January 17, 2018
Mary McCrea
Planning Supervisor
Development Services, City of Missoula
435 Ryman
Missoula, MT 59802
Re: 44 Ranch Phasing Plan Amendment Request
Dear Mary:
Grass Valley Project LLC, the developer of the 44 Ranch subdivision, hereby requests
review and approval of the attached Amended Phasing Plan. The final plats for Phases 1
through 8 are filed. The developer continues to make good forward progress with the
development with the goal and purpose of the development to provide affordable
workforce housing.
Before going into specific details about the phasing plan amendment, we feel it is
important to understand some of the history leading up to the 44 Ranch development, as
well as the investment of public and private money that has been spent in the Mullan Road
area to extend sanitary sewer and water mains. Below is an image that outlines major
planning milestones that guided development in the Mullan Road and 44 Ranch area.
44 Ranch
Development

George Elmer Dr.
& Broadway Int.

Chuck Wagon Dr. &
Mullan Rd. Intersection
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The exhibit below shows the general location of where the 44 Ranch development is
located.

44 Ranch Estates
Development

Flynn Ranch
Development

44 Ranch
Development

Mullan Road Area Development Background
Development has been discussed in the Mullan Road area for decades and the traffic
congestion issues with the Reserve and Mullan Road intersection have also been discussed
over this time period as well. In order to plan ahead of development and have documents
in place to guide development, the City and County jointly approved the Wye-Mullan Grid
Roadway Network Resolution in 2002. This Resolution defined collector and arterial
roadway corridors between Mullan Road and Broadway as well as between the airport and
Reserve Street. As development occurred in the mid-2000’s land landowners realized the
value a roadway network could add to their property a great deal of right-of-way was
acquired for George Elmer Drive, Chuck Wagon Drive, and England Boulevard. George
Elmer Drive being the arterial connection between Mullan and Broadway (north/south)
and England Boulevard being the major arterial between George Elmer and Reserve
(east/west). These connection roads are not fully built, but the 44 Ranch development
has implemented major portions of these connector arterials and has contributed to the
foundation of the road grid network that will ultimately happen in this area as it is
developed out.
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The next major plan for this area was the Wye-Mullan West Comprehensive Plan that was
adopted in 2005 This document went through a long public process with input from area
landowners and identified a variety of land uses (commercial, residential, multi-family,
etc.). The City’s recent 2015 Growth Policy also reinforces the type of development in the
44 Ranch area, showing it planned for Residential Medium Density. An exhibit showing
the 44 Ranch development boundaries and the growth policy are shown below for
reference.
44 Ranch
Development
Flynn Ranch
Development

44 Ranch
Estates

In addition to planning for road grid networks and land uses, another way to guide
development is to plan for the routes and locations to extend sanitary sewer and water
mains. Development, especially higher density development, will follow sewer and water
mains. In 2004, the extension of sanitary sewer mains along Mullan Road from Reserve
Street to the Ranch Club development (approx. 4 miles) was completed to serve this area
and guide development while providing safe treatment of wastewater.
Other planning and guiding documents have been implemented for this area over the
years, and significant public investment was made to extend sewer, create comprehensive
plans, have public meetings, and review subdivision proposals. In addition, other public
investments have been made since the 44 Ranch development was approved such as the
Hellgate Elementary $12 million bond in 2008, another Hellgate Elementary $30 million
bond in 2016, improvements to Big Sky High School, and the $42 million Fort Missoula
Regional Park that was recently constructed.
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Design
All of the planning and investment into the Mullan road area laid the foundation for
developments like 44 Ranch, the Ranch Club and Flynn Ranch subdivisions. Each
subdivision invested a significant amount of money to gain subdivision approval. In
addition to the financial investment to gain subdivision approval, each project
incorporated significant concessions to accommodate the existing neighborhood near 44
Ranch. These changes to the original 44 Ranch subdivision submittal added a great deal
of expense to the 44 Ranch project. Two of the major concessions that were made
included constructing George Elmer Drive with the first phase of the project. The original
44 Ranch subdivision packet wanted to access the first phase of the development from
Roundup Drive. The second concession made for the neighbors was that the developer
also agreed to build a new collector roadway called Chuck Wagon Drive rather than
improve existing Roundup Drive. Ultimately 44 Ranch was approved with 29 conditions
and after many neighborhood meetings, Planning Board meetings and City Council
hearings the subdivision was approved. The 44 Ranch subdivision was approved by the
City Council on May 16th, 2005 as a master planned traditional neighborhood design. The
development offers variety, alleys, variable width lots, central boulevards and two large,
central parks. The 44 Ranch 5.7 acre park implemented a goal of the City of Missoula
Parks Department by creating a regional park that is intended to serve the surrounding
area.
It is also important to note that the 44 Ranch development contributes a significant
amount of money to the local tax base.
Phasing Plan Amendment Request
At this time approximately 200 single family lots have been platted at 44 Ranch and 345
more lots remain in the development that will be platted eventually. In 2017 the internal
Phase 8 infrastructure was installed and the offsite, Phase 8 Chuck Wagon improvements
have a letter of credit in the amount of $861,537 in place with the City of Missoula. Per
Montana Code Annotated section 76-3-507(2)(a), state law allows for this improvement
guarantee option. An improvement guarantee was used for offsite Chuck Wagon
improvements because the review and approval process is long and involves the review
and approval of three agencies (Missoula County, City of Missoula, and the Montana
Department of Transportation). At this time the developer has received approval from
Missoula County and has made two submittals to both the City of Missoula and the
Montana Department of Transportation for review and comment. The most recent
submittal to the Montana Department of Transportation was in December 2017 and we
hope to have approval of this roadway in the spring of 2018 so we can put the project out
to bid and begin construction in the summer of 2018.
Reasons for the Phasing Plan Amendment
1.

