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Honorable Thonas Judge, bvernor, State of lbntana, Helena 
-'"nl?C/\,,:n",,- - '-tO

uitizens Advocate, Helena C-,1^''-',_ n,.
Environnental Quality Cormcil, Helena -", YUAL|yV

ltbntana Fish and C,arne Departrnent, He1-ena
Deparfrnent of Highways, Helena
Deparfinent of Conrrunity Affairs, Division of Plaruring, Helena
Departnent of Natural Resources and Consenration, Helena
Departnent of State Lands, Helena
IWrntana State Library, Hel.ena
Board of County Conunissioners, Courthouse, Great Fa1ls
Cascade County Planning Board, BiLl lrbnroe, Courthouse, Great Fal1s
City-County Health Department, 1130 17th Avenue South, Great Falls
Envirorrnental Information Center, Box 12, Helena
C. W. Gonder, 823 East Call Street, Livingston
I{rs. Vel Jansen, 430 South Sixth, Livingston
Ivhs. Winifred Lucky, 420 South Sixth, Livingston
Mary Lee Reese, League of ltlonen Voters, 29 South Alta, Helena
Torn Horobik, Pres., Irbntana Wil-derness Assn., 4000 4th Ave. N., Great FalLs
Northern Rockies Action Group, #9 Placer Street, Helena
Paul T. Richards, 1836 Floweree, Helena
John Schillinger, Microbiology Departrnent, Nbntana State University, Bozqnan
Concerned Citizens for a Qtrality Environme,nt, c/o Ron Erickson, Chairrnan,

University of Montana, Missoula
Student Envirorunental Research Center, Ihiversity of lvbntana, Room 212,

Venture Center, Missoula
John P. Duke, Assistant Vice President, Land }bnagernent, Btnlington

Northern, 650 Central Building, Seattle, Washington, 98104
Herb Anderson, P. 0. Box 42, Raynesford, M[ 59469
Mike Roach, Air Quality Bureau, Envirorrnental Sciences Division
Don Willems, Water Quality Bureau, EmrironrnentaL Sciences Division
State-Local Relations Project, Corunission on Local Government,

State Capitol, Helena
J. Anne Skiriner, Public Information lJnit, DFIES, He]-ena
Rick Graetz, Box 894, Helena
Williatn Kessner, P. O. bx 2407, Great FaLls
Ralph Menasco, 1300 lt'larshall Lane, Helena
Great Falls Tribune, Tribtme Building, Great Fal1s

GentLemen:

The enclosed draft environmental inpact statement has been prepared for
Sun trrairie Village in Cascade Cornty. Thj.s irnpact statement is submitted

July 15, 1976
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'* .i [i;:?.n\



$m Prairie VilLage
Cascade Cowrty
Page 2
Jul.y 15, 1976

for your consideration. Comnents and questions wilL be accepted for 30
days following issuance of this statsnent at which tfune it wiLL be
assLmed that the persons or agencies conzulted have no ccnunents to make.
One extension of time not to occeed fifteen (15) days is available upon
request. ALl cqrurents shotrld be sent to the urdersigned.

Sincerely )ours,

U
me, Chief

fubdivision &rreau
EnvirormentaL Sciences Division
Phone: 449-3946

E'[ttC:TE:ti
Encl.ozure
cc: Ben Wake

Tm ELlerhoff
Terry Carmody
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DMFT EIWIRoITVIET\TIAL IMPACT TATE}{ENI

Sun Prairie Villaee
A hoposed fubdivision

Cascade Cotrrty

fursuant to the I'bntana Envirormental-polic;r Act, section 69-6504,(b) (3) 
' -!he act contro-li"g both public and'pni.r"tu uiater sgpply andsewage disposal for strbdivisionsr-section 69'-5001; and-the-"E[-to *r-trol water pollution,- Section 69:480L, t}re folloving d"Ji enriirorunentaLirnpact staternent- qrl) was prepared bi the staie oeiartment of Hea1th

and Environne,lrtal sciinces,-Eniirorrneital scierrces biviJion,--otcu"nirrgthe reque:! {or a&ninistraiive apprwat of glll -innrRrE 
vrLI"Affi,- u p"o-posed subdivision near Great Fal1i in cascade county, l,bntana.

DE$CRIPTION:

Sun Prairie Village,is a p'roposed nrbdivision which will be situated in
_a 

prerriorsly r:ndwel"p"a lrea anout eight miles uest of Great ritls,
lvlontana (sec. zg arfl 29, TzlN, RzE, h/fr - see attactred ,-p *il.-
J!9 {weropelr l,tlillian M. Kessner, proposes to zuMivid.edQe_$ses into \

-. 4gls.- fhe lots are designated iccbrding to rise and turcTualEra ---- i

corrnerctal lots, 29 nulti-family residental lots and 505 sinele fanilv ilots. The average lot will be lppnoxirnately l1ro0o sqgar;-fE; ;';-' I.little more_than a quarter of an acre. ' '--

The developer aLso proposes to set aside 26 actes for parks; 51 acres of
coruron grourd for parking ?qd sto:age of recreational irehicies; 50 acres
for_ streets-, ard wi! plwidg a comllete water ana ier.rag" qgit*, ",well as asphalt surfaced roads.

Restrictive covenants airned at def-ining ard controlling rrarious aspectsof deveLopnrent have been drar,n up by t[e dwetoper.

fhe propos4 subdivision is situated between two urincorporated. towns,
lauglm and &lanchester. Presently, there is no c"nrpr"Gdi.ru pf"t o"land-use controls for the an.r.;.. --F- --------- - r

The plat fo1 tfe dwelopnent has be-en given final. approval by cascadec-ount1 conunission. The- cqnnission bas6d iCs-4provii on rec6lrunendationsfrom the Cascade County planning Board.
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CIJRRENT CONDITIONS:

The land is being farmd and is adjacent to another subrlivision, Sun
Prairie Estates. l,bst of the Lard in ttre area is being used, for agricul-
tural ptr?oses, but the advent of Srn Prairie ViJ.Lage probably wiLl
hasten the transformation of the Lard-use patterns fron agrarian to
subtrrban.

I Terrestrial and Aquatic life and Fhbitats:

According to Departnent of Fish and C'ane officiaLs, tlre proposed dwelop-
ment fr. . . wilL not neasr.rably chage wildLife values, as little wil-dlife
habitat preseritly exists.il

The site has been used for Ary l.arxl rsheat farning and is adjacent to a
growing suburban ar€. Presently tJre farna consists preilomiruntly of
small, non-gare anirnals and song birds,

Fish arut Gane officiaLs did caution that nrnoff ficrn launs and. barrow
pits shorld be properLy controtled so tJrat nrtrients rich waters do not
reach the $n R:iver.

Z-Water QraLity, Qmatity and Distribution and Sevrage Disposal

Storrn water draining frqr the proposd developnent enters tle Srn River
frqn tuo strearns. Howwetr, Menasco believes tltat rpst of ttre tine the
water wilL percoLate into the soil pnior to reaching the river. One of
the drainages collects water fion the easteflr two-thirds of the develop-
nent arul drains into the Sur River a ruile scnrtheast of ttre strMivision.
Ttre renrainder of the tand is part of the lvtddy Creek drainage ufiich
flows into the $rn River near Vatrglur, abotrt a urile ad half rrest of Stur
Frairie VilLage.

It is rmcertain what, if any, inpact nutrient rich water fron sources
such as lalsns will have on the Srn River. InitiaLly s.rrface uater
draining frorn the sr.rbdiuision will follow nattnral rratenmys, horrcver if
it is determined the roater is significantly adding to the rnrtrient
levels of the $n River, an abaternent plan will be rquired.

Potable rrrater for the develotrmerrt will be obtained frqn weLLs rdrich have
been drilled about three-fourths of a rniLe southeast of the srbdivision
near the Stn River. According to the dweloper, there axe a total of
six we11s, but only five will be used at a time. The si:ctlt rc1L will be
available for emergency use.

The weLLs are 190 feet deep and are each capabLe of pro&rcing L50 galLons
per mirnrte(gpn).
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GeologicaLly,.the wel1s-penetrate basal sedirnents of tlre Wisconsin Age,
depo-sited-by the glacial" Lake Great FaLLs. Ttre aqrifer is S to fo f6eithick' and is approximately 180 feet below the surface. It is artesian
and composed-of nedium to fine sardy cLays. A thick layer of glacio-
Lacustrine silts anl-clays are abovb the-agrifer, ffid aie geneialLy
funpermeable to ground-r.rater nprrement"

Joe Armstrong, co1zu|ting_geoLogis! f* tlre project, tested the puping
capagity,of_gne of the weffs hst february. 'IhA teit r,eLl arrera!;e1ZOb
.gpm-for 11400 minrtes. Obsenrers checked-nearby r,geLls on an toriry
basis to deterrnine if there vras a significant ftuctuation in the static
water Level.

lteve Wtrite, _geologist for the Wbter Rights h.reau, Departnent of Natural
Resources and consenration, rwiewed Aristrongts w6rk ina concrrcea:

I'The drawdown effect to the nrrrorrding welLs is nininaL, due toth9 prgxrqrity of the &rn Rivetr. rrrg aipricantrr popo;A prrping
schedule does not irnrolve the extendeilfumping ti;e.' . . ,' Tiru -
reason for 5-we11s (150 gpn each)-uras.for lninimal drawdown effet,
as well as allowing for prlnp repair nithout total pmping ternrinaltion. The weLl orientatiorrdesign appears r,veLl plirurbd ioa q.rit"
efficient accogl{g to Amstrongis piip test. Tfie rralidity or tne
carculations of this report are-de,perxlent npon Arrnstrongf s'ptlryltest data.

