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The enclosed environmental impact statement has been prepared f o r  t he  
proposed Hens1 e r  Ranch Subdivisions in Raval 1 i County. This impact statement 
i s  submitted f o r  your consideration. Comments and questions w i l l  be accepted 
f o r  30 days a f t e r  the d a t e  of t h i s  publication. The DtlES will forward the 
comments t o  the developers. A11 comnlents should be sent t o  the Subdivision 
Bureau, Environmental Sciences Division, Montana Department of  Health and 
E n v i  ronmental Sciences, He1 ena, MT, 59601. 

Sincerely , 

Subdi vi s i  on Bureau 



MONTANA DEPARTMENT OF HEALTH 
AN D 

ENVIRONMENTAL SCIENCES 

THE HENSLER SUBDIVISIONS 
PROPOSED SUBDIVISIONS 

RAVALLI COUNTY 

Pursuant t o  the  Montana Environmental Po l i cy  Act, Sect ion 69-6504 (b)  (3 ) ,  
t he  a c t  c o n t r o l l i n g  both p u b l i c  and p r i v a t e  water supply and sewage disposal f o r  
subdiv is ions,  Sect ion 69-5001; and the  a c t  t o  con t ro l  water p o l l u t i o n ,  Sect ion 
69-4801 , the fo l lowing envi ronmental impact statement (EIS) was prepared by the  
Montana Department o f  Heal th and Envi ronmental Sciences (DHES) , Envi ronmental 
Sciences D iv is ion ,  concerning the  request f o r  admin i s t ra t i ve  approval of the  
HENSLER SUBDIVISIONS, proposed subdiv is ions near Florence, Montana. 

INTRODUCTION 

This EIS i s  prepared pursuant t o  the on ly  op in ion  o f  the Montana Supreme 
Court whi ch addresses the  responsi b i  1 i t i e s  o f  the DHES t o  review subdi v is ions  
under the S a n i t a t i o n  i n  Subdivisions Act, T i t l e  69, Chapter 50, R.C.IY., 1947, 
and the Montana Environmental P o l i c y  Act (MEPA), T i t l e  69, Chapter 65, R.C.M. 
1947. That case, The Montana Wilderness Associat ion e t  a l .  vs. The Board of 
Heal t h  and Environmental Sciences o f  the  S ta te  o f  Montana e t  a1 . , 33 St .  Rep. 
1320, ( h e r e i n a f t e r  r e f e r r e d  t o  as the  "Beaver Creek South" case) i nd i ca tes  t h a t  
the  department's substant ive  decision-making author i  t y  t o  approve o r  deny sub- 
d i v i s i o n s  i s  l i m i t e d  t o  a cons idera t ion  o f  whether proposed water supply, sew- 
age disposal and s o l i d  waste disposal systems are adequate t o  p ro tec t  p u b l i c  
hea l th  and prevent water pol l u t i o n .  

The Beaver Creek South op in ion  does no t  i n d i c a t e  t h a t  t he  department i s  
r e l i e v e d  o f  i t s  r e s p o n s i b i l i t i e s  t o  prepare an EIS which, " t o  the  f u l l e s t  ex- 
t e n t  possib le,"  s a t i s f i e s  the  r e q ~ ~ i r e m e n t s  o f  MEPA and the  ru les  adopted by the  
DHES and the  Board o f  Heal th and Environmental Sciences imp1 ementing MEPA 
( r u l e s  MAC 16-2.2(2)-P2000 through P2080). Therefore, a1 though the Beaver 
Creek South op in ion  i nd i ca tes  t h a t  the  department may on ly  base f i n a l  approval 
o r  disapproval o f  a subd iv is ion  on the c r i t e r i a  and s t a t u t o r y  a u t h o r i t y  con- 
ta ined i n  the  San i ta t i on  i n  Subdivisions Act, the  DHES does be l i eve  t h a t  i t  
s t i l l  has MEPA r e s p o n s i b i l i t i e s .  The MEPA ana lys is  contained i n  t h i s  EIS attempts 
t o  analyze i n  d e t a i l  the th ree s t a t u t o r y  c r i t e r i a  upon which the  department may 
make a substant ive decision--water supply, sewage and so l  i d  waste d isposal- -  
w h i l e  s t i 11 addressing the  bas ic  land use and envi ror~mental impacts t h a t  the 
Montana Supreme Court has i n d i c a t e d  are  a p a r t  o f  a l o c a l  government's sub- 
s t a n t i  ve decision-making a u t h o r i t y  under the  Subd iv is ion  and P l a t t i n g  Act, T i  t l e  
11, Chapter 38, R.C.M. 1947. 



I t  must be emphasized t h a t  t h e  DHES f u l l y  appreciates t h e  fac t  t h a t  t h e  
Beaver Creek South op i  n i  on does n o t  address t h e  subs t a n  ti ve quest ions concerni  ng 
the  scope o f  review requ i red  under MEPA when speci f i  c l e g i s l a t i v e  l i m i  t a t i o n s  
and d i r e c t i v e s  have been imposed pursuant t o  o the r  s t a t u t e s .  Therefore, t o  t h e  
e x t e n t  t h a t  t he  DHES must i n t e r p r e t  what MEPA r e s p o n s i b i l i t i e s  must be performed 
i n  1 i ght  o f  t he  speci f i  c 1 im i  t a t i  ons on the department's f i n a l  deci  sion-maki ng 
a u t h o r i t y  under t h e  S a n i t a t i o n  i n  Subdiv is ions Act,  t h i s  EIS has been prepared 
i n  conformity w i t h  t he  requirement o f  Sec t i on  69-6504, R.C.M. 1947, t h a t  t he  
ana l ys i s  comply w i t h  MEPA. 

Because o f  t h e  t ime l i m i t a t i o n s  imposed on t h e  DHES by t h e  S a n i t a t i o n  i n  
Subdiv is ions Act, t h e  department i s  unable t o  c i r c u l a t e  t he  d r a f t  E I S  f o r  t h e  
f u l l  30-45 days a n t i c i p a t e d  by MEPA. Despi te  t h i s  l i m i t a t i o n ,  t h e  DHES made 
every e f f o r t  t o  comply w i  t h  MEPA t o  the  f u l l  es t ex ten t  poss'i b l e .  

DESCRIPTION 

The former 6,000-acre Hensler  Ranch cons is ts  o f  th ree  1 arge t r a c t s  of land. 
Two a re  about two mi les  eas t  o f  F1 orence (Reference map # 1 ) , and the  o t h e r  i s  
f u r t h e r  eas t  i n  Sapphire Mountains. The proper ty  i n  t h e  mountains has been 
s o l d  t o  B u r l i n g t o n  Northern,  Inc .  

One o f  t h e  t r a c t s  near  F lorence i s  2,500 acres and t h e  o t h e r  i s  1,950 acres. 
Inc luded i n  the  l a r g e r  parce l  i s  a proposed major  subd i v i s i on ,  t h ree  occasional 
sa les and 18 m i  no r  subd iv is ions .  The proposed developments t o t a l  1,292 acres, 
w i  t h  t he  remaining 1,208 acres d i v i d e d  i n t o  20-acre p l o t s  (Reference map # 2). 
The 2,500 acres combine pa r t s  o f  11 sec t ions  (Sect ions 4, 5, 6, 7, 8, 9, 16, 17, 
18, 20 and 21). 

The adjacent  l and  i s  southeast  o f  t h e  2,500-acre t r a c t ,  and encompasses about 
1,950 acres. The l a n d  has n o t  been developed, b u t  cou ld  be i n  the  f u r t u r e .  

The major  subd i v i s i on  i s  Riverv iew Orchards. The developers, Val Holmes , 
Robert Greene and Marion Sterns,  Missoula, Montana, propose t o  subd iv ide  t h e  
802 acres i n t o  154 l o t s ,  rang ing  from 4.26 t o  11.55 acres. It i s  i n  po r t i ons  of 
Sect ions 5, 6, 7 and 8, TION, R19W. 

The occasional sa les inc lude:  

1. Shor t  Grass Gulch A d d i t i o n  - The occasional  s a l e  d i v i des  a 21.50-acre 
parce l  i n t o  two equal l o t s ,  i n  C e r t i f i c a t e  o f  Survey (COS) 1503. The a d d i t i o n  
i s  i n  Sec t ion  17, TION, R19W, and i s  owned by John Reely, Missoula, Montana. 

2. Pine Meadows Addi ti on - The occasional  s a l e  s p l i  t s  a 21 .50-acre parce l  
i n t o  two equal l o t s ,  i n  COS 1503. The a d d i t i o n  i s  i n  Sec t ion  17, TION, R19W, 
and i s  owned by L inda Reely and Barbara Koessler,  Missoula, Montana. 

3. W i l l i a m  MclVul ty Parcels  - The occasional  sa le ,  remainder and s i x  
releases t o  immediate f a m i l y  members d i v i des  40.04 acres, i n t o  e i g h t  l o t s  rang ing  
from 5 t o  5.01 acres. The parce ls  a re  i n  Sec t ion  20, TION, Rl9W, and a re  owned 
by W i l l i a m  McNul ty, Missoula, Montana. The McNul ty occasional s a l e  and most of 
t he  minor subd i v i s i ons  are a1 1 p a r t  o f  COS 131 6 o r  Hidden Val l e y  Ranches, unless 
otherwise i nd i ca ted .  Hidden Va l ley  Ranches i s  composed o f  71 l o t s ,  20 acres o r  
l a r g e r  i n  s i ze .  



Reference Map # 1 - 3- 
TOWNSHIP 10N -- RANGE 19W 

Portion of th-Hensler Ranch presently surveyed in to  
1 0  and 20 acre parcels. Th i s  is the portion fram which 
sul-fnittals have been received. 

I. .. . I  

m i n i n g  portion of the ranch. .... ..' 

Ranch 
Ravalli County 





The mi no r  subdiv is ions , unl e'ss i ndi  cated otherwise, are i n  Hidden Val l e y  
Ranches : 

1. Scot ts  B l u f f  - The proposed subd iv i s ion  w i l l  d i v i d e  24.43 acres i n t o  
four l o t s .  It i s  i n  Sect ion  20, TlON, R19W, and i s  owned by E.J. Nicholson, 
Missoul a, Montana. 

2. Brenda Acres - This development w i l l  s p l i t  24.02 acres i n t o  four l o t s .  
It i s  i n  Sect ion 20, TION, R19W, and i s  owned by Nicholson. 

3. Cheryl Heights - The proposed subd iv i s ion  w i  11 d i v i d e  23.96 acres i n t o  
four l o t s .  I t  i s  i n  Sect ion 20, TlON, R19W, and i s  owned by Nicholson. 

4. Gayla Estates - This development w i  11 create f o u r  l o t s  from a 23.76-acre 
parce l .  I t  i s  i n  Sect ion 20, TION, R19W, and i s  owned by Nicholson. 

5. Mark Ranchettes - The proposed subd iv i s ion  w i l l  s p l i t  23.80 acres i n t o  
four l o t s .  It i s  i n  Sect ion  20, TION, Rl9W, and i s  owned by Nicholson. 

6. Showen Add i t i on  - The development w i l l  subdiv ide 20.01 acres i n t o  four 
l o t s .  I t  i s  i n  Sect ion 20, TION, R19W, and i s  owned by Bruce Showen, Helena, 
Montana, and Clyde Showen. 

7. Harry 's  Add i t i on  - Th is  subd iv i s ion  w i l l  c rea te  fou r  l o t s  from 22 acres. 
I t  i s  i n  Sect ion 21, TlON, R19W, and i s  owned by Harry Johnson, Missoula, Montana. 

8. Tamarack Kno l l  Add i t i on  - This 21.67-acre t r a c t  w i l l  be s p l i t  i n t o  four 
l o t s .  I t  i s  i n  Sections 16, 17, 20 and 21, TION, R19W, and i s  owned by Barbara 
Koessler and Mathewson Green, Missoul a, Montana. 

9. Hidden Meadow - The proposed development w i l l  subdiv ide 24.46 acres i n t o  
f i v e  l o t s .  I t  i s  i n  Sect ion 18, TION, R19W, and i s  owned by Green. 

