due to the difficult
nature of construction along this embankment. A crossing is proposed at each location the sidewalk
starts and stops, and no house shall be without a sidewalk on its front. Pedestrian traffic shall still be
able to move freely and easily along the sidewalk on the east and south side of Aspire Loop.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Pedestrian traffic should still be able to freely
and safely along the eastern and southern sidewalk portions of Aspire Loops, and the
installation of pedestrian crossing will ensure Pedestrians are directed to the remaining
sidewalk. There will be no houses or need to access the northern and western side of Aspire
Loop through this section. The road in the area with no proposed sidewalk is up against the
boundary of the property, not allowing for any pedestrian access to any additional portion of
the development.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The unique
shape of this property coupled with the steep embankment located along the western edge of
the property is unique to this property. The unique shape encroaches on the road as a grid
system paralleling the river is established. This encroachment along with the steep bank is the
reason for the request for a variance.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of the these regulations are enforced. Should the sidewalk be required to be
constructed it may end up being several feet above the proposed street, and will be extremely
difficult to construct due to the existing topographical condition. This would also create an
unsafe condition that would either require an expensive hand rail or construction of a block wall
for access to an area that provides no access, thus this would be considered undue hardship.

Page 1 0of 2







NS ENGINEERING 406.317-1131
1201 South 6t ST W Suite #102 | Missoula, MT 59801 www.406engineeringinc.com

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance is
variance to the subdivision regulations and engineering will not violate zoning, previous
variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. By reducing the amount of sidewalk
through this section no additional maintenance or future construction cost should be appointed
to the city. This if anything should reduce maintenance of an expensive handrail or block wall.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition, prior to the applicant’s involvement.
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Aspire Subdivision

Variance Request #4 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the block length along Sommers Street, Lots 1-18 & 103-113.

Regulation of Concern:

e Article 3.030.2.A (2), Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 1,220 feet for the block along Sommers Street
fronting Lots 1-18 and 103-113 of the Aspire Subdivision.

Justification: Due to the lack of existing and potential pedestrian and vehicle connection points along
the western side of Sommers Street the block length will need to be 1,220 feet. This is the westernmost
boundary of the subdivision abutting the existing Canyon View Subdivisions. The layout and completion
of subdivisions #2 and #4 have no public connectivity to the proposed Aspire Subdivision property.
North of Sommers Street (the western entrance to Aspire) the only potential location for connectivity to
the west is through Canyon View Park. This location allows for pedestrian connectivity through the park
to the existing Canyon View Drive and Robison Street. As part of the subdivision application, parkland is
proposed to connect to Canyon View Park along the entire eastern length of the existing park (~140 LF).
This park is proposed to be dedicated to the City of Missoula, ensuring public access through the park. A
proposed park layout and trail system will provide pedestrian access to the Canyon View Park, and from
there to Canyon View Drive and Robinson Street.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. On the eastern side of Sommers Street
there will be cross streets at less than 480’ at approved locations to ensure block lengths for
public safety, health and welfare are met. By allowing this variance the current property owners
on the western edge of Canyon View Subdivision will ensure that this layout is not injurious to
their private property.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The existing
location of the street grid from Canyon View and Braaten subdivision is unique to this property.
This grid system was established in the early 1970’s with a layout not designed for future growth
from the east. The only vehicular public access from the west is Sommers Street at the very
southern end of the property. Canyon View Park does add another pedestrian access point, and
the proposed layout takes advantage of this location to add public pedestrian connectivity.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. In order to follow the conditions as perfectly
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as prescribed, several residential homes would need to be purchased and turned into a through
street. This would cause undue hardship to the developer, but also the existing residence of
Canyon View Subdivision. Due to the ability to mitigate all of the other criteria this would be
unnecessary.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. As shown on the
proposed layout this variance will not violate zoning, previous variances, or the Missoula County
Growth Policy.

5. The variance will not cause an increase in public costs. Due to the lack of any major material
changes the subdivision regulations no additional maintenance, or other additional costs would
be associated with granting this variance.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition occurring during the approval and construction of the Canyon View
Subdivisions in the early 1970'’s.
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Aspire Subdivision

Variance Request #5 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the block length along Crosscut Way, Lots 19-31.

Regulation of Concern:

e Article 3.030.2.A (2), Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 580 feet for the block along Crosscut Way
fronting Lots 19-31 of the Aspire Subdivision.