"Because of-.t.he e:rpected performance theorized by this report,
there should be ninimal, if any, effect cnr zurrolnding weit ou,ners,
Therefore, it is recqunended that notice pnocedr.res b6 r,iaived onthis application,"

Water from the wells will be pnped along a 30 foot wide corridor to a
400,000 g{1o1 enclosed resenroir, wtrere-it wilt be ctrLorinated arrd heldfor distribution to hqnes.

The water f)rslen will be adrninistered and naintained by the lbntana Rlrp
In9. r a! tle beginning of developnent-. !h"r tlre zuMiirision is completk,
a Cascade County water district r^tff Ue formed and r{rill hire a certified '
operator for both water ard serrerage. A monthly fee fron Lot ownerswill be deposited in a Great FaLls-bank for opeiation ard. maintenance.

Sewage fron the dwelopnent will be treated and dispsed of by means of
l.spray.iry-igation systen. _T.he gystern will have tr^ro lagoon cbtts. Thefirst will be 0.57 acres and be filtty aerated. the secdnd sett witt be
6.25 actes and store the treated sewige urtil it is usd for irrigaiion
pulposes.

The lagoons are within the 100 year flood plain. T?re grornd elevationat the Lagoon site is 31344 feet abotre rrean sea Ieyel,- The eLevation of
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the top of the dikes is 31353 feet abwe nean sea level-. This means

that the dikes are well aborre a potential 100-year flood.

Ttre Deparfinent of Health and Envirormental Sciences has conchrded that
approxfunately 80 acres wouLd be necessary tq aligpo:e-of- {t9 secondary
ti-eated seurale frqn the second cell of the Stn Prairie Village setl,age
disposal. sys-en. This is using the L00 gallons of ser,rage per_capit? per
dal figlre. Figures used for consr.unptive use, effecqiYe P'regipitation.-d efFicienc)" iate are taken fron U.S. Department og Agriculture data
for sprinkler'irtigation of grass forage crops on lrlarias clay soil in
the cLirnatic area of Great FaLls.

Ser.rage flow:

I\bxfurln serrrage flon based on 100 ggLlons
per capita per day . . . . . . . .' . . . . . 817001000 cu.ft.

Loss fron aeratd 0.57 acre Lagoon based
on 88 irahes net euaporation . . . .', . . .' 2001000 ctt.ft.

Loss from 6.25 ssni-aerated lagoon based
on 44 inches net evaporation . . . . . . . - L 000.000 cu.ft.

IrlaxiJrut ser,rpage fLow to sprrinkler heads . . . .715001000 ctt.ft.

Therefore, at full dwelopent with naxirutn sewage fLow there rould be a
ma:cimm of 715001000 cubic feet of treated selfage avaiLabLe at tlte
sprinkler heads.

Consurptive use, often caLled evaptranspiration, is tlte mtnt of water
used by the vegetative grountr o a give,r areq in transporation ard
building of ptant tisstres ald that evaporated fr.on adjacent-soil or
intercepted precipitation on tlre pLat fo!.iage in any specified time.
The U.S, Ireplrtnent of Agrictrlture (USDA) cal-crrLates-ttre conswtptive use
for sprinkLbr irrigation-of grass forage on l{arias clay soil in the area
of Great Falls to be 23.8 inches per irrigation season.

Effective preipitation is pnecipitation falling &ning the grocittg
period of the ciop that is arrailabLe to meet the cons.uttptive nater
iequirenents of the crop. ft does not include precipitation strch as
ttrat Lost to deep percolation below the root zone or to surface nrnoff.
Ttre USDA calcrrLates the effective p'recipitation for tlre raising of grass
forage on Marias clay in the Great Falls area is 6.9 incfues.

The efficiency rate is the anpr.urt of irrigation uater applid Less than
that lost throrgh waporation of irrigation spr?y and {eep percoLation.
fire USDA calqrlates the efficierrcy rate for sprir*Ler irrigation of
grass forage on lularias cl-ay soiL in the Gret FaLLs area to be between
70 and 75 percent.
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Irrigation Requirernent :

Cons.unptiveUse... .. .ZS.grlt.
Effective Frecipitation. . . . . . -6.9 in.

I65in.
Efficiency Rate 70 % 5.1 in.
Irrigation Reqtrirement Wfn.

Since.irrigation is not an exact science srrctr as-matheuratics, it rnay beagreed that the |oil ry1 be capable of acconodati"g atotfr""-i inctres orrnoisture, Therefore, 27 inche-s would ne consiaerel Ure tr-,ito,on irriga-tion reqrirenent for a total parly irrigaiionlf srsoorooo-dic feetof water.

At macimun flow this wotrld l'eave an additional 316001000 cubic feet ofwater arrailable for irrigation prrposes. At tlre'appiic"tionlate of ZT
Tchg: annually, an additionar sz.3 acres *,rId b"-ilq,ri;A ro" airpoi"rof this 3'6001000 cubic feet of water, This results in a totaL of TT.Sacres neded for the,lglal p'roject under nraxtmn ftow and ,*r,i*r, irriga_tion requirement cord.itions. Blecause of trrel&tangular coorainate
:grYey used in l{ontana, 80 acres Lould be a upre pnicticaf tigrne tfran77.5 acres.

one.problem that mrst be considered is t}lat of increasing salinity inirrigation prg,jects. There are many exarnples that ilhs[raiu--&u,irrigation gnd poor draina8e has 1ei to a salinity pdbl; l;hiIir greatryrestricts plant growth. Wbter movement tlrqreh tioiu drry "f"" soilsis stow. The success of this projecg dependa"a-;hi""i"g'"-iEirr"
forage cover in order to achieve maxtrurr^ inriliration. e -' ----

rt should be noted- that the d.epartrnent does not ercpect a complete
irrigllioqr syslem be instalted at any specified d;t;;- Tt;-fiiii"rinstallation will irrigate approcfunatery +o 

"i"u, and additd;iirrigation eqripment strorld 6b prt into'opu'r.tion as the ,ruud *ir"r.rr nxaxrrun trows are never realized the entire {Eea rW never cqne underirri-gation. Howeuer, the deparlnrent nnrst be assurd. tlrat sufficientland is avaiLable in the event that narcfurunr flol,rs stroufa beloii""a.
It should also be noted that the department does not expect an inf1ex-ibre irriation plan to ue sunnitteo. rhe generar plan ii-onu oi seueralworkable pl-ans.

The prese,lrted plan:

A 25H.P. motor will drive a BerkLey B-3 pmp deliver 450 Gplr{ at 45P.S.f . with 6r' suction ard 6" discirarge.' Tire O" aiictrargJwiffdrive a l\4cco-r\htic pivot. T-he ggnte+ivot r.ould delivd an appli-cation rate of z" per rtreek for s0 weeki at maxirn-nrcu*ag" flo*.
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Depending on availability of uater and seasonaL clirnatic uariations it
nay Ue nore practical to trse a 10 day irrigiation, 2! day graTtng cycle
or turn to a 14 day irrigaition cycLe. In otlrer rords, ocperience ard
current conditions wiLl dictate the ocact ranagement practices of any
irrigation season.

The crop chosed for the irrigated area is Repac Bnqne. It is a cooL
ceason perennial, that forms a dense cover. Its prfunary adwntage is
that regrowth is vigerors after uowing or grazing.

Irrigation water wiLt be prurped fron the second cell of the Lc,goon
system throtrgh a six inch Line to tlre sprinklers in the field.

Spray i.rrigation on the propsed site shotrld not have any-significant
ilnpact on the nagnitude or direction of the grorndwater flow.

3-Geology and Soil Quality, Stability and l,bisttrre:

The geology in the area of the proposed project consists of Glacial
Great FaLls take bed deposits of the Wisconsin Age, urderlain by the
Colorado shale of the Cretaceotrs Age. These deposits are $.ut River
Val.ley fiLl that ranges fron silty sands to siLts and cLays that are
nrore ttran L80 feet thick. No lcrodn geologic hazards are present in tlre
arga.

Ttre soil.s in the area are classified by tlre U.S. Department of Agricttl-
turets 0JSDA) Soil Consenration Senrice as tlre l,farias-Ibbar-Arbo Associa-
tion. These are typically clays and silty cLays (USDA Classification) 'CL (tlnified Classif-ication) or A-7 (Anerican Association of State Highray
0fficiats Classification). The Nhrias is the pnedoninant soiL in the
project area.

Ninety to 95 peTcent of this soil will pass throtrgh " N9: 200 sieve
indiciting a very fine texttre. This means rdren the soi1 is wet it wilL
be relatiiely impenriqrs rrytren conpacted and renr!! 4 q sLow degree of
permeabiLity. The plasticity inilex r€nges near 30, indicating- a high
itrrink-sweli potential. T?ris soil wilL devel.op Large cracks when dry'
enabLing it to accept funigation vnater.

lhe soil mrst be srbjected to periods of non-irrigation to a11ow the
profile to dry out because the wet soil- has an e,lcrernely lott infiltra-
tion rate.
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Tu !g the high shrink-swell factor and noderate frost action, this soil
should not be used for srqfacing materials. Tlrcre is al-so a high potuttii"l
for corrosion of untreated steel and a ncderate potential for dmosionof concrete. T?ris should be taken into considerition in ,the construc-tion phase of the project.

This shourd be a satisfactory site for a sewage lagoon due to the very
slow permeability of the soil, However, zurface diainage mrst be care-fully designed as potential problerns cqiLd result fton ftrprryer drainageprans.

Thepercentrye 9f exchangable sodiun can fturge up to 15 percent in sqneprofiles. If this high iodium is found neaftne zurface'an aLkali soildwelops. tf the exclrangable sodir.ur is present in such anounts that itis free to-hydrolyze, tfe lnlrus in the sirface soil nay become disperied,rezulting in a discolored surface. This is termed blaik alkal.i anl this'soil has pool phYsical characteristics. An area of ttris type of soiL is
reported to be found in the southeast Frt of ttre pnoject liea.
4-Vegetation:

Cascade Cotrnty Fxtensionlgsrt Bill l,brris said., ttre native vegetationin the area is tlpical-of a-prairie ecosysten. 
-lhe 

prredominat6 veget"-tion is grasses. I'brris said tlre types of grasses f6trnd in prairi6
country incLrdes: blue grarnra, green nedle, pnairie, fesclis and wheat
gTasses.