10. Dean's Add i t i on  - The subd iv i s ion  proposes t o  s p l i t  20 acres i n t o  four 
l o t s .  I t  i s  i n  Sect ion  17, TION, R19W, and i s  owned by Charles Mart in ,  Missoula, 
Montana. 

11. Kenneth Mamuzi ch Parcel - This 20.58-acre t r a c t  w i  11 be subdivided i n t o  
four l o t s .  I t  i s  i n  Sect ion 17, TION, R19W, and i s  owned by Kenneth Mamuzich, 
Conrad, Montana. 

12. Jon's Add i t i on  - Thomas Walker, Missoula, Montana, proposes t o  d i v i d e  
20.20 acres i n t o  f o u r  l o t s .  The subd iv i s ion  i s  i n  Sect ion 17, TION, R19W. 

13. Turner Add i t i on  - The development w i l l  s p l i t  20.09 acres i n t o  four l o t s .  
I t  i s  i n  Sect ion 17, TION, Rl9W, and i s  owned by Dean Turner, Missoula, Montana. 

14. Je f fe rson Add i t i on  - This subd iv i s ion  w i l l  d i v i d e  39.03 acres i n t o  f i v e  
l o t s .  It i s  i n  Sect ion  8, TION, Rl9W, and i s  owned by James Stover, Missoula, 
Montana ( located no r th  of Hidden Val1 ey Ranches). 

15. Sent ine l  Add i t i on  - The proposed development w i l l  subdiv ide 20.64 acres 
i n t o  four l o t s .  I t  i s  i n  Sect ion  8, TlONy Rl9W, and i s  owned by Bery l  Stover, 
Missoula, Montana ( l oca ted  nor th  o f  Hidden Val l e y  Ranches). 

16. Wil low View Tracts - The subd iv i s ion  w i l l  s p l i t  20.03 acres i n t o  four 
l o t s .  I t  i s  i n  Sect ion  17, TION, R19W, and i s  owned by Linda H i l b e r t ,  Missoula, 
Montana. 



17. Grandview Heights - B i l l i e  Lou E i t e l  , Missoula, Montana, proposes t o  
subdivide 18.37 acres i n t o , t h r e e  l o t s .  I t  i s  i n  Sect ion 16, TION, R19W. 

18. Val l e y  Dale - This proposed development w i l l  s p l i t  20.03 acres i n t o  
f o u r  l o t s .  I t  i s  i n  Sect ion 16, TION, R19W, and i s  owned by Mar t in  E i t e l  , 
Missoul a, Montana. 

BACKGROUND 

The DHES began a pre l iminary  review o f  proposed subd iv is ion  a c t i  v i  ty on 
por t ions  of the Hensler Ranch i n  February o f  1978. The department had received 
an amended p l a t  f o r  a major subd iv is ion ,  p lus submit ta ls  f o r  18 minor subdiv is ions 
and three occasional sales, a l l  t o t a l i n g  1,292 acres. P r i o r  t o  these submit ta ls ,  
the DHES had approved three occasional sales, a g i f t  t o  a family member and an 
amended p l a t  i n  the  same area. Considering the  past  and proposed development 
a c t i v i t y ,  i t  was apparent t h a t  approximately 2,500 acres o f  the  ranch were a v a i l -  
ab le  fo r  development. Only one major subd iv is ion  (Ri verv i  ew Orchards) has been 
submitted for  review i n  t h i s  d r a f t  E I S .  Since t h i s  review began, however, another 
major subd iv is ion  i n  the  immediate v i c i n i t y ,  bu t  outs ide the 2,500-acre t r a c t  
(Ci r c l e  Square Homesi tes)  has been subnii tte.d f o r  p r e l  i m i  nary comment. This sub- 
d i v i s i o n ,  which d iv ides 40 acres i n t o  31 one-acre l o t s ,  borders R i  verview Orchards 
on i t s  nor th  and east  property 1 ines.  C i  r c l e  Square has been approved by the 
Rava l l i  County Planning Board and i s  now pending before the county commissioners: 
Outside the Riverview Orchards subdiv is ion,  the remainder o f  the 2,500 t r a c t  has 
been d iv ided  i n t o  20-pl us acre parcels.  

The San i ta t i on  i n  Subdivisions Act def ines a subd iv i s ion  as a parcel  con- 
t a i n i n g  less  than 20 acres. Each o f  the  20-plus acre t r a c t s  subrni t t e d  t o  the 
s t a t e  has been d iv ided i n t o  f i ve-acre  l o t s ,  thus c o n s t i t u t i n g  several minor 
subdiv is ions o f  f i v e  l o t s  o r  less.  Unl ike major subdiv is ions,  minor subdiv is ions 
are not  sub jec t  t o  f u l l - s c a l e  l o c a l  review according t o  the Subdiv is ion and P l a t -  
t i n g  Act, which invo lves  a p u b l i c  hearing, environmental assessment and p u b l i c  
i n t e r e s t  determination. 

Riverview Orchards was a lso  exempted from extensive l o c a l  review. The 802- 
acre subd iv is ion  was submitted as an amended p l a t  ( d i v i d i n g  10-acre parcels i n t o  
f i ve-acre  l o t s )  and, under ru les  adopted by the Raval li County commissioners, 
amended p l a t s  are no t  sub jec t  t o  t h e  f u l l  l o c a l  review process i n  t h a t  county 
(Appendix A,  Jan. 11, 1978, l e t t e r  t o  DHES from Rava l l i  County commissioners). 
The land i s  now being adver t ised as 10-acre l o t s ,  as l a i d  ou t  i n  the o r i g i n a l  
p l a t .  However, the developers have no t  withdrawn the amended p l a t  from review 
by the DHES. 

Thus, none o f  the subdiv is ions i n  the 2,500-acre t r a c t  w i l l  be sub jec t  t o  
f u l l  review a t  t h e  1 ocal 1 eve1 . 

The DHES received an unusual l y  la rge number o f  l e t t e r s  from Florence area 
residents i n  response t o  the p r e l  i m i  nary envi ronmental review (PER), whi ch was 
c i r c u l a t e d  i n  March. Based on in tense c i t i z e n  i n t e r e s t  i n  the  development, p lus 
the po ten t i  a1 impact o f  numerous subdiv is ions on a r u r a l  area, the  DHES decided 
an EIS was i n  order. 



About the t ime the  DHES began work on a p re l im ina ry  review o f  the  Hens l e r  
Ranch subdiv is ions,  t he  Florence-Carl ton  School D i s t r i c t  went t o  cou r t  i n  an 
e f f o r t  t o  r e q u i r e  the Raval li County commissioners t o  make a p u b l i c  i n t e r e s t  
determinat ion on the proposed mi nor  subdiv is ions . The school d i s t r i c t  10s t i t s  
case i n  s t a t e  d i s t r i c t  c o u r t  June 5, when Judge Jack Green r u l e d  the  proposed 
subd iv is ions  are t o  be reviewed as mi nor subd iv is ions  . Judge Green's dec is ion  
has been appealed t o  t h e  Montana Supreme Court by the  school d i s t r i c t .  

I n  a r e l a t e d  matter,  Montana At torney General Mike Greely has denied a 
request by the Raval li County a t to rney f o r  a dec is ion  on whether several minor 
subd iv is ions  const i  t u t e  a major impact. The a t to rney general denied the  request 
on the  grounds t h a t  l i t i g a t i o n  i s  pending i n  a t  l e a s t  two cases where s imi  1 a r  
issues are involved.  At torney General Greely s a i d  when these two cases are re-  
solved, he w i l l  i s sue  an op in ion  on the R a v a l l i  County request if i t  has not  
been answered s a t i s f a c t o r i l y  i n  the pending l i t i g a t i o n .  

The DHES recognizes these subdiv is ions as m i  nor  subdiv is ions under s t a t e  
law. However, i t  i s  the  p o s i t i o n  o f  the  DHES t h a t  w h i l e  the impacts of  each o f  
these subd iv is ions  may be smal l ,  the  combined impacts o f  the  minor s l ~ b d i v i s i o n s  
w i  11 be great.  

CURRENT ENVIRONMENTAL CONDITIONS 

The 2,500-acre t r a c t  i s  i n  the f o o t h i  11 country between the  Sapphi r e  Moun- 
t a i  ns and the B i  t t e r r o o t  R iver  bottom1 and. 

The nor thern  p a r t  o f  t he  property i s  open pasture and hay land. The south- 
e r n  border o f  t h i s  t i 1 l e d  area slopes down t o  Eightmi l e  Creek and a smal le r  creek, 
which both flow west toward t h e  r i v e r .  'The creek bottoms support a v a r i e t y  of 
t rees,  shrubs and grasses. Proceeding south, t he  l and  i s  h igher,  more r o l l i n g  
and supports scat te red stands o f  p i n e  and dry land grasses. 

Most o f  the  2,500 acres has been grazed by l i ves tock ,  w i t h  the  more f e r t i l e  
po r t i ons  used f o r  growing a1 fa1 f a  and o ther  annual a g r i c u l t u r a l  crops. 

PHY S I CAL ENV I RONMENT 

T e r r e s t r i a l  and Aquatic L i f e  and Hab i ta ts  

A v a r i e t y  o f  w i l d l i f e  i n h a b i t s  the  land planned f o r  development. The types 
of w i l d l i f e  i nc lude  b i g  game animals, non-game, and game and non-game b i r d s  . 

According t o  a l e t t e r  from B i  11 Thomas, In format ion  Off icer  f o r  t he  Depart- 
ment of F ish and Game i n  Missoula: 

This proposed subd iv i s ion  l i e s  t o  the  west o f  the  main deer 
and e'lk w i n t e r  range i n  the f o o t h i l l s  o f  the  Sapphire Mount- 
a ins,  and there  does n o t  appear t o  be a b i g  impact on w i l d -  
l i f e  h a b i t a t  from t h e  subd iv is ion .  Some w h i t e t a i l  deer habi- 
t a t  i n  the Bi  t t e r r o o t  R ive r  and E igh t  M i l e  Creek bottoms could 
be affected depending on the  l o c a t i o n  o f  the  development. 
There appears t o  be l i t t l e  cover f o r  game b i r d  h a b i t a t  i n  the  



v i c i n i t y  o f  the proposed subd iv is ion .  A1 though d i r e c t  im- 
pacts t o  w i  1 d l i  f e  and habi t a t  may be small ,  the p o t e n t i a l  
f o r  i n d i r e c t  impacts does e x i s t .  Even though the  main win- 
t e r  range 1 i e s  t o  the  east,  there  i s  a p o t e n t i a l  impact of 
dogs associated w i t h  the  subd iv i s ion  running o r  harassing 
game ani ma1 s . 

Wes Woodgerd, a res ident  o f  Stevensvi 1 l e / F l  orence area and former d i  r e c t o r  
of the  Department o f  Fish and Game, made the  f o l l o w i n g  comments i n  a l e t t e r  t o  
the DHES: 

The proposal would have a major impact on the l o c a l  whi t e t a i l  
deer populat ion.  The area proposed f o r  subd iv i s ion  (Hidden 
Val ley)  now serves as a refuge f o r  the l o c a l  w h i t e t a i l  t h a t  
are d isplaced from the r i v e r  bottom dur ing  the  duck hunt ing  
season. I t  a lso  serves as a c o r r i d o r  t o  the  p u b l i c  land i n  
the footh i  11s o f  t he  Sapphire Mountains. The deer would 
be denied t h i s  p lace o f  refuge and passage under a subdiv i -  
s i  on s i t u a t i o n .  

Unless the area were covenanted t o  prevent dogs from running 
loose the surrounding areas and both t e r r e s t r i a l  and aquat ic  
w i l d l i f e  would be impacted by dogs from t h i s  subd iv is ion .  
Dogs molest ing w i l d l i f e  i s  a ser ious problem now and would 
be i n t e n s i f i e d  by f u r t h e r  subd iv i s ion  w i  thout  dog con t ro l .  

Both Woodgerd and Thomas expressed concern about domestic animals harassing 
wi l d l  i fe. 'The p r o t e c t i  ve covenants f o r  Hidden Val 1 ey Ranches s ta te :  

Only normal fam i l y  pets, and c a t t l e ,  sheep and horses may 
be kept  on the  premises. Such animals s h a l l  be confined 
w i t h i n  the proper ty  o f  t h e i r  owners and s h a l l  no t  be per- 
m i  t t e d  t o  become a nuisance o r  annoyance t o  neighbors. The 
number of  animals s h a l l  be 1 i m i  t e d  t o  preclude overgrazing 
o f  the land. 