Justification: Due to the unique shape of the property and the infill design associated with the
development’s existing conditions, creating a uniform grid system is difficult and cost prohibitive. This is
especially true for the block surrounded by Crosscut way, Sommers Street, Waterside Drive and Junction
way. This block is between two other blocks that back constraining elements to the project (the Clark
Fork River, and the Western property boundary). This means that the block itself is constrained to its
current size and location. This size slightly extends past the 480’ recommend length in the subdivision
regulations. Extending a street through this block would create two very small blocks with an additional
street that does not provide any real benefit to the community, and in someways is a negative impact to
the community by producing extra stormwater, additional heat absorbing asphalt, higher speed
vehicular traffic, and maintenance for the City of Missoula. A proposed pedestrian access is shown on
the preliminary plat to mitigate any harm to pedestrian connectivity. This access is proposed for the
center of the block to best maximize its effectiveness. This variance also allows the project to add 4
additional homes where the street would pass through. These homes can be moved from an area that is
now able to be dedicated as additional parkland above the subdivision required amount. This variance
trades unneeded streets for additional parkland, while maintaining a balanced traffic pattern.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. This variance does not harm vehicle
movement (safety) due to the fact that entering and exiting this block length is completed by an
east-west travel direction and providing an additional north-south cross street would add no
measurable benefit. Having a road go through the middle of the block causes a slightly
heightened threat to public safety by having the risk of increased speeds through the
subdivision. With the current layout, vehicles must reduce their speed and turn to get to their
desired location. By providing pedestrian access in the center of the block, the recommended
block length for pedestrian access would be maintained ensuring no threat or harm to
pedestrian travel.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. Due to the
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unique shape of the property, this is the block in the east and west direction that needs to make
up for the static boundary of the Clark Fork River and Canyon View Subdivisions and their
unique boundaries, creating solely unique block length even for this subdivision.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Due to the unique shape of the block, adding
an additional road at no benefit to the development would add undue hardship for the cost of
the road, but also the loss of 4 lots. These lots would need to be relocated back to the area of
additional parkland, reducing the area of parkland that exceeds the minimum required by the
regulations. This variance would relieve undue environmental and monetary hardships.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
have no effect on zoning, previous variances, or the Missoula County Growth Policy. By allowing
this variance 4 lots that would be placed in the additional park area, can be included in a block
that does not harm or threaten public health or safety.

5. The variance will not cause an increase in public costs. The reduction of road in this variance
would be a public cost savings of future maintenance of unneeded road, utilities, and
stormwater infrastructure.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns.
Located uniquely between the Clark Fork River and Canyon View Subdivision, the development
starts to build off of both of these constraining elements creating a unique block length located
in the center of the development. This length is slightly longer than the maximum suggested in
the subdivision manual, but a pedestrian access located in the center of the block would ensure
all pedestrian traffic would still flow seamlessly. By allowing this variance the entire community
may be able to benefit from the additional parkland dedicated as a result of the relocation of 4
lots to the center of this block.
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Aspire Subdivision

Variance Request #6 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the
Aspire Subdivision concerning the block length east of Waterside Drive fronting Lots 32-46 and Lots 68-
87.

Regulation of Concern:
e Article 3.030.2 A (2) Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 1,825 feet for the block east of Waterside Drive
fronting Lots 32-46 and Lots 68-87 of the Aspire Subdivision.

Justification: Due to the Clark Fork River running along the eastern boundary of the property and
Waterside Drive paralleling the river, the ability to break up the block length along the eastern side of
Waterside Drive is unachievable. The western side of Waterside Drive has cross-street connections that
are within the recommended block lengths, allowing for traffic to be unhindered as it travels through
the development. For pedestrian mitigation to the river front trial system four(4) 20-feet wide
connection points with pedestrian pathways have been proposed to help break up this block length.
These access points match up to proposed cross streets to allow for maximum pedestrian efficiency as
individuals access the river front trail. These accesses average under 480’ between each point, but one
section is slightly longer than the recommended 480’. If all entrances were shifted to be under 480’ it
would create access points at random locations, reducing the efficiency of each access.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. This variance does not harm public safety,
health or welfare, because all vehicle traffic needs to travel north-south along Waterside Drive
since a natural barrier of the Clark Fork River runs along the entire eastern boundary. Creating
dead roads that end at the river provides no vehicle benefit. Providing four (4) pedestrian
access points to the river front trail maintains all public safety, health and welfare for pedestrian
traffic.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The existing
location of the Clark Fork River is unique to this property as it runs north to south along the
proposed subdivision boundary. This natural feature is the defining reason for the variance
request.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Due to the unique location of the existing
Clark Fork River, if the owner were to reduce the existing block size to meet current required
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block lengths additional unnecessary dead-end roads and intersections would be required that
provide not benefit beyond what the proposed pedestrian access points provide.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
not violate zoning, previous variances, or the Missoula County Growth Policy. It is the result of
an existing nature barrier to creating connections to the property.