There are few deciduous-plants-in the area. Ttre deciduous plarrts which
are present are generally font in stream anrd river bottqns.

lrtrch of the lard.adjacent to, and including, the developnent is being
used as crop Land. Tlre two major crops are-wtreat and birLey.

Nlt.ive grasses are limited to r.rrtilLed areas along road and railroad
right-of-r^rays, bottsn tands ard to sqne extent, pastrrres.

4J-though there aTe no provisions in the restrictive covenants directinglot outers to sod or seed their lar.vns, it is prestuned that upst personswill. Thus, native gr€rsses wiLl be replaced by urrf gr:rsses.

The replacing of one farnily of grasses with another should not pose a
major impact,

5-Aesthetics:

The plopgsed site is sitrated in the &m River val1ey. Ttre topography
ascends from flat ++4-adjagent to the sun River, to gentry roiring
ground, to rolling hi11s. Sun Prairie ViLLage ii in i trairsition zone
between botton lard ard gentl.y rolling gromd.
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Prior to manrs influerae, the Landscape consisted of vast rolling grass
coyered plains, with few trees, qqep! in river arul strest bottons wtrere
cottonwood, willor+ and deci&rotrs shnrbs grow-

Ir{anf s influence has radically ctranged the natural landscape' Just north
of the proposed srrbdivision are railroad tracks owned Q, tlt" hrlingtoP
Northerir aird Interstate Higtrvray 15; two niles rrest is ttre town of Vaugln;
south is a subdivisiur, and two rniLes east is the conumnity of lhnchester.

Frorn the aesthetic point of view, it is difficult to alter pqailie
without changing the visual qrralities of the Landscape. -l\&xlrs influence
on the Land zurrorpding Sun Prairie Village is highJ.y errident.

Ttre proposed develoiFnent wiLl ftrrther aLter the aestlretic ryality of the
land: Howwer, instead of being the first step in changng the nafire
of the laftl it is prt of a lprreme'rrt which has already bgun.

Prior to the proposed developne,rrt, subdivision activity ry: limited to
srnalL tract dEveloprents. Sr.ur Prairie Village lrill be a high-densitY
developnrent, ttnrs accelerating t}re transition fion a nrral, agricttltwal
area to a zuburban area.

To many persons, a high-density dwelopne,nt in p!{ns -countly is not
aesthetii:alLy pieashE, howwer, the developer will take steps to soften
the irnpact. 

-He, 
has agieed to prwide each lot ouner wittr a ttr@r-incluled

parks in ttte design plan ant has drawn trp restrictive correnants utrich'
lf enforced, shorld regulate dweLoprent.

6-Air Quality:

Once the proposed dweloprent is coupteted there should be rp siguificant
impact on-aii quaLity, RaLph l\bnasco, a-consuLtjrrg- engineer for the
prbposed dweldpnent, said the streets wiLl be zurfaced witn asphalt,
tlus elirninating blotring dust fron unpaved roads.

ttrowever, the existing gravel coulty road nrrning throrgh the suMivision
will not be resrrrfaced.

According to the National Weather Senricers anrnral sumary of clfunato-
Logical 6ata, ventilation is considered gd in the area and visibil-ity
is nornaLly excellent.

fite average windspeed is relatively high, but extrernely strong rrinds --
more tlan-70 nilel per tror. -- are seldcm obsenred, according to the
weather bureau rePort.

Since the wind veLocity is relatively high, lrlenasco r,rras asked if dust
generated by the constnrction of roads and najor facilities tould be

iontroLLed.- He said a water truck wilt be used to noisten dry soil in
constnrction areas.
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7-unique, Endangered, Fragile or Linited ftrvirorrnental Resources:

The proposed developrent will not impact any lcroum tnigre, endangered,
fragile or limited envirormental resources.

8-Historical and Archaeological Sites:

A review of the Montana Historic Presenration Plan reveaLed there were
no historical si lopnent.

The preserugtion- plan noted that there tdere eight arctraeologicaL sites
scattered throrghort Cascade County, bqrt didn?t identify the Locations.

Dre to the delicate nature of most archaeoLogical sites, irrformation
concerning the Location of sites in lbntana is naintained and srpenrised
by the Deparfinent of Anthnopology, tlriversity of ]rbntana (tM).

trrofessor Dee Taylor, (M Anthropology Departnent, checked the location
of the eight sites to determine if any were in or near the proposed
suMivision. His iavestigation reveaLed that there were no lctovn archaeo-
logical sites in the funnediate area, but he added t}rat 'f . . or:r l-ack
of data reflects the fact t}at an archaeological reconnaissance has not
ye!-!egn conducted in the area of tlre proposed Srn Prairie Village
SuMivision.f '

"f would suggest that yotr consider having a professj-onaL archaeoLogical
sunrey conducted in that area prior to any npdifications of the Land
surface. Potentially there couLd be very significarrt prehistoric sites
in the Vaugtur arearrr he said.

9-Demands on Environnental Resources of Land, water, Air and Energy:

The proposed. suHivision r,ri1L place a variety of demands on land, water
a1d energy resources. Air qrJality nay be effected during ttre constnrction
phase, but will not be significantly inpacted after the deveLopment is
conpleted.

Although the proposed zuMivision will not withdraw a zubstantial anount
of land fron _agricglftiraL prodrrction (306 acres), it couLd proye to be
the impefirs for spin-off developne,lrt.

Since there is no cornprehensive plan or zoning for tlre area, the likeli-
hood of uncontrolled grorafth seems to be a genuine possibility.

The end products of trncontrolLed growth--in terms of land--can be further
reduction of agrictrltural land, high property taxes, 'rstrip-t1pe'r devel-op-
ments, etc.

Demands nay be placed on water grality if rnrtrient rich water fron lawns
and barrow pits reach the $rn River.
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According to Menasco, a consulting engileer for tlre-{eveLoper, surface
water wilt drain via'natr.ral waternrays. Menasco beLieves that nost
nuroff wiLl percoalte into the soiL before reaching tlre river.

The Departnent of Fish and @ne ocpressed gonggTn that if ttrese uaters
are not properly control-l.d it could add sigdficantLy to the nutrient
level in $m River.

The energy denands for the proposed developnent rrriLl be diverse. Ttre

developm6irt wiLl use large anonrts of natural g?t and electricity fol.
heatin! and f.ighting, bu- the greatest demand wil.L be placed on gasoline.

At full developnent, the Department of Highways estimates residents will
nake fron 31745 to 51350 tr'-ips a My to and frorn tlre pfgPosed zuMivision.
If half of ihe trips are to -and 

fTorn Great Falls, gasolirle conswlption
will anount to sev-eral ttrotrsand gaLLons of gasoline a by.

Although all three forrns of enrergy are avaiLable tday, future supplies
are unlertain. Not long ago Canadian petroLam an{ natural gas were
inercpensive and abrmdanl. Howeverr t]r9 situation has dranged drastically
and the funportation of both have diminished, ild will probably continue
to do so.

10 and ll-Social Stnrcture and !{ores and Cularral lJniqueness and Diversity:

In terms of social stnrctures, there are two distinct social grouPs
Living in the area, One grotrp is the traditionaL agfariSn-society. and
the oiher is a relatively nar,- group of persons r,ltro have left zuburban
life in favor of f.iving on smaLl acreages.

persons in the agrarian conunnrity snbrace many of the traditional values
of corntry f.ivin[--c1ose neighboiL)r !ies, concerl for ttre ctraracter of
the land lnO a s6nse of comnurity pride. I?tey derive their incone from
farning or ranchiag and trade in Vaughn and Great FalLs.

Ttre second group of persons is tlpified !y the peo-p19 Yhg have purchased
Lots and bultt homeJ in the Sr.ur Prairie Estates SuMivision, south of
Sun Prairie ViLlaee. Ttre rnajority of these persons probably work in
Great Falls and aie likeLy t6 be i^rtrite coLLar nrageriaL and professional
people. In essence, they are tooking-for- the best of two worLdsr, the
iooh paying jobs ani advintages of doing hrsiness in a city and the
tranquility of cor.rrtry Living.

Presmably farnilies living in Sun Prairie Estates earn above aveT?gg
incones, becagse the cost-of buying severaL acres of Land and building a
hcnne requires a fair arnotnt of capital.

erite likely there isnrt a great deaL of interaction between the Arc
g"onpt. Interests are diverse and Life styles, dictated pnincipaJly by
lotrrles of income, tend to separate tJre two. Ttnrs, enen tJrorgh tltere
probabLy isnrt any itL feelings between tlre groups, there probably is a
feeling of indifference.
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sun Prairie village will introduce a third group of persons to the
social structure. tr"-proposed developnent-wiLL be lruch nucre densel"y
populated than $rn Prairie Estates. It hriLL be aimed more at nobile'
homes rather than pernranent frane hones, have smaller lots and be morein the price range of families earning iverage incomes.

ItJs 1ikely that pany of the residents will be young, rnarried bluecollar workers, who will have one or two childrbn.

it has been stated by local- planners and tlre develoaer that housing in
Great Falls is scarce and that moderate income faniiies need facilities
such as those offered by Sun praj_rie Village.

The-social. impact of- the-qroposed dwelopment wilL be sigrrificant. Itwill probably turn the tide in terns of transforrning tlre-area fron an
agrarian to a suburban society.

It might not be well receit-"d-fy per,sons in the agrictrltural conurunity
yho havg grorrln up.knowing- their-neigtrbors, and rlmi wiff now probably '
know only a fraction of the persons-livin! in the area.