The DHES d i d  n o t  rece ive  any p r o t e c t i v e  covenants from R i  verview Orchards 
o r  the occasional sales n o t  i n  Hidden Val l e y  Ranches, thus there  i s  no i n f o r -  
mation concerning the  d isposi  t i o n  o f  domestic animals i n  those developments. 

I n  a d d i t i o n  t o  deer, some e l k  have been seen along the  eastern border  o f  
the property, and dur ing  the sumner o f  1974 a cow moose and he r  c a l f  were re- 
po r ted  t o  have roamed the  r i v e r  bottomland and ranch property u n t i  1 fa1 1. 

Other mammals observed on o r  near the  property were b lack  bear, coyote, 
1 ongta i  1 weasel, s t r i p e d  skunk, badger, ye1 1 ow be1 1 i e d  marmot, g r ~ u n d  s q u i r r e l  , 
pocket gopher, porcupine, wood r a t ,  deer, mouse and meadow voles . 

Hensler Subdiv is ion Vegetation and W i l d l i f e ,  Gordon Scaggs, Un ive rs i t y  
of Montana, May 29, 1978. 



During t h e  sp r ing  and summer o f  1975 a b i r d  species 1 i s t  was compi l e d  a1 ong 
w i t h  nes t i ng  s i  tes.2 The ranch supports a wide v a r i e t y  o f  b i r d  f a m i l i e s  and 
species because o f  the  d iverse  h a b i t a t  components w i t h  which they are  associated. 
H a b i t a t  inc ludes the  grassland areas favored by the  horned l a r k ,  vesper sparrows, 
l ong  b i l l e d  curlew, and Western Meadowlark f o r  nes t i ng  and feeding. The draws, 
w i t h  p ine  and cottonwood, a t t r a c t  t he  warblers, woodpeckers, b l  uebi rds , nut- 
hatches and b i r d s  o f  prey f o r  nes t i ng  and many f o r  feeding.  Game b i r d s  such as 
Hungarian pa r t r i dge ,  pheasant, var ious species o f  ducks and geese (Canada and 
Snow) a l so  i n h a b i t  the area. 

The ducks are f a i  r l y  r e s t r i  c ted  t o  t h e  B i  t t e r r o o t  i rri ga t i on  .canal and 
ponds where they may share areas w i t h  the red-wing and ye1 low headed b lackb i rds .  
The geese use the  pastures dur ing  the fa1  1 and spr ing .  

E igh tm i le  Creek i s  about 12 m i les  l ong  w i t h  i t s  headwaters i n  t he  Sapphi r e  
Mountains. The upper-reaches o f  t h e  stream f l ow  through t imber  and brush and 
are impounded by numerous beaver dams. The lower reaches usua l l y  dry up due t o  
i rri gat ion.  The beaver ponds repo r ted l y  are good early-season f i s h i  ng f o r  smal l  
c u t t h r o a t  t r o u t .  

Water Qua1 i t y  , Quant i  t y  and D i s t r i b u t i o n  

The proposed subd iv is ions  a l l  would have i n d i v i d u a l  we1 1s. The DHES had 
Maxwell K. Botz, P. E. , hydrogeologis t -engi  neer o f  Western Technology and Engin- 
eer ing ,  rnc. (WESTECH) , Helena, Montana, evaluate the e x i s t i n g  hyd ro log i ca l  i n -  
formation t o  determine i f avai 1 ab le  water resources woul d meet t he  requi  rements 
o f  t he  S a n i t a t i o n  i n Subdiv is ions Act. 

WESTECH's r e p o r t  i n c l  uded the  f o l l  owing in format ion:  

Throughout t h e  proposed subd iv is ions ,  Quaternary deposi ts  of bo th  h igh  
and low l e v e l  te r races  cover  the  under ly ing  T e r t i a r y  sedimentary rocks (Ref- 
erence map #3),  and are a s i g n i f i c a n t  f a c t o r  i n  t h e  hydrogeology of the  
area. 'These te r race  deposi t s  c o n s i s t  o f  s t ream-transported d e t r i  tus from 
the  Sapphire Mountains and reworked T e r t i a r y  sedimentary s t r a t a , .  . 

Ava i l ab le  geo log ica l  i n fo rma t ion  on t h i s  area i s  no t  d e t a i l e d  and 
t h e  na ture  and th ickness o f  Quaternary and T e r t i a r y  s t r a t a  are poo r l y  
known. To prov ide fu r the r  i n fo rma t ion  on subsurface cond i t ions ,  a l l  
a v a i l a b l e  water w e l l  data f o r  the  area were obtained. 

Appropr ia t ion  forms f o r  a t o t a l  o f  24 we1 1s and 1 s p r i n g  on o r  
near the proper ty  were a v a i l a b l e  from the  Department o f  Natura l  Resources 
and Conservation. We1 1s ranged i n  depth from 39 t o  390 fee t  and y i e l d s  
va r ied  f r o m  8 t o  400 ga l lons  per  minute (gpm) ( w i t h  the  except ion o f  
one we1 1 y i e l d i n g  % gpm) . Two we1 1s are developed f o r  i rri ga t i on  pur- 
poses w i t h  y i e l d s  of 240 and 400 gprn. These logs show t h a t  groundwater 
along the western edge of t h e  proper ty  and a t  sca t te red  l o c a l i t i e s  i n  
t h e  subd iv is ions  can be obta ined i n  q u a n t i t i e s  s u f f i c i e n t  f o r  domestic 

2 B i r d  Species Observat ion and Nest ing  Locat ion on the  E igh tmi le  Ranch 
(March-May) , Gordon Scaggs , U n i v e r s i t y  o f  Montana, 1975. 
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purposes (8  gpm f o r  2 hours) and, i n  some areas, f o r  l i m i t e d  i r r i g a t i o n .  
There are, however, on l y  a few we l l s  located w i t h i n  the subdiv is ions,  par- 
t i c u l a r l y  the  e n t i r e  eastern and southern po r t i ons  o f  the  subdivions i n  
Sect ions 8, 9, 16, 17, 20 and 21. There are no repor ts  o f  d ry  holes o r  
holes w i t h  i n s u f f i c i e n t  y i e l d s  i n  the  area, and there  are no requirements 
t o  r e p o r t  such holes. 

I t  should be noted t h a t  some w e l l s  were d r i l l e d  r e l a t i v e l y  deep 
t o  ob ta in  adequate water. For example,. . . (one w e l l ) .  . .was d r i  1  l e d  t o  a 
depth o f  230 f e e t  t o  y i e l d  12 gprn a f t e r  1 hour o f  pumping and had a purnp- 
i n g  water l e v e l  220 f e e t  below the ground sur face.  S i m i l a r l y . .  . (an- 
o the r  we1 1). . .was d r i l  l e d  t o  a depth o f  255 f e e t  t o  ob ta in  15 gpm w i t h  
a pumping water l e v e l  a t  240 f e e t .  

I t  i s  d i f f i c u l t  t o  d i s t i n g u i s h  Quaternary and T e r t i a r y  s t r a t a  
based on the we1 1 logs ; however, many o f  t he  deeper w e l l s  have encoun- 
te red  a1 t e r n a t i  ng f i n e  and coarse-grained 1 ayers t h a t  are t y p i c a l  o f  
T e r t i a r y  sediment i n  western Montana. Such T e r t i  ary deposits t y p i  c a l  l y  
have wide v a r i a t i o n s  i n  l i t h o l o g y  over s h o r t  distances; thus, aqui- 
f e r s  may be encountered a t  var ious depths and we1 1s may have a wide 
range o f  y i e l d s .  

Based on water  t a b l e  contour data fu rn ished i n  USGS Water Supply 
Paper 1889, the  d i r e c t i o n  of groundwater movement i s  from the  moun- 
t a i  ns and terraces toward the r i v e r  w i  t h  a re1 a t i  ve l y  steep hyd rau l i c  
g rad ient  i n  the v i  c i  n i  t y  o f  t he  proposed subdiv is ions . Data, however, 
f o r  water t a b l e  c o n t o ~ ~ r s  does n o t  extend i n t o  the  eastern p o r t i o n  o f  
the  subdiv is ions.  The o v e r a l l  conf igura t ion  o f  the  groundwater tab1 e 
beneath the  subd iv is ions  i s  n o t  w e l l  known and ava i l ab le  evidence sug- 
gests t h a t  i n  order  t o  reach the  water tab le ,  deep holes i n t o  the un- 
d e r l y i n g  T e r t i a r y  sedimentary rocks w i  1 l be necessary i n  po r t i ons  o f  
t he  subdiv is ions.  

The major quest ion t o  be answered i s  the  adequacy o f  water f o r  
the  proposed 415 parcels o f  land. The t o t a l  groundwater demand o f  these 
parcels,  i f  they were a1 1 developed i n t o  s i n g l e  fami ly  dwel l ings,  would 
be about 40 gpm, o r  0.3 cub ic  fee t  pe r  second ( c f s ) .  Based on a v a i l a b l e  
hydrogeologi ca l  data and we1 1 logs, along w i t h  my general knowledge of  
Quaternary and T e r t i a r y  sedimentary deposits i n  western Montana, i t i s  
my op in ion  t h a t  there  would be adequate groundwater i n  under ly ing  aqui- 
f e r s  t o  fu rn i sh  the proposed number o f  parcels i n  t h i s  subd iv is ion .  
This i s  a l a rge  development, however, and there  are  very few w e l l s  d r i l l -  
ed on the  property,  thus, hydrogeologi ca l  cond i t ions  a re  poor ly  known and 
there  i s  no p o s i t i v e  assurance t h a t  adequate groundwater i s  a v a i l a b l e  on 
a l l  pa r t s  o f  the  subd iv is ion .  

Near the western edge of  the  proper ty  a t  lower e levat ions ,  there  
appears t o  be l i t t l e  problem i n  ob ta in ing  s u f f i c i e n t  groundwater a t  
reasonable d r i  11 i ng depths. Deeper we1 1s i n t o  T e r t i  ary sediments prob- 
ab ly  w i l l  be requ i red  i n  the h igher  pa r t s  o f  t he  s ~ ~ b d i v i s i o n  and water  
y i e l d s  a r e  less  ce r ta in .  Generally, however, i f  we1 1s are d r i l l e d  deep 
enough ( w i t h  commensurate h igh  cost)  , an a q u i f e r  w i  t h  adequate water  
w i  11 be encountered i n  T e r t i  ary sediments. 



Your s t a f f  also requested an assessment of the ava i lab i l i ty  of 
groundwater if  this property were fur ther  subdivided in to  one-acre 
parcels. The impact of 2300 ( f igure  readjusted t o  2,500) one-acre 
parcels on t h i s  h i l l s i d e  property, each w i t h  individual wells and 
s e p t i c  tanks, is  somewhat overwhelming and d i f f i c u l t  t o  assess. The 
groundwater resources are too poorly understood t o  make any real is t i c  
appraisal of  the effects  of a large development on the groundwater 
system. Similarly,  percolation of e f f luen t  i n  the ground from 2300 
(2,500) s ep t i c  tank drainf ie lds  creates a large addition of water t o  
the shal l  ow groundwater system. Based on standard res ident ia l  water 
use, a water supply of 1022 gprn (2.3 c fs )  is needed and there  would 
be a sewage eff luent  flow of about 511 gpm (1 .1  c f s ) .  The exis t ing 
groundwater system possibly could accommodate such ac t i v i t y  , however, 
severe problems i n  groundwater depletion, we1 1 pol 1 u t i  on, and h i  1 l -  
slope s t a b i l i t y  due t o  increased moisture i n  f i  ne-grained sediments 
could occur. A meaningful appraisal of this development can be made 
only a f t e r  substant ia l  fu r ther  investigation of the  areas water re- 
sources, including test  dri 1 l ing of we1 1s.  I do not feel I can prop- 
e r l y  assess such a development based on exis t ing data. 