5. The variance will not cause an increase in public costs. If this variance were not approved
additional dead streets would need to be maintained by the City causing an additional cost
burden. This variance would reduce public costs.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
existing condition of the Clark Fork River was not caused by the applicant.
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Aspire Subdivision

Variance Request #1

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the right-of-way for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:

e Article 3.020.2.B, All public and private street and road improvements, including pavement,
curbs, sidewalks, bike facilities, and drainage must be in accordance with the Missoula City
Public Works Standards and Specifications and standards prescribed in Table .2A. Where the
specifications or standards conflict with other regulations, the regulations of 3-020 apply.

e Article 3.020.2 table .2 A, Right-of-Way minimum width and street width.

e Article 3.020.3.C Public street and road Right-of-Way must meet the standards in Table .2A.

Variance Request: Reduce the minimum right-of-way (ROW) from 70-feet to 62-feet as shown on the
Preliminary Plat.

Justification: This variance still allows all required improvements per subdivision regulations to fit
within the right-of -way. The proposed street sections of Bent Branch Road, Crosscut Way, Junction Way
Heartwood Place, Aspire Loop, and all but a small section of Waterside Drive meet all requirements of
the Low Density Urban Local Street as stated in the City of Missoula Subdivision Regulations with the
exception of the right-of-way width. This would provide a road right-of-way, per Aspire Subdivision Road
Design, that is back of sidewalk to back of sidewalk plus %-foot on each side on each side. This ROW
would be slightly larger but matches in context the current ROW of Somers Street. This will keep the
standard of design similar for the entire neighborhood. By allowing a reduction in right of way to the
sidewalk allows for a clearer view of City right-of-way to residences as well as more function use of lot
space with-in the subdivision.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Reducing the Right-of-Way will not reduce or
limit any physical infrastructure for the proposed subdivision, it will accommodate the proposed
street section which is wider and safer than the required per Article 3.020.0 table .2 A. All
proposed City infrastructure will easily fit with-in the proposed right-of-way. Non-City
infrastructure will be installed in an utility easement located just outside of the City right-of-
way.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The
conditions upon which this request for a variance is based are unique to the property because of
the existing infrastructure to the south of which this subdivision will be connecting to and
providing a similar design standard of streets for the neighborhood. Also, to achieve a mid-
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range density according to the growth policy of this area, a slightly smaller right-of-way makes
this achievable.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Undue hardship would result to the owner, if
strict requirements of the regulations were enforced, by creating smaller lot sizes in which to
build homes due to an unnecessary portion of Right-of-Way taking up portions of each lot.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
not violate zoning, previous variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. This variance will not cause an increase
in public costs. The smaller right-of-way would require less maintenance costs for any future
needs.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition, prior to the applicant’s involvement.
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Aspire Subdivision

Variance Request #2

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the right-of-way for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:

e Article 3.020.2.B, All public and private street and road improvements, including pavement,
curbs, sidewalks, bike facilities, and drainage must be in accordance with the Missoula City
Public Works Standards and Specifications and standards prescribed in Table .2A. Where the
specifications or standards conflict with other regulations, the regulations of 3-020 apply.

e Article 3.020.2 table .2 A, Right-of-Way minimum width and street width.

e Article 3-020.3.C, Public Street and road rights-of-way must meet the standards in Table .2A.

e Article 3-020.4.N, A parking lane is required on both sides of local streets and cul-de-sacs.

Variance Request: Reduce the minimum right-of-way (ROW) from 70-feet to 54-feet and reduce the
parking lane from both sides to one side as shown on the Preliminary Plat for approximately 415 feet of
Waterside drive.