Neither will it.be-accepted-or appreciated by tlre persons r^rtro left citylife for a gna1l pLace i. thu country. Thes-e people may be confronted'with some of the same situations wtrich prorpted thern to'leave suburban
Great Falls.

In terms of cultural ties: Fe-persons in the second group wilL probably
!e yole closely_aliqed with the farnilies living in $n *airie Viffage.
Botlr.d.epeng on j9b9,i1 th9 city and are more atitnrred to city life. rI
could be that a fgll development, nany of the goods and ser{rices these
people deperd on frcrn businesses in Great Fal1s will be arrailable near
the developments or in Vaughn,

The advent of larg-e scale social and cultural ctrange will probably nost
seriously effect the agrarian society, which will lee its traditi6nal
way of life radicaLLy changed.

However, the only publicly voiced objection to the proposed dwelopment
F: .qo from persons living in-stm trrairie Estates, aird a.lparentty ttris
objection-has not been organizd" to thc point of atiemptinli to btoik ttre
proposed dwelopnent.

l2-Access to and Quality of Recreational and Wilderness Activities:
Within a 50 rnile radius of the proposed nrMivision there exists a wide
range. of outdoor activities. Ttrese activities include big and 5lnal1
game hrnting, fishing, boating, hiking, canrping, dolrnhiLl-and nordic
skiing, etc.
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In Great Falls there are goLf courses, tennis courts, sfuming pool-s and
a nunber of other public and pnivate recreational faciLities.

However, there are few recreationaL possibilities within the inunediate
area of the proposed zubdivision. Ttre derrelopnent does have 26 acres
set aside foi park space, but it wilL be qp to the honeowners association
to develop the parks.

The. fact that there are no sideuralks neans that dlildren will have to
ride bicycles, tricycles and other play equipnent in either driveways or
the street. Children pLaying in streets rsiLL create hazardous traffic
situations.

Comnon storage areas will be providd for adult recreational equipment
and restrictive covenants dictate how eqripment will be stored on private
property.

15-Loca1 and State Tax Base ard Tax Rerre,nues:

Taxes for state and co.urty purposes rose slightly in Cascade Cotmty fiom
L970 to L974, according to statistics from the lbntana Departnrent of
Reverue.

Taxes levied for state purposes incresed from $6511685 in L970 to
$79grZg6 in 1974, while tarces Levied for corrty Frrposes increased
slightly fron $5,4551464 in 1970 to $318051943 in L974.

State property tarces junped aprpreciably in a five year period, fron
fiscal year 1970 to 1975. Property taxe-e in 1975 totaled $L9rZLLr762
compared to $15r53Lr757 in 1970. the area wtrich realized the greatest
increase was public schooL teces which rose frqn $7r9L0r289 in fiscal
year 1970 to $10,2t8,16L in fiscaL 1975.

There were questions in the ninds of sone persons whether the taxes
generated by the proposed subdivision will be zufficient to pay for the
goverrment senrices which wil-l be reqrired to meet the needs of persons
liviag in Sun Frairie Village at fulL dweLopnent.

The Cascade Cotmty Planning Board staff report and Dave Col,e, associate
planner for the Division of PLanning, Deparfirent of Cr.unrnnity Affairs
(DCA), discrrssed sone of the future pitfaLls l,rtridl nay occur.

Ttre county staff report

". . . Because of the present use of the Land, property values in
the $tn River Vally are reasonable (sonewhere in the neighborhood
of $20-30 a frontage fot on residential prroperties). lhis develop-
ment would tend to raise these property rralues in the areas adjacent
to the suMivision. Ihe applicant is proposing to seLL his lots
for an average of $71000 each, rvtrich rtould be approxirnately $93.33
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per frontage foot. The State Deparfirent of Re\renue estimates the
tarces on the land wotrld be approxinateLy $tOgrSSS.67, and the
improvernents on alL the properties worth an average of $301000 per
parcel. The taxes nrould be approxfunately $464,385.67. The total
tarc revenues generated by this subdivision when fu1L uould be
approxirnately $572 1739.34 per year. On the other hand, there will
be certain tax liabilities. For example, in SchooL District #L, it
costs $1r00t.60 to educate one elenenlary studen:t. It al.so costs
$11206.20 to qiucate one high school student (figr,res for fiscal-
year L974-75). This includes debt senrice and capitaL ort-Lay. If
there is an average of two (2) students per household, uhen the
developnent is fu1l, it will cost approximateLy $L,254,L60.20
(annualLy) to educate these chiLdren in Sur Prairie Village. ltrere
wiLL also be added expenditures for police and fire protection and
other public senrices, which are nonnaLLy provided.

'fThe above costs for education, fire and police protection will, in
main, be shifting from one part of the cor.urty to the other, as the
residents from Great Fal1s, and other cqnnr.rrities nove to Srn
Prairie Village. However, there rr'i11 be a disparity of over
$6001000.00 in taxes generated to costs incurred foi only education.
The above costs are approximate figures. The costs for education,
fire and police protection wiLL be roughly tlre same countyvide.
The above figures where obtained from the lvlontana Ibpartrrent of
Rgvgnue. .tt

In a letter to l\brcia Staigniller, Cascade Cotrrty Planning Board, Cole
discussed the tarc statrrs of rnobile homes:

". . We believe the planning staff shouLd fi.rrther research tlre
irnplications for tarc rwenue from the dwelopment. T?re ta:<ation of
mobiLe homes is apparently nnrch more compLex than zuggested by the
infotmation contained in the assessrent. ff the nobiLe hones is
taxed as personal property the reyernre goes to the @wrty general
fund and is not avaiLable to taxing authorities such as the loca1
fire district. Only when a nobile hcrne urit is pLaced on a permanent
foundation does the value remain stabLe or appreciate over tirne.
The unit is then taxed irr the same class as a modular hone which
nay appreciate in value. This rneans that if a large proportion of
the lot owners do not place their nobile hones on pennanent fotrnda-
tions that the ta:c revenues fron ttre sr.rMivision nay actually
decrease as the cost of services (police, fire protection, sdrools)
increase. .tt

According to the developer there are no provisions in the restrictive
covenants which reqrire nobile hones to be pLacd on penrument founda-
tions.

When asked about the possibility of having decreasing tarc revenues and
increasing costs for senrices, Cormty Comn:ission Chairnran Edrtrard Slurbat
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notd that such a situation currently exists in the cor.rrty. Referring
to Sgn Prairie Village, Slurbat feLt the developrne,lrt r,iouLdnrt require a
substantial increase-in cor.Erty senrices and that the talces generated by
the development rvouLd cover the costs.

14-4griarLtural or Industrial Prodrction:

The proposed subdivision wiLl remove 306 acres of dry farm Land fron
agrildtural prodtrction. In tetms of reducing tJry aEigufttrral Land
bise it wiLl irot be a significant reduction, particrrlarly since rpt all
of the acreage is fannable.

Ttre land has been described as 'lnarginal" crop landr but according to
average yield figrrres, th Land hrould more f.ikely be terned average crop
1and.

According to the Agricrrltural StabiLization and Consenration Senrice
(ASCS) office in Gieat FaLls, the yield averag-es for tfie 1'066 acres, in
ritrictr'the 506 acre tract is includbd, were 28 busheLs per acre (bu/acre)
for wheat and 39 bu/acre for barLey. fiiis was an establ-ished five year
average, according to A,SCS official-s.

Cascade County Extension Agent Joe l'lorris sai{, yi9!d9-f9r -r'fieat and

Uarfey crops in the Great Fa[s area average frorn 27-30 btt/?cr9. Good

yieldi aveiage around 50 bur/acre and narginal yieLds, around 10-15
bu/acre, he added.

Wtrile portions of the proposed dwelopnent prodr:ce crops' s_ome areErs are
gnfarmibte due to high concentrations of bLack aLkaline. Ttrese areas
have been left r.urtiLl,ed.

ltost of the proposed derrelopnent lies in the area which is now bgittg-
iarmed. fhe-poition which Lontaias high concentrations of alkalirre is
in an area set aside for the seurage lagoon arxl a park.

ls-Hman Health:

Tlrere shoqld be no adverse impact on h.unan heaLth if the dweLoper
compLies with aLL ordinances, resolutions and state laws.

A variety of ernergency rnedical sernrices are available in Great Fal-ls-
According to the dweioperr licsak & Sons ArnbuLance Senrice is within
ii* tniteE of the proposbd lr.rbdivision, hospitaL- faciLities,-eight miles
away and uredical lnd-dental clinic sewices within eight nil-es.

plans for handling solid waste disposal trarre been forrnrlated by the
developer and rertiewed by the City-Cor.urty HeaLth Depaffinent.

Sarn Kalafat environnental health director for t.l.e City-Cormty Hal.th
Deparfinent said, since the zubdivision will be within the confines of
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the cascade county solid waste Disposal District, participation and
assessnent in the disposal. program wiLl be rnndatory, He added that
residents wiLL be all-owed to use the faciLities of the d.istrict without'
charge. The closest sanitary landfilL to the proposed developrnent is
near Vaughn, I(alafat said.

The developer said the provisions cf the protective covenants provides
that the homeownerts association nay Levy assessments to pay for garbage
collection- by a private collector. There will be house to house pi.trp
ooce a week by F.L. Green Ser+age Disposal, he said.

The restrictive covenants state that no Lot within the proposed zuMivi-
sion will be used as a dtrrping grourd for nrbbish. Waste rntitt be kept
in sanitary containers and no container wiLL be stored in front of thelot except on the day of garbage colLection.

16-Qrantity and Distribution of Corrrunity and Personal Income:

It is difficult to acqrrately reflect the status of comnrnity and per-
sonal income because rnrch of the information is directLy rel-ated to U.S.
cenzus information. Thus, nost figures have not been updated since
1970, and a considerable rnuriber of econonic changes have occured since
then. However, using information provided by the U.S. Btneau of Econonic
Analysis, the Division of Research and Information Systems, DCA, has
compiled personal income and earning statistics for the late 1960ts and
earLy 1970ts.