Three we1 1s i n  o r  near the subdivision have been sampled f o r  water qual i ty  
The three we1 1s range i n  depth from 43.8 f e e t  t o  60 f e e t  and y i e ld  waters of 
excel 1 ent  qua1 i ty. One we1 1 exceeds the Pub1 i c Heal t h  Service recommended s tan- 
dard for  iron (2.1 nlg/l versus the  recommended standard of 0.3 mg/l) , b u t  waters 
h i g h  i n  i ron are not harmful t o  human heal t h  as f a r  as is known 

Water Impoundments 

South of Antrim's Point two drainages converge and run south under the East- 
s ide  Highway, through the bottomland, i n to  the Bi t terroot  River. The creeks are  
i n  Sections 17, 19 and 20, and drain an area of about 1900 acres e a s t  of Antrim's 
Point. 

A to ta l  of e ight  dams, four up each drainage, have been constructed. Some 
of the small lakes are next to  the road running e a s t  and west past  the point. 
Local residents have questioned the sa fe ty  of the dams. Concerns included 
the adequacy of construction, the  placement of the "draw-down tubes" (which en- 
ables water t o  flow safely  out before going over the  top of the  dam) in  re la t ion 
t o  the top of the dams, the apparent absence of spi 1 lways and the possibi 1 i t y  of 
a mass f a i l u r e  of the dams due t o  faul ty  construction. 

The Bi t terroot  I r r iga t ion  D i s t r i c t  Canal flows through Sections 16 and 21 
and crosses these two drainages a t  the upper reaches. The canal has an i n i t i a l  
carrying capacity of 400 cfs  and would tax the a b i l i t y  of the dams t o  hold water 
should the canal ever break. 

The S ta te  Department of Natural Resources and Conservation (DNR) inspected 
the dams and is preparing a report  on i t s  findings. 

Storm Drai nage 

A t  the  proposed l o t  dens i t i es ,  roughly one percent of l o t  areas w i  11 be 
occupied by houses, driveways and other impermeable surfaces.  This should not 
cause a s ign i f ican t  increase i n  the tota l  amount of runoff from the proposed 
development area. Some re-routing of storm flows w-i 11 occur a1 ong roadways, 
b u t  the major drainage patterns wi l l  be u t i l i zed .  



Por t ions  o f  the proposed development area w i l l  d r a i n  i n t o  the  two t r i b u -  
t a r i e s  discussed i n  the  water  impoundments sec t ion .  When t h e  DWR r e p o r t  on the  
dam inspect ions  i s  complete, t h e  abi 1 i ty o f  the  impoundments t o  accommodate 's t o m  
flows can be b e t t e r  addressed. However, assuming the  dams w i l l  accommodate nor- 
mal s torm f lows, less  storm water  may leave the proposed development area than 
before t h e  dams were constructed. 

Average r a i n f a l l  a t  the Stevensvi 11 e r e p o r t i n g  s t a t i o n  i s  13.33 inches. 
From U.S. Geological Survey (USGS) topography maps, t h e  drainages w i  t h i  n the  
subd iv is ions  d r a i n  roughly 30.5 square mi l e s .  The 25 year ,  24 hour  du ra t i on  
r a i n f a l l  i s  3.0 inches i n  the Sapphi r e  Mountains above the  development area and 
i s  2.2 inches i n  the  area o f  the  development. The r a t i o  o f  water  t h a t  runs off  
the watershed t o  the  t o t a l  amount p rec ipa ted  on i t  was assumed t o  be 0.20 and 0.75 
f o r  t he  wooded areas and non-wooded areas, respec t i ve l y .  The USGS topography 
maps i n d i c a t e  t h a t  approximately 85-90 percent  o f  s torm f lows from the 30.5 square 
m i les  d r a i n  i n t o  E igh t  M i l e  Creek. This  would be approx i~ i ia te ly  415 c f s .  Because 
no proposal has been made t o  a l t e r  E igh t  M i l e  Creek and because o f  t he  proposed 
housing dens i ty ,  t h i s  storm f l ow  should pose no runo f f  problems which do n o t  
p resen t l y  e x i s t .  

The r u n o f f  from a 25 yea r  storm i n t o  t h e  t r i b u t a r i e s  where dams have been 
const ruc ted  would be approximately 60 cfs .  Again, concern has been expressed by 
l o c a l  res idents  over t he  cons t ruc t i on  o f  these dams and the a b i l i t y  of t h e  dams 
t o  handle storm flows i s  unknown a t  t h i s  t ime. 

According t o  t h e  Water Q u a l i t y  Inventory  and Management Plan publ ished by 
the DHES i n  1976, t he  9 o f  t h e  B i t t e r -  
r o o t  River  d i d  n o t  i n d i c a t e  any v i o l a t i o n s  o f  water  q u a l i t y  standards. Some de- 
g radat ion  was i n d i c a t e d  by co l  i form and n i t r a t e  counts, however. 'The on l y  obvious 
sources o f  degradat ion from the  development area would be temporary proble~i ls re -  
s u l  t i n g  from road cons t ruc t i on  and s l u g  f lows should one o f  t h e  dams f a i l .  

Geology and Soi 1 Qua1 i t y  Stab i  1 i ty and Moisture 

Geology 

A t h i c k  b lanke t  o f  T e r t i a r y  and Quaternary sediments cover the  under l y ing  
bedrock t h a t  i s  e i  t h e r  Cretaceous-Tert i  ary i gneous rocks o r  Precambrian Be1 t 
sediments. The unconsol idated t o  semi consol i dated T e r t i a r y  sediments are gravels,  
sands and muds t h a t  were der ived from pe r iphe ra l  bedrock by weathering and ero- 
s i v e  processes. W i th in  t h e  T e r t i a r y  deposi ts ,  ma te r i a l s  o f  d i f f e r e n t  t e x t u r e  
i n t e r f i  nger and i n te rg rade  both l a t e r a l l y  and v e r t i c a l  l y  , o f t e n  over  s h o r t  d i s -  
tances, due t o  changes i n  e i t h e r  the type o f  geometry o f  t h e  depos i t iona l  media. 
These T e r t i a r y  s t r a t a  are probably several  hundred f e e t  t o  poss ib ly  g rea te r  than 
1,000 f e e t  t h i c k .  

Interbedded vo lcan ic  ash lens  may extend i n t o  t h e  area, poss ib l y  b u r i e d  
under co l  1 uv i  a1 and o the r  sediments. These vo l can ic  ash uni  t s  sporadi c a l  l y  out- 
crop a t  e leva t ions  between 3,500 and 4,100 f e e t .  'The c loses t  outcrop l i e s  4 
mi 1 es south o f  t he  proposed subdi v is ions .  

Quaternary deposits mantle t h e  T e r t i  a ry  sediments along the E i g h t  M i  l e  Creek 
f l oodp la in  whi ch passes through t h i s  subd iv is ion .  These deposi ts  are moderately 
we1 1- t o  we1 1 - so r ted  stream sediments der ived from t h e  Sapphi r e  Raoge; predominantly 
s i  1 t s ,  sands and gravels.  



Soi 1s 

Soi 1s t h a t  have developed on the Riverview Orchards subd iv i s ion  have been 
classed as Lo lo  cobbly loam and Lo lo  gravel l y  loam by t h e  S o i l  Conservation 
Service (SCS) . 'These s o i  1s have developed i n  Quatenary a1 1 uv i  urn. The upper 18 
inches cons is ts  o f  a g rave l l y  loam. Sand, gravel and cobbles are  genera l ly  found 
below t h i s  depth. One hundred f i f t y - f o u r  ten- foo t  t e s t  holes were dug on the  
subd iv is ion  and v e r i f y  t h i s  descr ip t ion .  One pe rco la t i on  t e s t  was run on each 
l o t .  

A l l  bu t  two o f  t he  pe rco la t i on  rates va r ied  between 2 and 41 minutes per  
inch.  The l o t s  w i t h  pe rco la t i on  ra tes  near 2 minutes pe r  inch d i d  no t  show any 
signs o f  groundwater i n  the  ten  f e e t  deep t e s t  holes. Two of the  pe rco la t i on  
rates were i n  excess o f  what i s  acceptable f o r  the  i n s t a l l a t i o n  o f  a conventional 
s e p t i c  tank and d r a i n f i e l d .  These two l o t s  must be re tes ted  and w i l l  be r e j e c t e d  
if they are found no t  t o  be acceptable. 

Soi 1s t h a t  have developed on the Hidden Val l e y  Ranches property developed 
i n  T e r t i a r y  sediments. The major s o i l s  found on t h i s  proper ty  have been classed 
by the SCS as Rivers ide g r a v e l l y  and cobbly loams, Burn t fo rk  loam, Wemple loam- 
Raval li loam complex, R ivers ide  f i n e  sandy loam and L o l o  g r a v e l l y  loam. Minor 
areas of o the r  s o i l s  a lso  have developed on the property.  

R ivers ide  gravel l y  and cobbly have a g r a v e l l y  sandy loam topsoi  1 w i t h  sand 
and cobbles general ly found below 18 inches. Bu rn t fo rk  loam has a loamy topsoi  1 
w i t h  cobblestone increas ing w i t h  depth. Wempl e f i n e  sandy loam has some vo lcan ic  
ash content a t  g rea te r  depths. These s o i 6  would no t  be used f o r  d r a i n f i e l d  s i t e s  
due t o  slope. R ivers ide  cobbly sand loam has cobbly sandy loam topsoi 1 grading 
t o  1 oose sand and gravel  . The upper 18 inches o f  Lo1 o gravel l y  loam consists of  
a g r a v e l l y  loam grading t o  sand, gravel  and cobbles below. 

Seventy-one s o i l  p r o f i l e  holes have so f a r  been dug on the  property and 
general l y  v e r i  fy the  general s o i  1 descr i  p t ions.  Pl  a s t i  c  c lay  1 enses were found 
i n  several o f  t he  p r o f i l e s .  Seventy-one pe rco la t i on  tes ts  were made a l l  w i t h i n  
the acceptable range. 

Every l o t  i n  Hidden Val ley Ranches has a s u i t a b l e  d r a i n f i e l d  s i t e  and re-  
placement area t h a t  does not  have slopes t h a t  exceed 15 percent. 

Proper placement o f  t he  d r a i n f i e l d s  can be assured s ince Raval li County has 
a s e p t i c  tank permi t  program. The sewage disposal systems would be inspected 
before they were covered and the  permi t approved by the  Raval 1 i County sani  t a r i  an. 

Vegetation 

The 2,500-acre t r a c t  o f  land being reviewed supports a v a r i e t y  o f  vegetat ion.  

The northwestern p a r t  o f  the  property i s  most ly  i r r i g a t e d  farmland, w i t h  
the predominant crop be ing a l f a l f a .  Some of t h e  areas border ing  the  f i e l d s  have 
been taken over by spot ted  knapweed. 



The ti 1 lab1 e l and  i n  the nor theastern p a r t  o f  the  t r a c t  i s  a lso  p r i m a r i l y  
i n  a l f a l f a .  The E igh t  M i l e  Creek drainage and another unnamed creek are a l so  
i n  t h i s  area and the predominant species i n  these bottomlands i s  b lack  cot ton-  
wood. 

Proceeding south ou t  o f  the  creek bottoms t o  h ighe r  ground, the  most domi- 
nant species changes t o  spot ted  knapweed, b l  uebunch wheatgrass and open stands 
of ponderosa pine. 

Along the  southern boundary o f  the  property the predominant species i n -  
c l  ude sagebrush, b l  uebunch wheatgrass, ponderosa p i  ne and i n two streambeds, 
b l  ack cottonwood. 

Development o f  t h i s  land w i l l  a f f e c t  the vegetat ion. Home and road b u i l d i n g  
o f t e n  lead t o  s o i l  compaction, erosion and the  depos i t ing  of  i n f e r t i l e  subsurface 
s o i  1 s  on vegetat ion. Construct ion i n  fo res ted areas normal l y  necessi t a tes  the  
f e l l i n g  o f  t rees.  The p r o t e c t i v e  covenants f o r  the  Hidden Va l ley  Ranches 1 and 
addresses the matter  o f  t r e e  c u t t i n g  by saying: 

Sect ion 7. Timber: No t imber c u t t i n g  s h a l l  be permi t ted  t h a t  m a t e r i a l l y  
reduces the aes the t i c  o r  scenic value f o r  adjacent 
t r a c t s .  Th is  p rov i s ion  i s  n o t  in tended t o  preclude 
c l e a r i n g  o f  a r e s i d e n t i  a1 s i  t e  o r  p rov id ing  access 
thereto.  