Justification: The proposed street section of Waterside Drive is to closely match the street cross-section
for the existing Waterside Drive connection to the north. Due to the smaller size of the existing
Waterside Drive this small section is proposed to act as a traffic calming and volume mitigation for the
already undersize road that exists as a connection point to the subdivision. The proposed ROW would
match the existing ROW of Waterside Drive. This will keep the standard of design similar for the entire
neighborhood. Making the change of Right-of-Way widths at an intersection rather than in the middle
of the street. The current design as proposed meets all subdivision regulations for a cross-section of
Low Density Urban Local Streets except for the lack of parking on one side of the street.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Reducing the Right-of-Way and Street
Section will not reduce or limit any physical infrastructure for the proposed subdivision, all
proposed infrastructure will be able to fit with-in the ROW and the smaller Cross-Section will
provide a traffic calming as traffic moves to an already existing cross-section of similar size. This
reduction in ROW will provide a safer travel speed as Waterside Drive enters the Water’s Edge
Subdivision where the road is narrower and meanders more.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The
conditions upon which this request for a variance are based are unique to the property due to
the existing infrastructure (Waterside Drive) to the north of which this subdivision will be
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connecting. The variance requested will provide a similar design standard compared to the
existing street.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. The northern connection point for the
proposed subdivision is the recently constructed Waterside Drive. This public County ROW is
only a 54’ ROW with a smaller winding cross-section through water’s edge subdivision. In order
to promote a safer transition point to the smaller road that already exists, this variance request
to change the ROW transition 415’ to the south of the existing road, at a proposed intersection.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. The variance
request is from subdivision regulations, and does not change or violate zoning, previous
variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. The reduction in ROW will not add any
additional costs to maintenance or future work on this section of Waterside Drive.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing county ROW needed to access the proposed project. That was prior to the applicant’s
involvement.
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Aspire Subdivision

Variance Request #3

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the Sidewalk for the proposed Low Density Urban Local Streets within the
Subdivision.

Regulation of Concern:
e Article 3.020 table .2A, Right-of-way sidewalk.

Variance Request: Reduction of Sidewalk on both sides of Aspire Loop to one side of Aspire Loop for
approximately 460’ along the Northwest Corner of the street.

Justification: When Aspire loop makes its northern 90 degree turn the street comes up next to the
steep embankment along the western boundary creating constructability issues for the proposed
sidewalk. Reducing the sidewalk along the northern and western edge is requested due to the difficult
nature of construction along this embankment. A crossing is proposed at each location the sidewalk
starts and stops, and no house shall be without a sidewalk on its front. Pedestrian traffic shall still be
able to move freely and easily along the sidewalk on the east and south side of Aspire Loop.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. Pedestrian traffic should still be able to freely
and safely along the eastern and southern sidewalk portions of Aspire Loops, and the
installation of pedestrian crossing will ensure Pedestrians are directed to the remaining
sidewalk. There will be no houses or need to access the northern and western side of Aspire
Loop through this section. The road in the area with no proposed sidewalk is up against the
boundary of the property, not allowing for any pedestrian access to any additional portion of
the development.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The unique
shape of this property coupled with the steep embankment located along the western edge of
the property is unique to this property. The unique shape encroaches on the road as a grid
system paralleling the river is established. This encroachment along with the steep bank is the
reason for the request for a variance.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of the these regulations are enforced. Should the sidewalk be required to be
constructed it may end up being several feet above the proposed street, and will be extremely
difficult to construct due to the existing topographical condition. This would also create an
unsafe condition that would either require an expensive hand rail or construction of a block wall
for access to an area that provides no access, thus this would be considered undue hardship.
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4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance is
variance to the subdivision regulations and engineering will not violate zoning, previous
variances, or the Missoula County Growth Policy.

5. The variance will not cause an increase in public costs. By reducing the amount of sidewalk
through this section no additional maintenance or future construction cost should be appointed
to the city. This if anything should reduce maintenance of an expensive handrail or block wall.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition, prior to the applicant’s involvement.
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Aspire Subdivision

Variance Request #4 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the block length along Sommers Street, Lots 1-18 & 103-113.

Regulation of Concern:

e Article 3.030.2.A (2), Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 1,220 feet for the block along Sommers Street
fronting Lots 1-18 and 103-113 of the Aspire Subdivision.