Personal income for persons in cascade county fion 1968 to L972 was
{erived rnainly from wages and salaries. That category was responsibLe
for 68.5 percent of the total personal incone tn L972. It uas foLlowed
by rnoney fron property incone and proprietors income.

In terms of total earnings, non-farm earnings in L972 accor.rnted for 94.9
percent of the total, while farrn earnings nrade up the remaining 5.1
percent.

Of the non-farm earnings, 61.2 percent was paid. by the private sector of
the economy and 33.7 percent by local, state and federal go\rernnents.
The top three salary sources in the private sector were wlrolesale and
retail trade, senrices and nanufacturing.

In terms of dollars, total non-farm earnings in L972 totaLed $277 rnillion
in Cascade County, as opposed to $206 rnilLion in L968.

Based on U.S. Census Bureau figures famiJ.y incone increased appreiably
fron 1959 to 1969. In 1969 the nedian fanily incone rsas $8,952, rtp 48.4
percent fron the 1959 median of $6,032.

Based on median fanily income figures for the wst z6 ye€rrs it seens
safe to assune the nedian income has increased since L969. Sone of the
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factors for the increases in the past two decades incLude: infLation,
more wome,n participating in the workforce and generalLy high sal.aries.

l7-Transportation Networks and Traffic Flows :

l,trch of the traffic from the proposed strbdivision will traveL to and
fron Great Fa1Ls. Ttre present hlgt$ray network should be able to trandle
the increase in traffic.

the frontage road which residents wil"L use to traveL east to Great
Falls, or West to Vauglur, was fornerly State of Itfirntana Route 9L.
Interstate Highr+ay L5-paraLLeLs the frontage road. Persons living in
the proposed dweioprnent wiLL be able to enter the interstate highw"ay at
eithbr the Vauglur interdrange to the west or the lhnchester interclunge,
east of the subdivision. Ilrivers aLso can readr Great FaLls by stayiag
on the frontage road.

Presently the only access road to the strbdivision is a courty road which
rrls thrbugh the property to the Srm Prairie Estates developnent. It is
a dirt road with a gravel surface.

According to developnent pLans, two roads wilL-provide access to the
frontage-road. One- is the existing co.urty road, at the west e'lrd of t}te
sgbdivision, and the other will be at the east e,nd of ttte dwel-opment.
A11 the roads in the subdivisionr srccept the piresent county road, will
be zurfaced. Streets will have a riglrt-of-way of 60 feet and a ninfunun
street width of 37 feet frorn curb to q.rrb, Tltere wi1L be no street
lighls or sidenvalks.

When the Cor4ty Planning Board rerriewed the plans it nade three recorulenda-
tions concerning the road system. Ttrey were:

1. Ttre developer provide a flashing light and ringing bell at the
hrrLington Northern @N) tract crossing on Clerreland Avenue
(the eastern' access road).

2. Recormrend to the State Hrighvay Departnrent that speed and left
turn lanes be built along the frontage road at both e,ntrances
to the subdivision.

3. Ttre nain senrice roads, the frontage road and county road, be
bounded through the strbdivision witl' a one-foot barrier
strip, forcing lots abutting these roads to use the interior
stTeet system.

Concerning the first recomnendation, the dweloper agrced- to provide a
f.ight and-bell at the east e,ntrance, _however-neithg1 deveLop-err- counlIr
stite nor BN claimed responsibiLity for placing a light and belL at the
west entrance. According to the BN, the track camies an average of
three trains a day.
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After reviewing the_proposed pJ.ans, Ed MiLLer, Chief of the Brgineering
hrreau, Highway Traffic safety Division, (DcA), said there were a rnunber
of reasons traffic devices shouLd be placed at the r.rest entrance. He
notd that:

1. The road wiLl not onLy carry traffic fron the westenl half of
the subdivision, but also will carry traffic f,ron Sun Prairie
Estates.

2. The approach from the south w'iLL be dangerous because buildings
or storage areas in the business district couLd screen vision
to the west, and homes on the right side of the road could
bLock vision to the east. The area design inunediatly adjacent
to the cotnrty road as it approaches the tracks should €rssure
proper sight distance based on the speed of trains, etc.

3, Each day there will be a nunber of school buses entering and
leaving the suH.ivision. Tlrcre mrst be zufficient roon for a
bus to slop ol the county road before turning onto ttre frontage
road without blocking the tracks.

Additionally, Miller suggested that, the entrance to the existing coulty
road be built perpendiorlar to the frontage road. This wouLd reduce the
sharp turning angle for cars entering or leaving the suMivision.

L,S. 'fhrck" Flarris, supenrisor of the Project Planning Section, Depart-
nent of Highways, erplained that since no one r,ras obligated to place a
light at the BN crossing, it would probably be inch:ded in the state'slist for off system firnds for railroad crossings.

Off system funds consist of federal money drich can be used to signal
dangerous c_otrrty road-railroad crossings. All- zuch crossings are-inspected
by state.officials, who in turn give each crossing a priority rating.-
As traffic increases at a crossing, the priority increases. Tlus, a
signal will not be put at the west entrance crossing r:ntiL the volune of
traffic warrants it.
Regarding the second recomnendation, the developer and county believe
the Departnent of Highways is responsibLe for instaLLing speed and
turning l.anes outside each entrance to the frontage road, but the Depart-
nent of Highways contends it is the deveLoperrs responsibility.

In a letter to the County Planning Board, lbner illheeler, assistant
adminstrator of the Engineer Division, Deparfirent of Highways, said.:

". . . A review of the expected traffic ge,lreration from the 535
nnits plarured would indicate frort 31745 to 5,550 estinated trips a
day to and from the proposed zubdivision. These trips wouLd enter
the south frgntag-e road from the existing county road, going through
the subdivision, between the tvlandrester and Vaughn Inteichanges.
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The existing traffic on this stretch of road is about 650 average
daiLy traffic (AyI). Sfith the high volune introdrced at this
locatioa we rvoufa ieconmend wideniag the frontage road to acccnnodate
either a left-turn bay or by-pass lanes. . . ."

Later, lrlheeler ocplained that traditionalLy developers pay for higtnray
funprovernents becatrse the deveLopn€nts are the sources of the increased
traffic.
l4i11er feLt the turning bays should be prwided, partictrlarLy &re to the
anticipated high voh.une of ttrnring traffic and the fact that traffic on
the frontage road wotrLd be traveLing at high rates of speed, _ to avoid
accidents during peak traffic hours, the hrrning Lanes shod.d be adeqrate
to acconodate thqanticipated left urrning trafficr he added.

Ttre third reconmendation will not be necessary because the ditches on
either side of the cotrrty road are too deep for vehicLes to closs, the
deveLoper said. The recomlerdation was afuned at prwenting persons fron
direct access to the cor.nty road fron pnivate property.

Although the streets in the zubdivision were not disctrssed in the Cormty
Planning Boardts staff report, state officiaLs ercpressed concern about
the namow width.

The developerts conzuLting engineer, Ralph_Menasco said t}te streets were
designed using the standard street design for resid.ential streets in
Great FalLs. -The 37 foot streets inchrde t!{o, eight foot parking lanes'
and two, 10 foot driving lanes.

Since there are no restrictions concerning off-street parking, autornobiLes
can be parked on both sides of the stTeet. Large vehicLes, strch as
school buses and garbage tnrcks nay pose probLens in areas wtrere cars
are parked on both sides of the street. Additionally, since there are
no sidewalks, bicycLe traffic mrst also be considered.

Dqring healy traffic hotrrs drivers using main thoroughfares rpy find
thenseLves in traffic jans.

Dave CoLe, DCA, comnented on one of ttre main streets in a Letter to the
chairrnan of the Cascade CoLurty Planning Board.

rf . . We are concerned abut the design for CleveLand Ihive (the
east entrance) because this street mrst serve both ttre fi-nrctions of
a colLector and a 1ocal access street. Ttre large nunber of Lots
which have direct access to this street lrriLl increase traffic
Iwzatds and the streetts J.alout e,lrcourages a Large anotrrt of tlrrough
traffic across this portion of ttre subdivision. .I'
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L8-Quantity and Distribution, of Bnployment :

The developer and nernbers of the county pLanning board. bel.ieve that Sun
Prairie Vi1.Lage wi1L heLp aLLeviate the demand for npderateLy priced
housing in the Great FaLls area. Thrs, it will effect enrpLoyment by
providing empLoyed persons r.iith a pLace to Live.

When the suMivision is fully derrel.oped it will probably stinnrLate l.ocal
enrployment, particularLy in businesses w?rich seL1 goods and senrices..

The developer anticipates that Local businesses rrriLL be needed and has
set aside several blocks of Lots in the northwest corner of the deveLop-
ment for conrnercial development. But it is r.urlikely that new businesses
will be confined to that specific area. Quite 1ike1y grounh wiLL occtrr
in Vaughn and possibly aLong the higtnray leading to the deveLopne,nt.

Local and state planners are concerned that if comnercial businesses are
left to grow in an uncontrolLed fashion it will evolve into a "strip-
type" deveLolrment. This couLd precipitate zuch probLerns as rncontrolled
access to the frontage road, hastiLy plamed establ-islments, etc.

It is difficult to speorlate how rapidly comnercial grourth will occur,
but since the proposed development wiLL be the size of nany smaLl towns
in lvlontana, it is logicaL to assume the developnent wiLL require all the
logistical needs of a toun.

In terms of goverrunent employment, the proposed suMivision couLd rezult
in an increase in empl-oyment to meet zuch senrices as schooL busing,
education, law enforcernent, road naintenance, etc.

Another consideration in the area of ernpLoynent will be the arrailability
of local day care centers for preschool yoturgsters. According to a
Deparfinent of Corumnrity Affairs county profiLe for Cascade Cornty, about
20 percent of the women in Cascade County were employed in L970. T?ris
figure has probably increased since then.