The loss  of na tu ra l  h a b i t a t  w i  11 reduce cover and forage fo r  w i l d l i f e .  and 
i n  the  case o f  domestic l i v e s t o c k ,  i t ' s  poss ib le  f o r  over-grazing t o  occur. 

I t  i s  l i k e l y  t h a t  many people w i  11 want t o  have lawns and landscape w i t h  
domestic vegetat ion.  The r e s u l t  w i l l  be a change i n  vegetat ion, b u t  the  change 
i n  some cases may bene f i t  some types o f  w i l d l i f e ,  such as the  p l a n t i n g  o f  t rees 
and shrubs t h a t  w i  11 provide food and cover. 

Aes t h e t i  cs 

A major reason f o r  recent,  unprecedented growth i n  the  B i t t e r r o o t  Val ley un- 
doubtedly l i e s  i n  the  area's  scenic a t t r a c t i o n s .  Located between two ma jes t i c  
mountain ranges, the  v a l l  ey s t re tches o u t  along the  B i  t t e r r o o t  River-- the  1 i f e l i  ne 
f o r  the  v a l l e y ' s  a g r i c u l t u r a l  land base. 

To the west, the  peaks o f  the  B i  t t e r r o o t  Range provide a jagged w a l l  t h a t  
runs the  1 ength o f  the  va l l ey .  A t  the  n o r t h  end o f  the  va l l ey ,  near Florence, 
L o l o  Peak stands a t  9,075 f e e t .  Trapper Peak, a t  t he  south end, stands a t  
10,157 fee t .  To the  east  l i e  the  Sapphire Mountains, w i t h  peaks i n  the  7,000 t o  
8,000- f e e t  range. 

Several years ago, the  B i  t t e r r o o t  Val l e y  was regarded p r i m a r i l y  as an ag r i -  
c u l t u r a l  b e l t .  The land ra i sed  c a t t l e  and sheep, hay and g r a i n  crops and some 
f r u i  t crops. Over the  past  few years, however, r e s i  den t i  a1 development and sub- 
d i v i s i o n  a c t i v i t y  have been c l o s i n g  i n  on the  a g r i c u l t u r a l  land base. 

I n  a 1 e t t e r  t o  the  DHES, the  a t to rney f o r  the owners o f  the minor subd iv is ions  
s a i d  a homeowners ' assoc ia t ion  has been created and p r o t e c t i v e  covenants attached 
t o  the  proper ty  ''to i nsu re  a desi r a b l e  r u r a l  development. " The covenants, whose 
i n i t i a l  term expires i n  f i v e  years, r e s t r i c t s  l o t  s izes  t o  f i v e  acres. They 



f u r t h e r  p r o h i b i t  placement o f  t r a i l e r s  o r  mobile homes on the  property.  While 
power 1 ines i n  Hidden Val ley would be underground, according t o  the  e l e c t r i c  
cooperat ive t h a t  serv ices the area, the  main power l i n e  f o r  Riverview Orchards 
woul d be above ground, w i  t h  underground serv ice  connections. 

There can be no doubt t h a t  development o f  the  Hensler Ranch subdiv is ions 
would s i g n i f i c a n t l y  a l t e r  t h e  landscape. I f  the p roper t i es  are  f u l l y  developed, 
the re  w i  11 be hundreds of homes bu i  1 t i n  an area where one ranch has stood f o r  
years. 

A i r  Q u a l i t y  

Based on the subdiv is ions being reviewed by the Department and the  poss ib le  
subd iv is ion  o f  the  remainder o f  t h e  20-acre l o t s  i n  Hidden Va l ley  Ranches i n t o  
f i ve -ac re  parcels,  t he  A i r  Q u a l i t y  Bureau (AQB) , DHES, has pro jec ted t h a t  dust  
from unsurfaced d i r t  roads w i  11 v i o l a t e  federa l  pr imary and secondary standards 
f o r  t o t a l  suspended p a r t i  cu l  a t e  (TSP) . 

The federal pr imary standard i s  75 m i  crograms/cubi c meter (u/m3) annual geo- 
m e t r i c  mean and the secondary standard i s  60 u/m3. 

According t o  conservat ive f i gu res  used by the AQB, i f  t h e  roads remain un- 
sur faced and dust  i s  n o t  suppressed, a t  f u l l  development the  average emission 
dens i ty  w i l l  be, a t  a minimum, 281 tons/square mi le/year (T/sq. mi ./Y) , and the 
maximum w i l l  be 484 Tjsq. m i  . /Y.  The federa l  primary standard of 75 u/m3 equates 
t o  about 200 T/sq. m i .  /Y .  Thus, there  w i  11 be v i o l a t i o n s .  

The AQB suggests the  f o l l o w i n g  ways t o  m i  t i g a t e  a n t i c i p a t e d  v i o l a t i o n s  of 
TSP: 

1. Pave the  roads w i t h  asphal t  o r  concrete. 

2. Water the  roads. 

3. O i l  the  roads. 

4. Use chemical dust  suppressants on the roads. 

5. Reduce the speed o f  vehic les on the  roads. 

6. Reduce the  number o f  vehic les t r a v e l i n g  on t h e  roads. 

7. Locate unpaved roads as near as poss ib le  t o  paved roads. 

The DHES w i  11 requ i re  t h a t  dus t  suppression measllres be used t o  con t ro l  road 
dust  by admin i s t ra t i ve  order  pursuant t o  ARM 16-2.14 (1)-51440. 

Since the  DHES d i d  no t  rece ive  p r o t e c t i v e  covenants f o r  Riverview Orchards 
o r  the  t r a c t s  outs ide  o f  Hidden Val l e y  Ranches, i t  i s  not  known i f  there  are  any 
plans o r  requirements f o r  road maintenance o r  sur fac ing .  The covenants f o r  t he  



subdiv is ions i n  Hidden Val l e y  Ranches say t h i s  about road maintenance: 

Sect ion 5. Road Maintenance Charges- I n  add i t i on  t o  o the r  assessments 
provided f o r  herein, the Associat ion s h a l l  l evy  a spec ia l  assessment each year  
for  the  purpose of paying f o r  road maintenance charges a t  t h e i r  actual costs. 
This assessment s h a l l  be l e v i e d  a t  a uniform r a t e  f o r  a l l  t r a c t s  ad jo in ing  the 
non-dedi cated road easements. 

I n  a- March 18, 1978, l e t t e r  t o  the DHES, Dennis Lind, at torney f o r  Hidden 
Val ley Ranches said:  

The homeowner's associ a t i o n  i s  responsible f o r  road maintenance, which may 
inc lude  dust  o i l i n g  t o  i nsu re  a i r  q u a l i t y ,  and has a u t h o r i t y  t o  impose assessments 
f o r  the purpose o f  prov id ing adequate services t o  i nsu re  the heal th,  safety and 
we1 f a r e  o f  the  residents. .  . 
Unique, Endangered, Fragi l e  o r  L im i ted  Environmental Resources 

The development o f  the former ranch w i l l  change the  aesthet ics o f  
the  area and t o  a great  degree the na t i ve  vegetat ion. The r u r a l  s e t t i n g  
w i l l  become more suburban i n  appearance and much o f  the n a t i v e  vegetat ion 
w i  11 be e i t h e r  e l im ina ted  o r  replaced by domes t i c  p l a n t  v a r i e t i e s .  

The e l im ina t ion  o f  l a r g e  areas of na t i ve  vegetat ion w i  11 probably 
af fect  the ranging pat terns o f  w h i t e t a i l  deer and many of t h e  smal ler  
game and non-game animals and b i rds .  

There are no known endangered species i n  the area. 

Demands on Environmental Resources o f  Land, Water, A i r  and Energy 

The proposed developments would create demands on land, and possib ly 
on a i r  and water resources. Subdiv is ion o f  the  land would permanently a l t e r  
the  landscape. I f  roads are no t  proper ly  maintained and land i s  f u r t h e r  sub- 
d iv ided i n t o  one-acre l o t s ,  both a i r  and water resources would be se r ious ly  
a f fec ted.  However, s ince p o t e n t i a l  problems w i t h  a i r  and water have been 
iden t i f i ed ,  i t  i s  poss ib le  t o  avoid such problems. 

The amount o f  energy used by homeowners i n  the  subdiv is ions w i l l  not, 
by i tse l f . ,  a f f e c t  the t o t a l  amount o f  energy ava i lab le  t o  the  region o r  
s ta te .  However, energy may ,i n the near future ,become appreci ably more 
expensive. 'This i s  p a r t i c u l a r l y  t r u e  f o r  petroleum-based fuels, such as 
gasoline, heat ing  o i  1 and propane. 

H is  t o r i  cal  and Archaeologi c a l  S i  tes 

Three s t a t e  h i s t o r i c  s i t e s  are s i  tuated near the proposed subdiv is ions ; 
none l i e s  on the property. 

An o l d  mining d i s t r i c t  -- the E igh t  M i l e  D i s t r i c t  -- l i e s  east  of 
Florence i n  the Lo lo  Nat ional  Forest. The d i s t r i c t  marks the s i t e  of 
several r i c h  p lacer  mines , i n c l u d i n g  the White Cloud and the Cleveland, 
which were i n  product ion from 1866 t o  1910. 



Two e a r l y  homesteads are a lso  located i n  the  Florence area. A house, 
barn and two sheds of hand-hewn logs a re  a1 1 t h a t  remain of t he  Mayhew Home- 
stead, an e a r l y  d ry - land wheat farm homesteaded around the t u r n  o f  t h e  century. 
I t ' s  unique, two-story "sal tbox"  s t y l e  i s  s a i d  t o  have been the  f i n e s t  house 
i n  the  area. The homestead i s  f i v e  mi l e s  nor theast  of Florence on Woodchuck 
Creek. 

The Wagner Homestead, j u s t  a ~ n i  1 e n o r t h  o f  Florence , cons is ts  o f  s i x  l o g  
s t ruc tu res  b u i l t  by th ree bro thers  who emigrated from Germany between 1867 and 
1875. These bu i  1 dings are  d i s t i ngu ished  by the i  r German craftsmanship. One 
o f  t he  s t ruc tu res  has been g iven t o  the  S tevensv i l l e  H i s t o r i c a l  Society and 
moved t o  t h e  F o r t  Owen S ta te  Monument. 

Dee Taylor,  anthropology professor a t  t he  Un ive rs i t y  o f  Montana, repor ts  
there  i s  one archaeological  s i t e  i n  the  area; however, i t  does n o t  l i e  on 
the  property proposed fo r  development. Tay lo r  s a i d  a general l ack  o f  o the r  
data f o r  t h i s  area "probably r e f l e c t s  the  fac t  t h a t  a c u l t u r a l  resources 
inventory  has never been done there. " 

"Cer ta in ly  the p o t e n t i  a1 impact on h i s t o r i  ca1 and archaeological  s i t e s  
i s  no t  minor," he added, " r a t h e r  i t  i s  unknown a t  present."  

Tayl o r  recommended a c u l  t u r a l  resources inventory  o f  the  proposed 
development be conducted " p r i o r  t o  modi fi c a t i o n  o f  1 and surfaces. " Such 
an inventory  would be l e f t  t o  the  d i s c r e t i o n  of t he  developers. 



HUMAN ENV I RONMENT 

Soci a1 and C u l t u r a l  Characteri  s ti cs 

Florence i s  a you th fu l  and r u r a l  communi ty. According t o  a survey1 conduc- 
ted  f o r  the  DHES by Raymond L. Gold, d i r e c t o r  of the Un ive rs i t y  o f  Montana I n s t i -  
t u t e  Tor Socia l  Research, the average age of the  area's res idents i s  26. The 
populat ion i s  a lso  young i n  terms of length of residence: More than h a l f  the 
residents have l i v e d  i n  the  area f o r  f i v e  years o r  l ess .  