Justification: Due to the lack of existing and potential pedestrian and vehicle connection points along
the western side of Sommers Street the block length will need to be 1,220 feet. This is the westernmost
boundary of the subdivision abutting the existing Canyon View Subdivisions. The layout and completion
of subdivisions #2 and #4 have no public connectivity to the proposed Aspire Subdivision property.
North of Sommers Street (the western entrance to Aspire) the only potential location for connectivity to
the west is through Canyon View Park. This location allows for pedestrian connectivity through the park
to the existing Canyon View Drive and Robison Street. As part of the subdivision application, parkland is
proposed to connect to Canyon View Park along the entire eastern length of the existing park (~140 LF).
This park is proposed to be dedicated to the City of Missoula, ensuring public access through the park. A
proposed park layout and trail system will provide pedestrian access to the Canyon View Park, and from
there to Canyon View Drive and Robinson Street.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. On the eastern side of Sommers Street
there will be cross streets at less than 480’ at approved locations to ensure block lengths for
public safety, health and welfare are met. By allowing this variance the current property owners
on the western edge of Canyon View Subdivision will ensure that this layout is not injurious to
their private property.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The existing
location of the street grid from Canyon View and Braaten subdivision is unique to this property.
This grid system was established in the early 1970’s with a layout not designed for future growth
from the east. The only vehicular public access from the west is Sommers Street at the very
southern end of the property. Canyon View Park does add another pedestrian access point, and
the proposed layout takes advantage of this location to add public pedestrian connectivity.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. In order to follow the conditions as perfectly
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as prescribed, several residential homes would need to be purchased and turned into a through
street. This would cause undue hardship to the developer, but also the existing residence of
Canyon View Subdivision. Due to the ability to mitigate all of the other criteria this would be
unnecessary.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. As shown on the
proposed layout this variance will not violate zoning, previous variances, or the Missoula County
Growth Policy.

5. The variance will not cause an increase in public costs. Due to the lack of any major material
changes the subdivision regulations no additional maintenance, or other additional costs would
be associated with granting this variance.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
hardship was not caused by the applicant, their agents, or assigns. This is the result of an
existing condition occurring during the approval and construction of the Canyon View
Subdivisions in the early 1970'’s.
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Aspire Subdivision

Variance Request #5 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the Aspire
Subdivision concerning the block length along Crosscut Way, Lots 19-31.

Regulation of Concern:

e Article 3.030.2.A (2), Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 580 feet for the block along Crosscut Way
fronting Lots 19-31 of the Aspire Subdivision.

Justification: Due to the unique shape of the property and the infill design associated with the
development’s existing conditions, creating a uniform grid system is difficult and cost prohibitive. This is
especially true for the block surrounded by Crosscut way, Sommers Street, Waterside Drive and Junction
way. This block is between two other blocks that back constraining elements to the project (the Clark
Fork River, and the Western property boundary). This means that the block itself is constrained to its
current size and location. This size slightly extends past the 480’ recommend length in the subdivision
regulations. Extending a street through this block would create two very small blocks with an additional
street that does not provide any real benefit to the community, and in someways is a negative impact to
the community by producing extra stormwater, additional heat absorbing asphalt, higher speed
vehicular traffic, and maintenance for the City of Missoula. A proposed pedestrian access is shown on
the preliminary plat to mitigate any harm to pedestrian connectivity. This access is proposed for the
center of the block to best maximize its effectiveness. This variance also allows the project to add 4
additional homes where the street would pass through. These homes can be moved from an area that is
now able to be dedicated as additional parkland above the subdivision required amount. This variance
trades unneeded streets for additional parkland, while maintaining a balanced traffic pattern.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. This variance does not harm vehicle
movement (safety) due to the fact that entering and exiting this block length is completed by an
east-west travel direction and providing an additional north-south cross street would add no
measurable benefit. Having a road go through the middle of the block causes a slightly
heightened threat to public safety by having the risk of increased speeds through the
subdivision. With the current layout, vehicles must reduce their speed and turn to get to their
desired location. By providing pedestrian access in the center of the block, the recommended
block length for pedestrian access would be maintained ensuring no threat or harm to
pedestrian travel.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. Due to the
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unique shape of the property, this is the block in the east and west direction that needs to make
up for the static boundary of the Clark Fork River and Canyon View Subdivisions and their
unique boundaries, creating solely unique block length even for this subdivision.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Due to the unique shape of the block, adding
an additional road at no benefit to the development would add undue hardship for the cost of
the road, but also the loss of 4 lots. These lots would need to be relocated back to the area of
additional parkland, reducing the area of parkland that exceeds the minimum required by the
regulations. This variance would relieve undue environmental and monetary hardships.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
have no effect on zoning, previous variances, or the Missoula County Growth Policy. By allowing
this variance 4 lots that would be placed in the additional park area, can be included in a block
that does not harm or threaten public health or safety.