The proposed developnent is erpected to have a high ratio of ctrildren
per occupancy, ?nd if both parents uork, there wiLl be a need for day
care centers.

l9-Distribution and Density of Population and lbusing:

The developer and state and 1ocal planners agree ttrat ttrere is a need
for the tlpe of horsing proposed for Srnr Prairie Village.

The county staff report said,

". . . There is an obvious d.eupnstrated need for housing in the
Great FaLls area. Ivlr. Kessner feels (and the staff concurs) that
there is an extreneLy tight housing nnrket within the comntrnity.
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The proposed subdivision, by facilitating a population shift fron
the city of Great Falls and surror.rnding areas to the proposed site,
would open up housing options both in the Sun River arul Great FaLls
areas. .rl

According to estinates frqn the city-cor.rrty planning staff , the estirnated
population in the city of Great Fall-s was 651409 Janr:ary L, 1976, and
the estinated nr.unber of ocorpied dwelling rrrits tms 221633. The total
population for Cascade Courty rras 841468, July 1, 1975.

The city-county planning staff estirnates that by 1980 ttre population of
the Great Falls netropolitan area wiLL be 791956 persons and in L985,
84,035 persons.

City-County Planning Director Jolur Richards said., hers heard that nobiLe
home housing in Great FalLs is rbery tightrrf and in some cases peopl-e
are on waiting lists to rent lots. ConventionaL housing is also mrch in
denand, he added.

As a response to the need for mobiLe horne sites another strMivision is
being reviewed. The City-Cotnrty Plarning Board has given preLfuninary
plat approval. to the Countryside Village nobile Inrne court, situated on
the northern edge of Great FalLs. Ttrc derrelopne,nt has 222 rental rnits
ard will be senricd by city sewer and uater.

Z0-Demands for Goverrment Senrices:

Cowrty goverment and school official.s generally donrt beliwe $n
Prairie Village will result in an undue strain on existing pubLic senrices.

Cascade Courty Conunission Chairrnan Edr,r'ard Slnrbat thought road rmintenance
wouLd be the only senrice effected by the zubdivision. And, since aLl-
the roa.ds in the zubdivision.$iLl be paved, occept for tlre county road
which nms through the western paft of tlre deuelopnent, he didnf t think
naintenance would pose a seriotrs probLern.

In the area of law enforce,ment, Cascade County Sheriff John Iftsul said
his office wouLd have tr. . . no troubLe. . .rf handLirrg the population
increase generated by the dwelopnent. He noted that he has two deputies
who already live in the area.

The Cascade Courty Sherifff s Office has 30 zul time empl.oyees, including
Sheriff Krsul, an undersheriff, chief de,puty, senior captain, two
captains, fotrr sergeants and Z0 deputies. Additionally, there are four
special part-time deprties.

The city-county planning staff estinated tlre cornty popuLation was
L9r059, JuLy 1, L975.
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According to the infonnation fiom the State Deparfirent of Justicers
Planning &lreau, the recomnended nationaL ratio of Law enforcenent
officers to popuLation is two officers per Lr000 persons. ltrowerrer, the
average in Montana rrrns arotnd 1..46 officers per Lr000 persons. Tlnrs,
using Montana standards, the ratio of l"aw enforcement personnel to
citizens is close to the state average.

If , hlpotheticalLy, 21000 people are added to tJre officers area of
responsibiLity, it could warrant hiring several" nore deputies.

Initially, fire protection for the zubdivision will be handled by the
Vaughn (volunteer) Fire Departnrent. According to tlre deveLoper, an acre
of ground adjacent to the water storage area has been set aside for a
fire station and fire trydrants wiLL be install"ed throughout ttre deveLop-
nent, Ttre zubdivision ruilL depe,rd on fire protection from ttrc Vaught
Fire Department untiL there are enough people to form a separate fire
district.

County Fire lhrshal Mike Fr.rryak said, the most difficult part of fornuing
a new fire district will be finding a way to finance the cost of a fire
tnrck. Presently the Cascade Cor:nty RrraL Fire Council receives an
allocation of $151000 a year fiom the county wltich rtrst be distributed
evenly amoung L2 fire deparfinents, he said.

The departments have a total of 45 tnrcks r.fiich nnrst be naintained, and
individually, raise about $11000 a ye,ar for keeping their stations and
tnrcks up-to-date and in uorking order, Fr,rryak said.

The impact on schools is difficult to deterrnine since itrs hard to
predict how nany children there wiLl be wlren the subdivision is ful-1y
developed. The developer estimates tJrere wiLl be fron 300 to 500 schooL
aged children, while others estirnate there wiLL be in occess of L1000
students.

However, Ilr. FlaroLd Wenaas, zuperintendent of School District No. lt
bel-ieves the present school systern couLd rru[rage an increase of nore than
11000 pupils. Current enrollnent in the district is around 17rL00
students and the syste,rn is capabLe of handling up to 201000 sfirdents, he
said.

Concerning the predicted increase, Ilr. Wenaas feeLs many of tlre str.rdents
nay be yourgsters who wilL nove from one reside,lrtial location in the
school district to another, If this is the cilse, there r*ouLdnrt be an
actual increase in enroLfunent, b'ut there uould be an increase in bussing
costs for those sfirdents wlro previousl-y hadnrt ridden brusses.

Students in Sr:n Prairie Village wilL be hrssed, r*rich, according to the
State Superintendent of RrbLic Instnrctionts Office, wouLd require fron
L5 to L7 additionaL buses. Dr, Wenaas said the district contracts its
bussing and that a zubstantiaL increase, if determined far enough in
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advance, could be nanaged.. Ile added tiat if ttre grounh- is tol substan-
ii;l,-ii'i possibfe it"could be handLed by increasing the nuriber of bus

runs.

The superinterdent said nore teachers wiLL have to be hired, bl'tr-fg1in'
if the increase C* U" anticipated far e,lrorgh in advance, it shouldntt
pose a najor probLen.

r\e nr.unber of new teachers wil"L depend on ttre rnunber of studentsr and-

e*"t"ify tfre ieactter-sttrdent ratia is four teachers per 100 pgpiLs, -he^
;;i;:-iit*; ii-id;; weie L,000 new students tlre district nouLd need 40

.aaiiio*i i"ott"ii.- if-the'figure is Less, the ratio will be scaLed

down proportionallY.

District No. 1 schoo1s nearest the proposed devel-oprnent in9Lttil9: Elemen-

7;i schools - FrankLinl sk niLes;-Skylqrer.seven nile-s; Sacaj-ewa,

Jev6n-mifes, and-[ive*i"*, se\ren ririfei; jriior high s*ooLs Westside

i;il;'Hi;h; ;i,. tniiei, and rygrth Jtnior High, seven miles; and high
school - C.M. RusseLl, six miles.

There is an eLeme,lrtary schooL in Vauglrr, ht- it, is in SctrooL District
nlo.-Zg. Bob rutd r.rirenrising teach6r for the Vaqehn !|epntary School'
l"ia, he has abotri, 200 children e,nrotLed ranging fiom kindergarten to
eighth grade.

presently some children fron Sr.gt Prairie Estates- are attending school" in
Vi"gtrr-[,"t it ii t""".rp"city and'lvhen it readres capacity, no nore
cnifarin will be accepted, Rust said.

2l"-IndustriaL and Cormercial Activity:

A deveLoprnent the size of Srn Prairie Village will create demand's for
d"rr!"ii-"r-Looat r"a ser:\rices. The develgper- has recognized this qspgct
of dwelopnr6nt .ta tat set aside 25 lots in ttre nortlnrest corner of the
i"uai"iiib":for conne"cial purposes. Developnent of the conunerciaL atea
wilL be control.Led by restrictive covenants'

According to the county plarrriag boardts staff report:

,f . It is quite appare,nt tiat the existing fac'iJ"ities.within a

tin mile trairii are 'dtirely inadequate to neet this anticipated.
aenattd. There will also be-a greater_local alenand fqr-ernploymentr-
5|ih i" p"oa"ition ana senricelreLated industries. Ttris, then wiLL

mean ttpi ;;-ol tft" irnpacts of ttris zubdivision will be secondary

developneni in the arca- to prov-ide the aforenentioned serrrices and

ernployinent oppoftunities' . . .|'

Since the pLanned comnercial dwelopnent wilL be controLl.ed by restric-
tive covenants it doesntt concern LwaL planners as mrch as comnercial
deveLopnents outside Strn Frairie Village. Singe ttrere are 10 ggve-rn[n_ent

pi.tniirs controLs, ancillary gronrth can occur in an r.nrestricted fashion.
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The scope of the secondary growth is impossible to predict. It cstrld be
the area set aside for corunerciaL deveLopnent in the subdivision will
suffice, but if it doesn't it couLd resuLt in less desireable forrns of
developnent.

Economically, there will be benefits for bth tlre county and locaL
residents. The county wiLl profit fron the tarc increase and LocaL
residents will benefit frqn the close proxirnity of the corunercial area
to the developrnent, plus some zuMivision residents r,,riLL probabJ.y be
employed by store ov,rners.

Z?-Denands for Energy:

The proposed developrcnt wilL increase natural gas and eLectricaL demands
and place a high dernand on gasoline resources,

The Montana Power Cornpany ([,PC) said it can suppLy gas and eLectricity
to the suMivision. The company has gas and po,ver lines nnrring through
the property. According to MPC figures, the proposed developnent wiLL
use around 661000 cubic feet of nafirraL gas annua1Ly, and consu[e around
4,400,000 kilowatt hours of electricity a year.

The developer has agreed to prwide 40 foot easenents along the power
and natural gas corridors. The provisions of the easerne,nts are outLined
in the restrictive covenants.

The Departnent of Conunr:nity Affairs v,as concerned that tJre naturaL gas
easement would make some of tJle lots unsuitable for buiLding sites or
severely restrict the use of the lots. The lots in qrestion included:
Lots 8 and 10, Block 11; trot 5, Block 24 and Lot 9, Block 16.