Survey r e s u l t s  i n d i c a t e  t h a t  young fami l i es  have chosen t o  s e t t l e  i n  
Florence f o r  a reason, and the reason i s  the  area's r u r a l  character.  A c l e a r  
ma jo r i t y  (76 percent) o f  those surveyed s a i d  they moved t o  t h e  area p r i m a r i l y  
because o f  i t s  r u r a l  character.  Furthermore, 71 percent o f  the respondents s a i d  
t h e i r  continued residence i n  the Florence area hinges on the maintenance of t h a t  
r u r a l  character.  (For ty  percent s a i d  they would consider moving from the  area 
if an an t i c ipa ted  200 t o  300 fami 1 i e s  were t o  move i n  as p a r t  of the  proposed 
Hensler Ranch development w i t h i n  the next  f i v e  years .) 

Because of t h e i  r preference f o r  a r u r a l  envi ronment , Florence area r e s i  - 
dents are h i g h l y  sensi ti ve t o  growth pat terns i n  t h e i r  communi ty . Though r e s i -  
dents do no t  advocate a "no growth" p o l i c y ,  they are deeply concerned about the 
k i n d  and the r a t e  of growth i n  t h e i r  community. According t o  the  survey, the  
res idents  are near ly  unanimous @1 percent) i n  t h e i r  op in ion t h a t  r a p i d  growth i s  
n o t  good and should no t  be encouraged. On the o ther  hand, 88 percent be l i eve  
some growth i s  acceptable as long as i t  proceeds s lowly  and order ly .  

The same general opinions are r e f l e c t e d  i n  the residents ' s p e c i f i c  a t t i t u d e s  
toward the  proposed Hensler Ranch subd iv is ion .  Only 10 percent are uncondi t i o n -  
a1 l y  opposed t o  the subdiv is ion.  However, a m a j o r i t y  (59 percent) say the de- 
velopment i s  unacceptable as proposed. Most agree t h a t  various modi f ica t ions  
would make the  p r o j e c t  acceptable. Among the modi f ica t ions  they favor,  i n  vary- 
i n g  degrees, are: a smal ler  development; a slower r a t e  o f  development; r e l i e f  
from an t i c ipa ted  increases i n  the  costs o f  s o c i a l  services ; assurance of the 
q u a l i t y  of housing and o v e r a l l  development; enforcement of a 10-acre minimum on 
l o t  s ize,  and some k i n d  o f  assurance t h a t  the  subd iv is ion  would not  have a neg- 
a t i v e  impact on t h e i r  q u a l i t y  o f  l i f e .  

To summarize the o v e r a l l  reac t ion  o f  the  residents t o  the proposed subdi v i -  
sion, a small m i n o r i t y  we1 come i t, compared w i t h  the  m a j o r i t y  of respondents, 
who view i t  as a t h r e a t  t o  t h e i r  way o f  l i f e .  I t  should be noted t h a t  res idents 
do no t  view the subd iv is ion  as an i s o l a t e d  development t h a t  w i l l  single-handedly 
change t h e i r  way o f  l i f e .  Rather, they view i t  as p a r t  of a t rend  toward r a p i d  
and unplanned growth i n  t h e i r  area and an erosion o f  the  r u r a l  character of 
t h e i r  community. I n  h i s  survey summary, Gold s ta tes  the i r o n y  o f  t h i s  trend: 
"If e x i s t i n g  pat terns o f  development continue unabated, the  principal a t t r a c t i o n  
of the ~ l o r e n c e  area w i l l  be displaced by a d i f f e r e n t ,  more urbanized way o f  
l i f e . "  

l ~ h e  "Survey of Ant ic ipa ted Soci a1 Impacts o f  the Development of the Hensler and 
Associated Propert ies' '  was conducted i n  l a t e  Apr i  1 and May o f  1978. Results and 
a summary of the  survey were submitted t o  the DHES June 2, 1978. The I n s t i t u t e  
% r  Soci a1 Research, Uni ve rs i  t y  o f  Montana, u t i  1 i zed a probabi 1 i t y  ( o r  random) 
sampling method i n  conducting the survey, which represents about 10 percent of 
the households i n  the study area. 



Another communi t y  c h a r a c t e r i s t i  c t h a t  i s  changing, according t o  a t  l e a s t  
one n a t i v e  o f  the B i  t t e r r o o t  Val ley, i s  a sense o f  c i v i c  o r  community invo lve-  
ment. Bob Krout, who serves as a volunteer on both t h e  Florence "quick response 
(medi ca l  ) uni t" and the Florence f i  r e  department, says one charac ter i  s ti c i s  
common among new residents, and t h a t  i s  an unwi l l ingness t o  become invo lved i n  
comnuni ty a c t i v i t i e s .  "Most new residents work i n  Missoula and l i v e  here t o  ge t  
away from the  hassle," he s a i d  recen t l y  i n  a phone conversation. "They don ' t  
want t o  become invo lved i n  the comuni  ty. They j u s t  want t o  be 1 e f t  alone. " 

D i s t r i b u t i o n  and Density of Populat ion and Housing 

Florence i s  a r u r a l  communi ty w i t h  an estimated popu la t ion  o f  2,300. 
According t o  t h e  Gold survey, i t s  res idents are young and they ' re  there  by choice. 
As mentioned e a r l i e r ,  the m a j o r i t y  o f  res idents are employed outs ide the community. 

About 28 percent o f  the  populat ion are c h i l d r e n  between the ages of 1 and 5; 
10 percent f a l l  between the ages o f  6 and 18; 54 percent are between 19 and 49 
years o ld,  and 8 percent are  50 years o r  o lder .  A1 though Florence consists 
l a r g e l y  of younger fami l i e s ,  i t  has some a t t r a c t i o n  as a re t i rement  community 
also. More than h a l f  o f  the  people i n  the  o l d e r  age category have l i v e d  i n  the  
area less than f i v e  years. 

The people o f  Florence describe t h e i r  community as r u r a l .  Out ly ing  ranches 
and small farms do t  the  area surrounding Florence, along w i t h  c lus te rs  of s ing le-  
family residences and l o t s .  The populat ion o f  Florence i t s e l f  i s  concentrated 
j u s t  west of the post o f f i c e  on Highway 93 and adjacent t o  t h e  Florence-Carl ton  
School . Recent development has produced scat tered l o t s  and subdiv is ions o f  var- 
ious s izes  , which are becoming more and more ev ident  throughout t h i s  p o r t i o n  of 
the  B i  t t e r r o o t  Val 1 ey . 

Po ten t ia l  impacts o f  the  Hensler Ranch development are based on an est imate 
o f  between 200 and 300 fami l i e s  moving i n t o  the area over the  next  f ive: years. 
(This i s  the est imate used i n  the  Gold survey.) As of 1975, the  mean s i z e  of a 
Montana household was 2.93.2 Using t h i s  s t a t i s t i c ,  the  proposed subdiv is ions 
would r a i s e  the populat ion o f  Florence by anywhere from 25 t o  40 percent w i t h i n  
f i v e  years. (The s t a t i s t i c  could be cons.ervative f o r  t h i s  communi ty s ince F lo r -  
ence i s  i nhab i ted  l a r g e l y  by younger people o f  a ch i  ld-bear ing age.) If the  
proposed subdiv is ions should become f u l l y  developed, there  would be hundreds of 
fami l ies l i v i n g  i n  a area t h a t  was once one ranch. A populat ion increase of 
t h i s  magnitude i s  bound t o  a1 t e r  the  way o f  l i f e  i n  a community tha t ,  up u n t i  1 
recent ly ,  has funct ioned on a f i rs t -name basis.  

Quan t i t y  and D i s t r i b u t i o n  o f  Employment and Income 

Farming, ranching, small b ~ ~ s i n e s s  and t h e  f o r e s t  products i ndus t ry  account 
f o r  most o f  the  employment i n  the Florence area, according t o  the  Go1 d survey. 

2 ~ . ~ .  Bureau of the  Census, Current Populat ion Reports, Series P-60, No. 108, 
"Household Money Income i n  1975, by Housing, Tenure and Residence, f o r  the 
Uni ted  States, Regions , Div is ions , and States (Spring 1976 Survey of Income 
and Education)," U.S. Government P r i n t i n g  Of f i ce ,  Washington, D.C., 1977. 



The m a j o r i t y  o f  res idents,  however, are employed outs ide  the area. Many F lo r -  
ence res idents work 20 m i  les  up the  road i n  Missoula, and most o f  the  people 
surveyed s a i d  t h e i r  cont inued residence i n  Florence i s  no t  dependent on r u r a l  
employment o p p o r t ~ ~ n i t i e s .  I n  short ,  en~ployment i s  no t  among the  a t t r a c t i o n s  
t h a t  draw people t o  the  Florence area. However, t h e  a b i l i t y  o f  Florence r e s i -  
dents t o  combine a r u r a l  l i f e s t y l e  w i t h  a steady j o b  outs ide  the  cornmunity 
does appear t o  be a drawing card f o r  t he  area. 

Nearly a l l  (86 percent) o f  t he  households covered by the survey have a t  
l e a s t  one person s a l a r i e d  o r  self-employed. For ty  percent  have two persons 
s a l a r i e d  o r  self-employed. 

Average annual f am i l y  income i n  the Florence area i s  $17,516, according 
t o  the  survey. Twenty percent o f  those surveyed have annual f am i l y  income of 
less  than $10,000. The annual f a m i l y  incomes o f  36 percent f a l l  between $10,000 
and $17,000; 37 percent f a l l  between $17,000 and $35,000, and 7 percent exceed 
$35,000. 

The 1 argest  j o b  category among those surveyed i s  t h e  c l e r i c a l / t e c h n i  ca l  
f i e l d .  The second l a r g e s t  category i s  s k i 1  l e d  manual. Other categories, i n  
descending order, are: admin is t ra tors  , small  business owners and semi -profes- 
s i  onals ; semi - s k i  11 ed; medi urn-si zed business owners and unski 11 ed workers. 

The survey concludes t h a t  income l e v e l s  and d i v e r s i t y  of employment are 
g rea te r  i n  the  Florence area than they are i n  comparable, r u r a l  Montana communi- 
t i e s .  Gold a t t r i b u t e s  t h i s  d i s p a r i t y  t o  the  area's  proximi  ty t o  Missoula and 
t o  the  number o f  res idents working outs ide  the  area i n  which they l i v e .  

Because jobs are  scarce i n  Florence, i t  i s  a n t i c i p a t e d  t h a t  new residents 
would be forced t o  seek employment ou ts ide  the  area. For  t h a t  reason, i t  i s  
1 i k e l y  the  proposed development would a t  l e a s t  i n i t i a l l y  be a bedroom comuni  ty 
f o r  Missoula. Demands f o r  more convenient l o c a l  serv ices would probably c reate  
more employment opportuni t i e s  i n  the  Florence area. Even though there  i s  a gen- 
e r a l  apprehension among area res idents t h a t  the j ob  s i t u a t i o n  would become a 
problem if there  were a sudden and subs tan t ia l  i n f l u x  of people i n t o  t h e  area, 
the  Gold survey shows t h a t  60 percent  o f  the respondents feel the  proposed 
development would have l i t t l e  o r  no impact on t h e i r  incollie and/or employment. 

Taxes 

I t  i s  no t  poss ib le  t o  accura te ly  p r e d i c t  t ax  revenues w i t h  any degree of 
c e r t a i n t y  s ince no one knows what the  ma'rket value o f  the  l o t s  w i l l  be u n t i l  
they are sold; no r  i s  i t  poss ib le  t o  p r e d i c t  what f u t u r e  m i l l  l ev ies  w i l l  be. 
Yet i t  i s  poss ib le  t o  make some assurr~ptions and discuss poss ib le  s i t u a t i o n s  t h a t  
mi gh t occur regard i  ng 1 ocal t ax  revenues. 

According t o  t h e  R a v a l l i  County Appraisal O f f i ce ,  a g r i c u l t u r a l  land i s  
taxed much less than suburban t r a c t s .  'This i s  t r u e  throughout the s ta te .  Con- 
sequently, when a parcel  o f  a g r i c u l t u r a l  l a n d  i s  subdivided and sold,  t h e  t a x  
i ncome increases appreci ably. Most subdi v i  ded proper t ies  eventual l y  have homes 
and associated bu i l d ings  b u i l t ,  thus no t  on ly  i s  l o c a l  government able t o  t a x  
the l and  b u t  i t  a lso  taxes t h e  bu i l d ings .  