We are requesting a phasing plan amendment due to some changes in sanitary
sewer routing and final design details that have become evident as the project
moves forward.
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2. Because of the way final design of the sanitary sewer and roadway infrastructure
unfolded, there are three lots on the east side of Chuck Wagon Drive that were
proposed to be in phase 11. These three lots are now being included in phase 9
because all necessary infrastructure was installed with phase 8 (summer of 2017)
and these lots have necessary infrastructure to be sold once the phasing plan is
amended. Please see the WGM response below to 4-070.2(B)(1), third bullet for
more information regarding these three lots.
3. Phase 15 was amended to take advantage of existing sanitary and storm sewer
mains that are located in Horn Road. This change to phase 15 of the proposed
phasing plan allow for more efficient use of existing infrastructure.
4. Phases 15, 16, 17, 18, and 19 in the proposed phasing plan were changed to spread
the costs of building Shindig Drive out across multiple phases and so the roadway is
constructed as lots are platted. Please see the WGM response below to 4070.2(B)(3), second bullet.
Development Services has requested additional information that specifically addresses
review criteria identified in the City Subdivision Regulations, section 4-070.2.B.
regarding phasing plan amendments. That supplemental information is included
below:
4-070.2 Preliminary Plat Extension
City Regulation:
A. The City Council may extend a preliminary plat for an additional two-year
period. To be given consideration for an extension of the preliminary plat
approval period, the subdivider shall submit a written request for a preliminary
plat extension to the planning department prior to the expiration date. The
request shall address sections 4-070.2.B.1-3.
WGM Response: With this submittal, the developer is not requesting an
extension to the final plat filing deadlines, we are requesting some changes to
the boundaries of the future phases and we are requesting changes to some of
the phase sequencing. The phase 9 final plat has a deadline of December 31,
2020 and at this time an extension of that date is not anticipated to be needed.
City Regulation:
B. If a final plat has not been filed at the end of the additional 2 year period, the
subdivider may request one final extension not to exceed two years. To be
given consideration for the second extension request of the preliminary plat
approval periods, the subdivider shall provide a written request for a preliminary
plat extension to the planning department prior to the expiration of the last
extension. The request shall address sections 4-070.2.B. 1-5:
1.