A11 utility lines in the dwelorprnent, including telephone Lines, wi1"L be
buried, according to the dweloper.

Although it is difficult to determiae the anount of gasoline which wiLl
be consuned by the residents at full dwel"opment, it wiLl probably
amotrnt to a large qtrantity.

The Departnent of Highways estirnated residents will nake from 31745 to
51350 trips a day to and. fron the proposed dwelopment. Using that
estimate as the basis for an exampLe, fueL consuqption wotrld easily
reach several thousand gaLlons of gasoLine a My, and projected to an
annual basis, would climb to well o\rer a nillion gaLLons ayear.

Presently, the nearest gasoline stations are in Vaughn. Considering the
size of Stn Prairie Vil.lage, itts questionable whetJrer tfie locaL stations
couLd ever handLe such a vohne. Ttnrs, automobiLe senrice and repair
facilities will probably Locate near the srrMivision when business
warrants establishing the facilities.
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In addition to the fuel. used by autornobil"es and picktrp tnrcks, owners of
recreationaL vehicLes r+ilL also need fuel for their vehicl'es.

l\+o of the energy resources needed to insure Srn Prairie VilLagers
success have questionabLe futures. Both natural gas and gasol-ine are
now abtrndant but may be reduced in the fufirre.

For a nunber of years Montana utiLities and refineries tapped a seeniagLy
inexhaustable zupply of inexpensive Canadian petrolewr and nafiral gas.
ItecentLy, however, the situation has changed and Canada has qpsterna-
ticaLly reduced the exported supply of both.

It is possible gasoline cons.unption coul{ be reduced by establishing.
conunerlial businesses near the proposed developrnent and by conscientiously
fot Lowing such consenration practices as car poohlg. But to assune
there will always be enotrgh gasoline to meet demands uould ignore what
has happened in the pastr-and what has been predicted for the future.

ZS-LocaILy Mopted Emrirorme,lrtal PLans and GoaLs:
# --

"y' S*, Prairie Village is the largest subdivision DCArs Plarrring Division has 
)( reviewed. - /

.- --;eft-_ : _

In a letter'to the Cascade Corrrty Plaming Board chairrnan, Feburary 18,
L976, DCA pLanner Dave CoLe said.:

'r. . At an ass.uned average density of tlree persons per 1ot Stn
Prairiers eventuaL popuLation wotrld be double that of the combined
poprlation of the four exisitng qonqrtnities in the $n River Valley
Oangh, Sun River, Fort Shaw and Sirms). T?t9 Cascade Cowtty-
Planning Board should keep in nind that th:is is not just another
subdivision but rather it is a new conumnity in Cascade County
which wilL have trerne,ndous impacts on comnunity senrices and the
public cost of providing those senrices. . . ."

Presently there is no comprehensive plan or other land use reguLations
coveriag the area, It is beyond the LocaL zoning district and has not
been arrnexed by a city or town.

Dgring the review of the preJ-ininary pLat_, locaL and state pLanners
disctrlsed h'ays to controf gromh. Sorne felt restrictiVe covenants would
suffice, whiie others feLt-a zoning district should be created.

Colers letter said:

'r. . . The zubdivider has proposed tlrat the land uses with tlp
deveLopnent be controlled by rn9?+!, of covenantts. At the pneapplica-
tion rnleting on January 15th, Bill ltbnroe, acting cor.urty plarning
director, indicated sone nisgivings in regard to using coi'enants
only to reguLate Land use. Wb share his concern. WhiLe cwenants
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are certainly be_tter than no regulations at aLL they tend to be
difficuLt to enforce and therefore often do not resirlt in the
intended qgality of deveLopnent. Enforcernemt of private coyenants
1equir99 that a plope{y osner take LegaL action igainst his neighbor
in civiL court. For obvious reasons, therefore, covenants are
often not enforced.

ttSeveral other problerns exist when only covenants are reLied upon
!o-912r9_god develo_pment. The strbdivider, or the lot owners,
holding 65 percent of the Lots nay ctrange the requirements of ihe
covenants' thereby rernoving the protection that earLy lot buyers
may have couted on the covenants to prrwide. Also tovenants can
only be enforced after a violation has occtrrred. .r'

The DC,A pLanner felt a zoning district r+ould be t.l.e best means for
controlling development,. His discussion of zoning said:

t'. . A nore effective and equitabLe for:n of controlling develop-
ment is thro-ugh zoning which is based upon a comprehensive pJ.an.-
Until Cascade County conpLetes a comprehensive plan for that area
such zoning is not possibl.e except on an interim basis.
rrAn alternative approach to achieving orderLy deveLopment would be
to attefirpt to develop sone land use regulations through a cowrty
plqnling and zoning district prwided by Title 16, Chipter 41,
R.C.M. L947.- This law permits the establishnent of a Zoning district
for areas of at least 40 acres where 60 percent of the owneis
petition for its creation. Wtren it is eitablished, a five menber
zonilg cqnnission is formed which recomnends zoning districts and
regulations to the cotnty conrnissioners for their adoption and
enforcement.

"These are some objections to Chapter 41 zoning, zuch as the problen
of creating small, isolated zoning districts Uut the advantages to
Chapter 41 zoning outrrreigh tlre disadvantages in this case. lre
nos_t inportant advantage is that the land-use regulations would be
enforced by county officials rather than by individual property
owners. Land uses can be controlLed by a perrnit systenr-which can
prevent nonconforming lrses fron occurring.- The Law aLLotrs up to a
one rnill levy on all the property in tlre district to pay the- erpenses
of zoning enforcement, th.rs aLL property ohrners share- equaffy in
the cost of enforcement, a situation that does not occur with the
use of private covenants.

"Another consideration is that the cornty aLso has a 1ot at stake
in any private development. One of the nost funportant functions
served by_loning is the presewation and stabllization of property
values. If an area of the connnrnity should becone blighted or run
down because of a Lack of land use regulations or inadeqr.rate enforce-
nent of regulations, property vaLues ana thrs tax revenues will
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fall. It is in the corumnrityrs Long-term interest to aszure that
stardards are naintained so t}lat attractive, welL-planned devel-op-
nents remain that way. Ttris should be of speciaL _concern in the
iase of Strn Prairte Vittage because of ttre tlpe of horrsing propo_sed,

the rnarner in rvhich nobile homes are taxed and the high costs of
transpofting students to Great FaLLs rvhich nust be paid out of
thoset€rxes....t'

C.: lrtarch L2, L976 the Cascade County Planling Board and t}re Conty
Corunissioneis listed 14 recormendations r,ifiich tlrey thought shouLd be
resolved before the plat could receive finaL apprwaL. fire for.rrteent]r
recomnendation disctrised zoning and said:

'r. . . L4. Becatrse covenants are not always effective for land-use
controLs, it is required tfrat the applicant, in accordance with the
provisions in Chapier 4L, Coturty ptannilg a$ Zoling- District, 

-
it.C.M. , L947, as arnended, develop a zoning district before any lots
aresoLd....tt

On l,farch ].6, L976 Monroe received a Letter frqn Richard Weddl-e, land use
attorney foi DCA, reinforcing the conte,ntion t}at a zoning district
could be created. He said:

". . . In rwiewing the statutes reLating to cowrty zoling districts
I can find no langgage which would preclude the formation of a

district in an area of greater than 40 acres which is heLd in
single ownership' Section 16-410L prrwides that tlre board of
cortrty corunissibners nay create q z-on1nS district_uporr petition of
60 peicent of the freeholders affected thereby. fn the case you
haG hrryothesized the deveLoper of the property represents 100
percent- of the affected freehoLders md his petition for tlte crea-
tion of a district nore than satisfies ttre reqtrirements of section
16-4L0L. ."

l' fb*"rrer, at a neeting on lday 20, L976, tfie planqing board renoved ttre
I t"q,rirenrent that the deve}oper create a zoning district.
I

I Wtt"tt asked about the reversal, tlre developer said he didnrt initiate the

I .t*ge, it was the cornty corunission t}at wanted it deLeted.
II Countv Conunission Chariman Ed Sturbat said, if a zoning district uere
\ itu"t6a it would require additionaL persons to rnaintain the district and

\ ttt" cotmty couldnrt afford to hire nore peopLe. Besides, he added' it
j should be'Left up to the people who wiLL live in the deveLoprne'lrt to
I aeciae whether oi not they r+ant to create a zoning district.
-1" a second l-etter to lrbnroe, June 8, 1976, Wed.dLe discussed the boardf s

deletion of the zoning regrireurent. He said:
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". . You have asked me to conrnent on the action of the Cascade
County Planning Board in waiviag a condition of prelfuninary pLat
approval of the Sun Prairie Village SuMivision,

"As I r.nrderstand the sittration, the Cannty Conrnissioners approved
the prelfuninary plat of Srn Prairie on the condition that the
developer seek the creation of a zoning district pursrant to sec-
tion L6-4101 through L6-4L07, R.C.M. L947. Flowever, at tlre time he
subrnitted his final plat to the Conty Planning Board tlre developer
had not taken the steps necessary to form such a district and
erpressed an r.urwillingness to do so. The Planning Board then
adopted a notion waiving or rescinding the condition and voted to
recorunend approval of the final plat notrrithstanding the subdividerrs
failure to neet the condition.

"ttnder the SuMivision and PLatting Act and lbntanat s planning
enabling stattres a plarrring board is an advisory bdy onJ.y and has
no authority to waiver conditions of pLat approvaL imposed by the
governing body. (See sections L1-3801 and LL-3842.1-, R.C.M. L947.)
At the final plat review stage the planning boardfs soLe firnction
is to ascertain that the final plat confonns to the requirements of
the Subdivision and Platting Act, to tlre state and local reguLations
adopted pursuant thereto, and to any conditions for approval- imposed
by the governing body on the plat and to recorme,lrd approval of the
plat if it neets these criteria.