5. The variance will not cause an increase in public costs. The reduction of road in this variance
would be a public cost savings of future maintenance of unneeded road, utilities, and
stormwater infrastructure.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns.
Located uniquely between the Clark Fork River and Canyon View Subdivision, the development
starts to build off of both of these constraining elements creating a unique block length located
in the center of the development. This length is slightly longer than the maximum suggested in
the subdivision manual, but a pedestrian access located in the center of the block would ensure
all pedestrian traffic would still flow seamlessly. By allowing this variance the entire community
may be able to benefit from the additional parkland dedicated as a result of the relocation of 4
lots to the center of this block.
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Aspire Subdivision

Variance Request #6 — Block Length

A variance is being requested from the City of Missoula Subdivision Regulations for the
Aspire Subdivision concerning the block length east of Waterside Drive fronting Lots 32-46 and Lots 68-
87.

Regulation of Concern:
e Article 3.030.2 A (2) Blocks may not exceed a maximum length of 480 feet in urban-suburban
subdivisions.

Variance Request: Extend the maximum block length to 1,825 feet for the block east of Waterside Drive
fronting Lots 32-46 and Lots 68-87 of the Aspire Subdivision.

Justification: Due to the Clark Fork River running along the eastern boundary of the property and
Waterside Drive paralleling the river, the ability to break up the block length along the eastern side of
Waterside Drive is unachievable. The western side of Waterside Drive has cross-street connections that
are within the recommended block lengths, allowing for traffic to be unhindered as it travels through
the development. For pedestrian mitigation to the river front trial system four(4) 20-feet wide
connection points with pedestrian pathways have been proposed to help break up this block length.
These access points match up to proposed cross streets to allow for maximum pedestrian efficiency as
individuals access the river front trail. These accesses average under 480’ between each point, but one
section is slightly longer than the recommended 480’. If all entrances were shifted to be under 480’ it
would create access points at random locations, reducing the efficiency of each access.

The following address the criteria requirements of Section 6-010 of Article 6 of the Missoula Subdivision
Regulations:

1. The granting of the variance does not result in a threat to the public safety, health or welfare
and is not injurious to other persons or property. This variance does not harm public safety,
health or welfare, because all vehicle traffic needs to travel north-south along Waterside Drive
since a natural barrier of the Clark Fork River runs along the entire eastern boundary. Creating
dead roads that end at the river provides no vehicle benefit. Providing four (4) pedestrian
access points to the river front trail maintains all public safety, health and welfare for pedestrian
traffic.

2. The conditions upon which the request for a variance is based are unique to the property for
which the variance is sought and are not applicable generally to other property. The existing
location of the Clark Fork River is unique to this property as it runs north to south along the
proposed subdivision boundary. This natural feature is the defining reason for the variance
request.

3. Because of the physical surroundings, particular shape or topographical conditions of the
specified property involved, undue hardship to the owner would result if the strict
requirements of these regulations are enforced. Due to the unique location of the existing
Clark Fork River, if the owner were to reduce the existing block size to meet current required
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block lengths additional unnecessary dead-end roads and intersections would be required that
provide not benefit beyond what the proposed pedestrian access points provide.

4. The variance will not in any manner violate the provisions of the zoning ordinance or any
variance granted to those regulations or the Missoula County Growth Policy. This variance will
not violate zoning, previous variances, or the Missoula County Growth Policy. It is the result of
an existing nature barrier to creating connections to the property.

5. The variance will not cause an increase in public costs. If this variance were not approved
additional dead streets would need to be maintained by the City causing an additional cost
burden. This variance would reduce public costs.

6. The hardship has not been created by the applicant or the applicant’s agent or assigns. The
existing condition of the Clark Fork River was not caused by the applicant.
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extremely informed on this project.

Thanks!

Brian Throckmorton, P.E.
406 Engineering Inc.