The taxes on homes are i n  propor t ion  t o  the value of each home. Thus, the 
taxes on a $20,000 home w i l l  be less  than the taxes on an $80,000 home. 

The l o t s  and eventual homes i n  the  Hensler subdiv is ions w i l l  generate appre- 
c i a b l y  more taxes than those der ived from the a g r i c u l t u r a l  land. However, the 
subdiv is ions w i l l  generate c e r t a i n  costs--such as more pupi 1s f o r  l o c a l  schools, 
expanded fi r e  pro tec t ion ,  poss ib ly  an increase i n  1 aw enforcement, road irnprove- 
rnents, e tc .  --which were no t  associated w i t h  the  a g r i c u l t u r a l  1 and and w i l l  have 
t o  be pa id  through taxes. 

The problem o f  new t a x  revenues vs. increased l o c a l  services, then, reduces 
t o  the quest ion o f  whether the increase i n  revenues w i l l  cover the costs o f  the 
i ncreased se rv i  ces . 

Taxes on subdivided land vary according t o  the dwell  ings on the property. 
The 20-acre t r a c t s  i n  Hidden Val l e y  Ranches have r e s t r i c t i v e  covenants t h a t  pro- 
h i b i  t mobile homes and t r a i l e r s  and spec i f y  t h a t  homes must e i t h e r  be no smal l e r  
than 900 square f e e t  f o r  a one-story home o r  no smal ler  than 700 square f e e t  
for  the  ground f l o o r  o f  a two-story home. Considering cu r ren t  const ruc t ion  costs, 
homes bu i  1 t according t o  minimum spec i f i ca t ions  should cost  from about $35,000 
t o  $40,000. 

Since the DHES d i d  no t  receive p r o t e c t i v e  covenants fo r  the  occasional 
sales outs ide of Hidden Val l e y  Ranches o r  Riverview Orchards, i t appears there  
are few i f  any r e s t r i c t i o n s  on the type o f  dwel l ings o r  associated bu i ld ings.  

I f  mobile homes are placed on l o t s  the  amount o f  tax  income i s  normally 
1 ess than permanently constructed homes, due t o  the  value o f  the  mobi l e  homes. 
An average s ized mobile home (14' x 66 ' )  s e l l s  f o r  between $12,000 and $20,000. 
Add i t i ona l l y ,  i f  the mobile home i s  not  on a permanent foundation i t  i s  taxed 
as personal property and depreciates each year, thus gradual ly  lower ing the 
taxes the owner pays on the  t r a i l e r  home. 

Hypothet ica l ly ,  i f  each o f  the 154 l o t s  i n  R i  verview Orchards had a mobi le 
home on i t ,  and none o f  them were on permanent foundations, the  t o t a l  t ax  reve- 
nues would decrease year l y .  Conversely, i f  each l o t  has a permanently construc- 
ted  home on i t, the tax  income, over a per iod  o f  time, would 1 i k e l y  increase. 

Thus, the types o f  developments which occur on the former Hensler Ranch 
property and i n  the  area adjacent t o  the  property w i l l  be determining factors 
i n  the  amount of t a x  income a v a i l a b l e  t o  pay f o r  l o c a l  taxes. 

I f  growth i s  we1 1 planned and spread over a long per iod o f  time, tax  income 
(depending on the type of development) should be able t o  keep pace w i t h  t h e  i n -  
creased need for  l o c a l  serv ices.  However, i f  a community experiences h igh den- 
s i  ty ,  r a p i d  development, and i t ' s  the type t h a t  generates the 1 east amount. of 
tax  revenues, then community services such as schools, law enforcement, f i r e  
p ro tec t ion  and so on, s u f f e r  the  consequences o f  being unable t o  f i n a n c i a l l y  
meet the  bludgeoning demand. 



I n  terms o f  t he  Hensler Subdiv is ions,  both extreme p o s s i b i l i t i e s  e x i s t .  
I t ' s  poss ib le  t o  have rap id ,  dense development w i t h  an extremely low tax  base 
o r  g radua l ly  planned development w i t h  the h ighest  poss ib le  amount of t ax  i n -  
come. The t h i  r d  poss ib i  1 i t y  would be a middle ground somewhere i n  between. 
The c o n t r o l l i n g  f a c t o r  i n  a l l  t h ree  p o s s i b i l i t i e s  r e s t s  w i t h  l o c a l  c i t i z e n s  and 
o f f i c i a l s  and how they p l a n  the development o f  the  area. 

Demands on Government Services 

The Department has received numerolrs 1 e t t e r s  from Florence area res idents  
who are concerned about the  po ten t i  a1 impacts o f  the  proposed subd iv is ions  on 
t h e i r  community. Most of t he  l e t t e r s  address the impacts o f  the  development 
on var ious s o c i a l  and government serv ices and the a n t i c i p a t e d  r i s e  i n  taxes t o  
cover these impacts. Schools emerge as the  single-most important  area of con- 
cern. 

Many res idents  have expressed concern, e i t h e r  i n  t h e i r  l e t t e r s  o r  through 
t h e i r  responses t o  the Gold survey, t h a t  school f a c i l i t i e s  are already over- 
crowded and underfunded. Many a l s o  f e a r  an increase i n  school taxes w i l l  i n -  
e v i t a b l y  fo l low an increase i n  student  enrol lment.  

One o f  the e a r l i e s t  c r i t i c s  o f  the  development was Dr. W i l l i am W i l  l av i ze ,  
superintendent o f  t he  Florence-Carl t on  (elementary and secondary) Schools. 

I n  a r e p o r t  t o  the  Department, D r .  W i l l a v i z e  s a i d  development o f  the  Hensler 
Ranch subdiv is ions has the p o t e n t i a l  o f  doubl ing the  Florence-Carl ton School pop- 
u l a t i o n  w i t h i n  a " r e l a t i v e l y  s h o r t  t ime." (Dr. W i l l a v i z e  based h i s  r e p o r t  on a 
p ro jec ted  f igure  o f  1.7 students per  household--a f i g u r e  he obta ined from the 
R a v a l l i  County Planning o f f i c e .  I n  a l e t t e r  t o  t h e  Department, Planning Board 
Chai rman Ear le  Wright chal lenged t h i s  f i gu re .  According t o  h i s  own ca lcu la t i ons  , 
based on tax-paying homesi tes , Wright came up w i t h  a f i g u r e  of .5 ch i  l d r e n  per  
home. Dr. W'i 11 av ize came i n  1 a t e r  w i t h  y e t  another f i g u r e  o f  1.6 school-age 
c h i l d r e n  per  household based on s t a t i s t i c s  he obta ined from an e x i s t i n g  sub- 
d i v i s i o n  about two mi l e s  n o r t h  o f  Florence. ) 

I n  September o f  1977, the  voters o f  the school d i s t r i c t  passed a h i g h  school 
and elementary bond issue f o r  const ruc t ion  o f  a d d i t i o n a l  space t o  provide c lass-  
rooms f o r  the next  f i v e  t o  e i g h t  years. I n  h i s  repor t ,  Dr. W i l l a v i z e  s ta ted:  
"With the  knowledge we now have o f  major and minor subd iv is ions  planned i n  the 
D i s t r i c t ,  we feel t h a t  the  a d d i t i o n a l  space may be near capaci ty when opened." 

D r .  W i l l a v i z e  added t h a t  the  school p resent ly  has an inadequate bonding 
capaci ty  f o r  the  a n t i c i p a t e d  i n f l u x  o f  students. "While i t  i s  t r u e  t h a t  addi- 
t i onal homes w i  1 1 b r i n g  i n  a d d i t i o n a l  bonding capaci ty and taxab le  va l  u a t i  on, 
i t  i s  a l so  t r u e  t h a t  t h i s '  increase w i l l  n o t  cover the  cos t  o f  school f a c i l i t i e s  
f o r  the  students t h e  houses w i l l  br ing," he said. 

"Without adequate f i n a n c i a l  resources , I '  he added, " i t  i s  apparent t h a t  
doub le -sh i f t i ng  w i  11 occur and t h a t  a l l  students w i  11 have a reduced q u a l i t y  
o f  education. " 

Dr. W i  11 av ize recommended t h a t  no more than 20 homes be constructed each 



year  on the ranch, and t h a t  i f  the number exceeds 20, " the  developers s h a l l  pro- 
v ide  f i n a n c i a l  assistance t o  the D i s t r i c t  i n  the form of cash payment o r  land 
fo r  school construct ion.  " 

L i k e  the o the r  res idents o f  the  area, Dr .  W i  l l a v i z e  s a i d  he i s  not  opposed 
t o  growth, b u t  he i s  opposed t o  unplanned, haphazard growth. H is  major concern 
i s  t h a t  the school i s  no t  adequately funded t o  provide classroom space and op- 
e r a t i o n a l  monies f o r  the  ch i l d ren  i t  i s  serv ing.  "We are  n o t  anti-development," 
he said. "We are pro-chi ldren."  

Another school t h a t  stands t o  be impacted by the  development i s  the  Lone 
Rock School i n  Stevensv i l le .  The school c u r r e n t l y  serves 170 students i n  grades 
k indergarten through e igh t ,  and according t o  school board chai rman J i m  Kaiser, 
has a capacity o f  200. "The school faces the r e a l i t y  o f  normal growth and w i  t h  
t h i s ,  t he  need t o  bu i ld , "  Kaiser  s a i d  i n  a l e t t e r  t o  the  Department. "We do 
n o t  expect the  (Hensler Ranch) development w i  11 be stopped, b u t  we f e e l  there 
i s  a need f o r  a slowdown, ca re fu l  planning and some form o f  impact a id.  " 

The Department a l so  received a l e t t e r  from Carl  Iyart in, ch ie f  of the  a1 l- 
vol unteer Florence Fi  r e  Department. Mart in be1 ieves the f i r e  department w i l l  be 
able t o  serve the proposed major subdi vision--Ri verv i  ew Orchards--because i t 
1 i e s  near a good road. However, he s a i d  h i s  crew would no t  be ab le  t o  ge t  t h e i r  
t rucks i n t o  the minor subdiv is ions dur ing the  w in te r  months because the roads 
would n o t  be maintained by the county. He a l s o  pointed o u t  t h a t  no water supply 
w o ~ ~ l d  be ava i lab le  t o  the t rucks  w i t h i n  the subdiv is ions.  He s a i d  t h a t  approval 
of a l l  the  subdiv is ions would have a major impact on the f i r e  department's budget 
and t h a t  the department would need another bui  1 d ing u n i t  t o  serve the area. 

Minor subdiv is ions a lso  l i e  i n  the Three M i l e  F i r e  Company d i s t r i c t  near 
Stevensvi 11 e, accordi ng t o  Dave Brandon, secretary- t reasurer  of the  company. 
I n  a l e t t e r  t o  the DHES, Brandon s a i d  there i s  n o t  a s u i t a b l e  water supply near 
the subdiv is ions f o r  use by h i s  crew. He suggested a we1 1 o r  o t h e r  s u i t a b l e  
supply of water be made a v a i l a b l e  by the developers. He a lso  s a i d  purchasers 
of property i n  t h i s  area should be informed about which f i r e  d i s t r i c t  they re-  
s i d e  in ,  how and where t o  r e p o r t  f i r e s  and what k i n d  o f  response t ime t o  expect. 
(Brandon s a i d  response time o f  the Three M i l e  Company exceeds 30 minutes.) 

I n  response t o  the  department's PER, Dennis Lind, at torney f o r  several of 
the developers and cu r ren t  property owners s a i d  "a buyers informat ion statement" 
i s  required on a l l  parcels i n d i c a t i n g  f i r e  response time. He added t h a t  i n d i -  
v idua l  owners have ind ica ted  a w i l l i ngness  t o  a1 low f i r e  t ruck  hookups t o  p r i -  
vate we l ls .  