"The SuMivision Act decLares in section L1-5867 (2) that the govern-
ing body may approve a final plat:

tWhen and only when, it conforms to the conditions of apprwal
set forth on the preliminary plat and to the terms of this act
and regulations adopted plrrsuant thereto. I

"In addition, the Cascade County &rMivision Regulations contain
the following correslnnding language:

tThe governing body shall examine the final subdivision
pLat. . and shaLl 4ppro\re it only wlren it conforrns to the
conditions of approvaL set forth on the prelirninary pLat and
to the teuns of the lvlontana Strbdivision and PLatting Act and
these regulations. The governing body, however, nay approve a
final plat which has been nodified to refLect improvement in
design, or changes which hatre occurred in the natural" surror.nrd-
ings and envirorment of the proposed srbdivision of the pre1fun-
ircry plat since the time of re\riew and apprwaL. Ttre governing
body shaU not disapprove a final plat if it conforrns to tlre
approved preLiminary pLat, and if the zuMivider has _conpLetedall requird changes and met or exceeded all standards and
requirenents of these regnJ.ations (section 2.3.2'.3).1
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"Because it is unlar'rful for the Cotrnty Couunissioners to approve a
final plat which does not conform to the conditions of preLfuinary
plat approval, it vrould be highly irnpnoper for the Planning Board
to reconunend such aPPrwal.

I'Finally, yor have asked me to corninenrt on the Jrne 4th opinion of
the Deputy Cascade Cornty Attorney regarding tlre,LegaL significance
of thg Cascade County SuMivision Regr,rJ.ations and tlre power of the
Plarrring Board to waive requirernents set forth in tlrose regulations.
(A copy of this opinion is attached.)

'fFirst, the zuMivision reguLations adopted by the C"ascade County
Comnissioners pursuant to the Subdivision and Plattfug Act are not
tgUidetinesr' as !h, McCafferty suggests, but have tlre force of Law

aid are binding on the C,orunissioners themselves, on the Planning
Board, and on zubdividers. A vioLation of these regulations is
purishabLe as a rnisderneanor utder section LL-3876, R.C.M. L947.

'rSecond, aLthorgh section L1-3863(6) does pirovide for tlre isstrance
of variances fron LocaL subdivision reguLations, it aLso stipulates
that these variances cflt be efanted only by formal action of the
gwerning b$L.not tle.plgtgg b.d, qld *tt be based on specific
iariancJcriteriacontained-iil-lo6fsubdivisionreguLations.

'"[tris Departnentr s aftninistrative nr].es further -linit lhe granting
of variances to the design and inprwenrent standards of 1ocal
regulations (lvlAC ZZ-2.48C6)-S420(1)_(s)) r .qd th" Cascade County_
Su6division tiegulations stipulate that ttmder no corxlition shaLl a
variance be granted for proCedqraL requirenentst (section 7.2.L).

"It is clear, then, that the cascade cowlty corunissioners, let
alone the Planning Board, carrrot waive the pnocedral reqrire,nent
of section 2.3.2.S ttlat a final p1-at conforrn to the conditions
irnposed by the Conmissioners on p-reLirninary pLat approv4. Conse-
quentty there is no Legal basis for the assertion, tlat rby-agreement

**g Ln concerned parties and with consent, of the (Planntng)
Boariit this requirernent IBy be dispe,lrsed with.

'rAs I have noted earlier it is the pLanning boardrs fi.rrction to
detemine whether the finaL pLat conforrns to ttre Act, to state and
local regulations and to any conditions imposed on plat-apprwal.
When it finas that these conditions have not been met, it is obLiged
to recomnend against approrral of the pla!. 4 pl?mrng Fod whilh,
on the other hand, reconunends apprwal of a final.plat,in vioLation
of state Law and iocal reguLations is dereLict in its duty both to
the governing body and to the p,rb1.ic. ."

Ttre board reaffirmed its position Jtrne 10, 1976 that t}re reqtrirement
cotrLd be uaived and recortnended the county comnissioners approve tlre
finaL plat.
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IMPACTS:

At full developnent Stn Prairie Village will be larger tlran rpst small
towns in Cascade County, and wil-l require a1L of the senrices of a town.

I{any of the sewices have been discussed. In terms of local goverrrnent
services, cotrnty gwerrrnent and Local schooL officials believe they can
cope with future problons. However, a nr-unber of state officiaLs wonder
if 1ocal decision nakers have thoroughly considered aLL the obvious, and
,rot so obvious long term problems asiociated with a developne,nt of this
size.

The prirnary irnpact of Sun Prairie Village wilL be the creation of a
large cormunity in a nral setting. A rerriew of ttre envirorrnentaL
considerations revealed the rnajority of impcts wiLl be on tfre lnunan
rather than physcial environnent.

A secondary inpact of the subdivision will be the degree of additionaL
developments generated by the existence of Srn Prairie Village. This
could take the forrn of other housing developnents, the creation of
conrnercial businesses or possibly, the derreLorprnent of snall industries.

The cr.urulative inpact of t}re dweLopnent wil-l be the transition of a
traditional agrarian conmunity to an urban comrunity

\
GROlttTlt, BENEFITS Al,{D COSTS:

The suMivision will have a growth e,lrducing influence on the l-ocal-
comnunity, Sone aspects of the growth will be positive, others negative.
Sorne of the possible problems associated hrith grov'rth include the ability
of future tarces to pay for goverunent sewices, solutions to traffic
safety problems anil residual dweloprnent, on the other hand, the develop-
rnent will alleviate the reprtedly tight housing narket in the Great
Fa1ls area, enable rniddle income persons to own their own hones, to some
degree, create jobs and economicaLLy benefit locaL busjnesses. i l

COvIMITIUENT OF RESOI,RCES :

The proposed developnrent will permanently effect the land and energy
resources. The character of the l"and will be dunged fiom an agricttL-
tural to surburban setting, perrnanentLy altering the natr.rraL aesttretic
quality of the landscape.

Sun Prairie Village homeowners will consune a considerable arount of
energy--gasoline, natural gas and electricity. For the mrst part, tlrese
resources are derived fiom nonrener,vabLe resources, zuch as crr.rile oiL,
coal and natural gas. Neither utiLity or gasoline producers can guarantee
the future zupply of the resources.
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SIilRT-TERX{ vs. IONG-IERM IMPACIS:

F" ryjot slprt-term benefits associated with &m Prairie Village r,yill
be the creation of nobile horne units. lbbiLe lune lpusing is alLegedLy
scarce in Great Falls, so tlre advent of such a zuMivision rrpuld be
beneficial.

However, the creation 9f the proposed developne,nt will possibly resultin strained relations between persons Living in a Large-lot zubdivision
ius_t sout! of Sun Prairie Village and might rpt be r,iannly r+elcorned by
mernbers of the agricultural corununity, If these situations do wolve,
the eventual establislunent of the strbdivision as lurt of the comnrnity
nay solve the problor.

There nay be sone long-tern sociaL and econonic benefits related to the
developnent. rf fuLL derrelopnent @curs it wilL create a need for
businesses which dea! in goods and senrices. Established nerctrants may
realize an increase ln business, while the volune of trade rray encourage
the creation of ners businesses. lbre business will f.ikely crbate jobs,
sqne of which nay be filld by persons living in &.Er Prairie viLlage.
In terms of senrices, the area could grow to ttre point where prrofe-sional
peo_ple, such as doctors, dentists, etc., nay qpen offices, ttus bringing
medical care closer to persons in the corumrnity.

converseLy, a nuiber of governnent senrices my need to be expanded to
adequately serve the conm.rrity. rf the pnoposed dwelopment doesntt
generate enough tax money to pay for these senrices, the tax br.rrden nrilL
be ghared by other tarcpayers in the county. Arpther potential problein
night aqi,se during the course of derrel.opnent coutd be ancillarygrowth
prornpted by the creation of Sr.ur Prairie Village. Ttre proposed-zubdivi-
sion has restrictive corenants which cs\rer various aspects of development
inside the development, but there are no regulations for residentiaL-or
cormercial grourth outside Sr.rr Prairie ViLLage. According to officials
in the State Departnent of Conuru.urity Affairs, a zoning district could be
formed, tlurs averting possible future problerns, hrt cor,urty officiaLs
donrt feeL there is a need for a zoning district and are not requiring
the creation of zuch a district.
ALTERMIIVES:

(1) Apprwe the dwelopnent as proposed.

(Z) Disapprove the derreLopment as prolnsed.

(3) Apprwe the deyelonpent with the following conditions:

(a) -In the event tJrere are indications that storrn $iater drainage
has an adverse impact on the nater quality of the Srn Rivei
ard/or creates an erosion problem in the drainagouays leading
to the river, the derreloper shaLL provide a stornr water con-trol treatment syst€m to conect tlre probLem.
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(b) The developer instalL and depending on the agreement either
the developer or homeowners association will be responsibl-e
for the operation and rnaintenance of a spray irrigation system.
The system will be instaLled to irrigate an area of approxi-
nately 40 acres.

(c) The developer have access to an additional 40 actes of irrigat-
able land in the euent seuage flor+s arfi,/or irrigation practices
warrent its use.

(d) Since the lagoon systen is Located in the 100 year fLood
plain, the developer sha1l be responsible for naintaining and
protection of the dikes frqn flood uater erosion.

(e) The developer shall abide by all Departnent of Health and
Envirormental Sciences and Cascade Cor-rnty HeaLth Departnent
regulations which pertain to tJre uater suppLy, seuale d:isposal
and solid waste disposal systerns.

REC0UnmWetroll.

The subdivision Bureau recorrnends the third alternative. rn the
eyglt any or all of the approvaL conditions are rnt met, the departrc,nt
wiLl seek 1egal action trrder the provisions of 69-500T and 6g-sb08
R.C.M. L947.
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