(406) 579-9041 (c)

(406) 317-1131 (o)

From: Dave DeGrandpre <DeGrandpreD@ci.missoula.mt.us>

Sent: Wednesday, March 6, 2024 10:31 AM

To: Sean Amundson <seana@406eng.com>; Brian Throckmorton <briant@406eng.com>
Cc: Kristin Spadafore <SpadaforeK@ci.missoula.mt.us>

Subject: FW: Letter of comment for the Sommers property 2nd Sufficiency Review

Hi Sean and Brian,

This is a friendly suggestion that it might be beneficial for the developer to do some public relations
work with the East Missoula folks. The City is not requiring any additional steps, just a suggestion.
The County Commissioners have expressed interest in this project as well due to the significant
public interest.

Dave DeGrandpre, AICP |Planning Supervisor
Community Planning, Development & Innovation
435 Ryman Missoula, MT 59802

406.529.0709 | degrandpred@ci.missoula.mt.us

—T T
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Promoting equitable growth and a resilient, sustainable community.

From: slem406@aol.com <slem406@aol.com>
Sent: Tuesday, March 5, 2024 10:29 PM
To: seana@406eng.com; Kristin Spadafore <SpadaforeK@ci.missoula.mt.us>; Dave DeGrandpre

<DeGrandpreD@ci.missoula.mt.us>
Cc: East Missoula Community Council <emissoulacc@gmail.com>; Bcc <bcc@missoulacounty.us>

Subject: Letter of comment for the Sommers property 2nd Sufficiency Review

Dear all,
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Please see our attached letter with comments on the Second Sufficiency
Review for the Aspire subdivision.

Thank you for allowing us to review the documents and we look forward to
hearing your responses.

Stephanie Lemberg (Board Member East Missoula Community
Council)

On behalf of the East Missoula Community Council
emissoulacc@gmail.com

406-396-4247
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focused solely on their interests in order to remove the NAS. In
addition, potentially the most divisive set of meetings because the
question has now repeatedly come up why Water Edge is expected
to receive only 10% of the subdivision traffic.

e 06/15/22 — Working group meeting #2 at CAPs on project open to the public.

o Water's Edge and developer lawyer meeting, moderated by CAPs.

o 06/24/22 — Working group meeting #3 at CAPs on project open to the public.

o Water's Edge and developer lawyer meeting, moderated by CAPs.

e 06/30/22 — County Commissioner Meeting #3 open to Public with full comment
on Project.

o A special meeting, held at 1pm on a day the Commissioners
traditionally do not meet, to announce a deal had been struck and
the NAS was voted to be removed.

e 08/30/22 — County Commissioner Meeting Final Resolution open to the public.

o An administrative meeting held to "Request board approve
resolution directing the Missoula County Clerk & Recorder to record
notice of a decision to remove the NAS" (no public comment)

e 05/05/23 — Neighborhood Meeting — Full presentation and questions was over 1
Y2 hours with our group staying and extra 40 minutes to answer any individual
questions.

o This might have lasted 90 min (we do not remember it that way, and
since the notes of this meeting have not been made public, we can
not be sure)

e 11/14/23 - Meeting with EMCC to update progress of subdivision and answer
more questions. | did need to leave this meeting after 45 minutes, but it was
meant to be an update that turned into many more questions.

o We do agree, there are many more questions which will only
increase the closer this subdivision comes to reality. This is why we
feel another meeting is merited.

Sincerely,

Stephanie Lemberg (Board Member East Missoula Community Council)
On behalf of the East Missoula Community Council
emissoulacc@gmail.com

406-396-4247

---------- Forwarded message ---------

From: Dave DeGrandpre <DeGrandpreD@ci.missoula.mt.us>
Date: Thu, Mar 28, 2024, 2:43 PM

Subject: Aspire Subdivision - EMCC 2nd Sufficiency Comments
To: East Missoula Community Council <emissoulacc@gmail.com>

Good afternoon,
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Attached please find a letter regarding the Aspire Subdivision project from the East Missoula Community
Council with my responses. Also attached is an email from 406 Engineering listing dates and meetings
that may be of interest.

Best Regards,
Dave DeGrandpre, AICP |Planning Supervisor
Community Planning, Development & Innovation

435 Ryman Missoula, MT 59802

406.529.0709 | degrandpred@ci.missoula.mt.us

Promoting equitable growth and a resilient, sustainable community.
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