Circumstances governing the timing of final plat review have changed
beyond the control of the subdivider. List all such circumstances, and state
how the new deadline can be met;
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WGM Response:
 During the subdivision process in 2004 and 2005, only preliminary
engineering was completed during the preliminary plat process.
During the spring of 2017, WGM completed final engineering for water,
sanitary sewer, storm drainage and roadways for phases 8 through 10.
During this final design process, details regarding the depth of cover
over the sanitary sewer main in Brumby Lane indicated that the sewer
main could only be constructed to a certain westerly point to meet
City requirements and prevent freezing of the main in the winter.
WGM met with City Engineering staff and discussed the revised sewer
main routing to serve the west portion of phase 10. City Engineering
understands the final design for the sanitary sewer mains and is
supportive of the change and has approved the final sanitary sewer
design. Because of the final design changes in the sanitary sewer main
in Brumby, the west portion of the phase 10 boundary needs to be
adjusted and is part of our current request. Please see “Utility Exhibit
A” that has been included with this packet of information to better
illustrate the location of where the sanitary sewer main could be
constructed to in phase 10.
 Also at the west end of the phase 10, the intersection of Shindig Drive
and Brumby could not be served with adequate storm drainage
facilities at this time. Major storm water treatment infrastructure and
new storm water pipes will be installed with phases 18 to serve the
Shindig Drive and Brumby intersection.
 Final design and routing of the sanitary sewer mains serving phase 7C
and 8 also allowed infrastructure to be installed to serve lots 186, 187,
and 188 (just east of Chuck Wagon Dr.) sooner than anticipated.
These lots were in phase 11 of the phasing plan approved on March 14,
2016. With the current phasing plan amendment we are requesting
that those lots be included in phase 9 instead. This will allow the lots
to be sold, thus allowing the boulevard areas and lots to be maintained
and homes built on them. All necessary infrastructure is already
installed and accepted by the City to serve these three lots.
2. The findings of fact regarding the primary review criteria will still be valid if
the extension is granted;
WGM Response: Yes primary review criteria will still be valid; all changes
being requested are minor amendments to the original phasing plan and will
not alter the original findings of fact. The proposed phasing plan is not
changing the total number of lots or the total number of phases approved by
the preliminary plat.
3. Planning and provision for public facilities and services in the area of the
subdivision will not be disrupted by the extension of the deadline.
WGM Response: N/A, this proposal does not request an extension of any
final plat filing deadlines. Some of the details that WGM sees as additional
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supporting information that public facilities and services are not adversely
impacted are as follows:
 This proposal maintains the same number of total phases approved
with the preliminary plat in 2005. 19 phases were originally approved
and that number of phases has been maintained as this project
progresses and with our proposed phasing plan.
 Lot lines for the project are not being proposed to be changed with
this phasing plan amendment.
 We are proposing a change to when some portions of Shindig Drive
are proposed to be built from the March 14, 2016 phasing plan.
However, the phase that we are proposed to construct the southern
portion of Shindig drive is being revised to match the original
preliminary plat phasing plan proposed in 2005. In addition, we have
been getting a lot of complaints from a subdivision adjacent to the 44
Ranch development called 44 Ranch Estates. We feel that by
deferring the construction of Shindig we can reduce the amount of
construction traffic through the existing development south of 44
Ranch called The Valley.
 Between the March 14, 2016 phasing plan and the proposed phasing
plan, there is also a change in when the large westerly park is to be
constructed. With this submittal the park is being proposed in phase
16 and matches the same phase and number of lots that were
proposed with the preliminary plat phasing plan that was approved in
2005. The phase that the park is proposed for construction is a
function of the state law requiring 11% park dedication of the total area
of lots being platted. This phasing plan meets that park dedication
requirement. If this proposed phasing plan is approved, the park
would be constructed with phase 16. As a comparison, the proposed
phasing plan and the March 14, 2016 phasing plan, 399 lots would be
platted when the park is built and our current proposal would plat 392
lots.
4. No significant changes in the area of the subdivision have occurred or are
expected to occur within the extension period for final plat review that would
change the evaluation of the proposal.
WGM Response: N/A, this proposal does not request an extension of any
final plat filing deadlines and we have not identified any major changes in the
surrounding area that would change the evaluation of this proposal.
5. The preliminary plat is not in conflict with recently changed subdivision
regulation or policies or regulatory plans listed in 3-010.1-A-K adopted by the
City Council that would be undermined by the further time extension.
WGM Response: N/A, this proposal does not request an extension of any
final plat filing deadlines. After review of the regulatory plans listed in 3010.1-A-K, all current requirements are being met. In addition, each phase of
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infrastructure must be submitted to City Development Services for review
and approval to ensure than any regulation changes are incorporated into
each phase. For example, in 2017 there was a change to the City’s striping
policy for no parking areas. This additional striping was installed by the 44
Ranch developer to comply with current regulations at an additional cost of
$2,000 to the developer.
As City staff and City Council review the changes in the phasing plan, some of the changes
require explanation and additional background. WGM would be happy to go over the
reasons behind some of the other changes in a meeting, please do not hesitate to ask.
In summary, we are requesting this phasing plan amendment for the following reasons:
1.
2.

3.

4.

5.

Changes in sanitary sewer routing and final design of the sanitary sewer that has
been reviewed and accepted by the City of Missoula.
Issues with serving the intersection of Shindig Drive and Brumby Lane with storm
drainage infrastructure. This intersection needs to be constructed in a later phase
to adequately provide storm drainage treatment prior to discharge to Grant Creek.
To plat lots 186, 187, and 188 (east side of Chuck Wagon Drive) with phase 9 instead
of phase 11 because all necessary infrastructure is installed and these lots can be
sold if they are included in phase 9.
Phase 15 was amended to take advantage of existing sanitary and storm sewer
mains that are located in Horn Road. This change to phase 15 of the proposed
phasing plan allows for more efficient use of existing infrastructure and reduced up
front costs to the developer. Reducing up front costs allows the developer to pay
for less interest on construction loans and contributes to lower lot prices which is a
benefit to lot purchasers.
Phases 15, 16, 17, 18, and 19 in the proposed phasing plan were changed to spread
the costs of building Shindig Drive out across multiple phases and so the roadway is
constructed as lots are platted. This change also reduces up front costs to the
developer and allows the developer to offer lots for less cost to potential lot buyers.

We appreciate your assistance and consideration of this request and feel that this letter
has sufficiently documented the applicable elements in the City Subdivision regulations
identified in section 4-070.2.B.1-5. If you have any questions or need additional
information, please contact us and we can provide that information to the City.
Sincerely,
WGM Group, Inc.

Ryan J Salisbury, PE
PRINCIPAL ENGINEER

Encl.
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