Brandon closed h i s  l e t t e r  by s t a t i n g  the  impact of the  development would 
be "devastat ing" t o  h i s  budget. He added: "Furthermore, i f t h i s  development , 
and the many others proposed i n  our d i s t r i c t ,  rea l i zes  i t s  f u l l  po ten t ia l  f o r  
growth, i t  w i  11 necessi tate add i t i ona l  f i r e  t rucks,  companies and expansion of 
the  a1 1-volunteer f i r e  f i g h t e r  fo rce  i n  t h i s  d i s t r i c t . "  

According t o  Raval li County S h e r i f f  Dale Dye, there are c u r r e n t l y  two 
o f f icers  assigned t o  handle law enforcement problems i n  the  Florence area. A 
t h i  r d  o f f i  cer  roves throughout the  county and works occasional ly  i n Florence. 



Sheri f f  Dye s a i d  t h a t  populat ion growth general ly  tends t o  increase pres- 
sure on the p u b l i c  serv ices system and t h a t  he wouldn' t  have t roub le  f ind ing 
work f o r  any add i t i ona l  o f f i c e r s .  He added, however, t h a t  " the  present s ta f f  
i s  adequate f o r  handl ing the  major problems t h a t  are brought t o  the  a t t e n t i o n  
o f  my department." He s a i d  any add i t i ona l  manpower would be used f o r  p a t r o l  and 
i n v e s t i g a t i v e  work. 

I t  i s  the  s h e r i f f  ' s  op in ion t h a t  subdiv is ions create law enforcement prob- 
lems when buyers over-extend themsel ves f i n a n c i a l l y .  Cer ta in  terms a t t r a c t  
people who can ' t r e a l l y  a f f o r d  t h e  p r i c e  o f  buying and mainta in ing a residence, 
according t o  Dye. He describes the resul  ti ng problems as "inadequate fences, 
lack o f  proper cont ro l  o f  l i ves tock ,  dogs and k ids ,  mari t a l  problems, t h e f t  
problems, e tc .  " 

For a discussion o f  impacts on area roads and t r a f f i c ,  see sec t ion  on Trans- 
p o r t a t i  on Networks and T r a f f i c  Flows. 

Human Heal th 

L i k e  most r u r a l  communi t i e s ,  Florence depends, t o  a 1 arge extent,  on l o c a l  
volunteers t o  provide needed human serv ices,  such as f i r e  p ro tec t ion  and emergency 
medical aid. 

A 12-member team makes up Florence's "quick response (medical) u n i t .  " The 
team, the on ly  one of i t s  k i n d  i n  Ravall i County, serves t h e  nor thern  end of the  
county, covering roughly the  same j u r i s d i c t i o n  as the  f i r e  department (about 107 
square m i  1 es) . 

Members o f  the  team have been t r a i n e d  as emergency medical technicians. 
The i r  job i s  t o  lend f i r s t  a i d  and s t a b i l i z e  the v i c t i m  u n t i l  an ambulance o r  
o ther  professional  he lp  a r r i ves .  According t o  one merr~ber o f  t h e  team, Bob Krout, 
who a lso  serves the volunteer f i r e  department, the quick response u n i t  has re- 
sponded t o  32 c a l l s  s ince December 1977, when team members completed t h e i r  t r a i n -  
ing .  

Krout repor ts  t h a t  outs ide o f  one physic ian i n  Stevensvi 1 l e ,  area residents 
r e l y  on Missoula and Hami 1 ton f o r  medical serv ices , personnel and faci 1 i t i e s .  
Residents of the  northern end o f  the  county general ly  t r a v e l  t o  Missoula f o r  
these services, and residents 1 i v i n g  i n  t h e  southern p o r t i o n  o f  the  county t rav-  
e l  t o  Hamilton, which has a hosp i ta l .  

Krout s a i d  there  i s  one ambulance i n  Stevensvi l  l e y  which i s  operated through 
t h e  sher i f f ' s  o f f i ce  i n  Hamilton. The ambulance i s  operated by volunteers on an 
on-cal l  basis. He added, however, t h a t  the  Missoula ambulance serv ice  i s  used 
more of ten i n  Raval li County than the Stevensvi l l e  arnbul ance. 

I t  i s  Krout 's  opin ion t h a t  development o f  the  Hensler Ranch subdiv is ions 
would impose a s i g n i f i c a n t  hardship on the quick response uni t, as w e l l  as on 
o the r  soc ia l  and human serv ices.  He bel ieves the development could t r i p l e  the  
s i z e  o f  the Florence communi ty i f the property i s  f u l l y  developed. A1 though 
i t  i s  an t i c ipa ted  t h a t  most o f  the new residents would use Missoula medical 
serv ices,  there would s t i l l  be an increased need f o r  the k i n d  o f  emergency a i d  
provided by t h e  quick response u n i t .  



Another human heal t h  considerat ion i s  proper so l  i d  waste d isposal .  Cur- 
ren t l y ,  there  are two approved s o l i d  waste d isposal  s i t e s  i n  Rava l l i  County. 
The disposal s i t e  a t  Darby i s  operated by the  Darby Refuse Disposal D i s t r i c t  
and i s  fo r  use almost exc lus i ve l y  by Darby area res idents .  'The o ther  s i t e ,  
a t  V ic tor ,  i s  p r i v a t e l y  owned and operated by Charles Mann. During the  comment 
p e r i o d  on the PER, Mann sa id  t h e  l a n d f i l l  ..." can e a s i l y  take care of t h i s  sub- 
d i v i s i o n  and a hundred more 1 i ke i t w i  t h  no adverse ef fect .  " 

Depending on how f a s t  the  subd iv is ions  would be developed, the  DHES' S o l i d  
Waste Bureau be l ieves  the  development would have a d e f i n i t e  impact on the  s o l i d  
waste system i n  the area. Unless a new l a n d f i  11 s i t e  i s  developed, i t  i s  e s t i -  
mated t h a t  s o l  i d  waste generated by t h e  development would s i g n i  f i  c a n t l y  shor ten 
the 1 i fe of  t h e  V i c t o r  1 and f i  11. 

L a n d f i l l  l o c a t i o n  i s  a d i f f i c u l t  problem i n  the B i  t t e r r o o t  Val ley ,  accord- 
i n g  t o  the  S o l i d  Waste Bureau. Val l e y  land consists genera l ly  of sandy, gravel -  
l y  s o i l s ,  under la in  by h igh groundwater, and t h e  bench areas pose bedrock prob- 
lems. A g r i c u l t u r a l  land i n  the  Val l e y  i s  genera l ly  regarded as too valuable t o  
be used fo r  l a n d f i  11 purposes. F i n a l l y ,  few people want a 1 a n d f i l l  l oca ted  
next  t o  t h e i  r home and, as popu la t ion  and homes increase, the re  w i  1 1 be fewer 
s i t e s  t o  choose from f o r  l a n d f i l l  needs. 

A s r i c u l  t u r a l  o r  I n d u s t r i  a1 Product ion 

Most of the 802 acres o f  t h e  Riverview Orchards Subd iv is ion  have been under 
c u l t i v a t i o n  i n  the  past.  Soi 1s a r e  classed by the Soi 1 Conservation Serv ice 
(SCS) , Uni ted States Department o f  A g r i c u l t u r e  (USDA) , as L o l o  g r a v e l l y  loam. 
SCS est imated y i e l d  on t h i s  s o i l  f o r  sp r ing  wheat i s  20 bushels per  acre and 25 
bushels per  acre f o r  bar ley .  Therefore, i t  can be expected t h a t  under ord inary  
management, up t o  16,000 bushels o f  wheat o r  20,000 bushels of  b a r l e y  could be 
produced on t h i s  land. 'The Chicago Board o f  Trade c l o s i n g  p r i c e  fo r  September 
wheat was $3.2& on June 19. The g r a i n  t h a t  could be grown on t h i s  l and  would 
command a gross value of $51,880 on t h a t  day. Net va.lue would be gross value 
less  cos t  of product ion. 

An est imated 200 acres o f  the  l and  i n  the northwest p a r t  o f  Hidden Val l e y  
Ranches i s  i n  i r r i g a t e d  a l f a l f a .  The s o i l s  a re  classed Lo1 o g r a v e l l y  loam and 
Hami 1 ton-Corva l l i s  s i l t  loam. SCS est imated y i e l d s  f o r  a l f a l f a  on these s o i l s  
range from 2.6 t o  4 tons pe r  acre. Using an average o f  3 tons per  acre, an 
est imated 600 tons of hay could be produced. Since hay p r i ces  vary from year  
t o  year, dependi ng on avai 1 abi 1 i ty, revenue estimates would n o t  be meaningful. 

Approximately 100 acres i n  t h e  eastern p o r t i o n  of Hidden Val l e y  Ranches 
have been c u l t i v a t e d  i n  the  past, bu t  now support sparse cover of knapweed, 
Sandberg bl,uegrass, cheatgrass and forbs.  Surface s o i l s  tend t o  be dry, hard, 
puddled o r  i n  hard clods, g r a v e l l y  o r  cobbly and rough. Disc ing has produced 
these s o i  1 cond i t ions .  Y i e l d  est imates f o r  sp r ing  wheat on these s o i l s  i s  low 
due t o  low mois tu re-ho l  d ing capaci ty. 

The subd iv i s ion  of Riverview Orchards w i l l  end the  growing o f  wheat o r  
bar ley.  I n  terms of  the  a l f a l f a ,  some property owners may keep po r t i ons  o f  
t h e i r  l and  i n  a l f a l f a ,  b u t  the l a rge  f i e l d s  w i l l  be broken down i n t o  smal le r  
parcels.  



Indus tri a1 and Commerci a1 A c t i  v i  ty 

Although there  are no known plans f o r  commercial developments on any of  
t h e  subd iv is ions ,  t he  amount o f  a n t i c i p a t e d  growth wi 11 probably l e a d  t o  more 
l o c a l  comnercial a c t i v i t y .  This  growth cou ld  occ lu  i n  Florence, a t  t he  develop- 
ment s i t e  o r  i n  both areas. I t  i s  d i f f i c u l t  t o  p r e d i c t  what types o f  commercial 
developments might  occur, b u t  c e r t a i n l y  some w i l l  be aimed a t  p rov id ing  goods 
and serv ices  f o r  new and e x i s t i n g  res idents .  

Commerci a1 and i n d u s t r i a l  development have been approved as permi t ted  uses 
on about 2,900 acres o f  t h e  Hensler p rope r t i es  by means of t h e  zoning process. 
Raval l  i County commissioners have approved th ree  zoning p e t i t i o n s  , cover ing 
po r t i ons  o f  Hidden Val l e y  and R iverv i  ew Orchards, t h a t  prov ide fo r  one-acre min- 
imum l o t  s izes ,  w i t h  t h e  f o l l o w i n g  pe rm i t t ed  uses: r e s i d e n t i a l ,  a g r i c u l t u r a l  , 
i ndus tri a1 and commerci a1 . 

I t  should a l s o  be noted t h a t  four acres o f  t h e  adjacent,  40-acre proposed 
major subdi v is ion--Ci  r c l  e  Square Homesi tes--have been designated a t  1  i g h t  commer- 
c i a l .  This  subd iv i s ion  i s  a t  t he  p re l im ina ry  review s t a t e .  A1 though i t  i s  no t  
a  p a r t  o f  the development under rev iew i n  t h i s  EIS, i t  1  i e s  i n  t he  immediate 
v i c i n i t y .  

Access t o  and Q u a l i t y  o f  Recreat ion and Wilderness A c t i v i t i e s  

Because of i t s  a g r i c u l t u r a l  l and  base, p lus  i t s  l o c a t i o n  along a  major  
water  system and between two ma jes t i c  mountain ranges, t h e  B i  t t e r r o t  Val ley has 
long been admi r e d  as one o f  t he  most sceni c  areas o f  Montana. The v a l  l e y ' s  
scen ic  a t t r a c t i o n s ,  p lus  i t s  repu ta t i on  f o r  good hunt ing  and f i s h i n g ,  have drawn 
v i s i t o r s  from a1 1  over  t he  s t a t e  and ou t -o f - s ta te  t o u r i s t s  as w e l l .  

Florence i t s e l f  provides easy access t o  a  wi de v a r i e t y  o f  year-round, out- 
door rec rea t i ona l  a c t i v i t i e s .  Located j u s t  a  few mi les  from Florence, t h e  
B i  t t e r r o o t  Nat iona l  Forest  o f f e r s  a  number o f  rec rea t i ona l  opportuni  t i e s ,  i n -  
c l u d i  ng hun t i ng  ( b i  g  game and b i r d s )  , f i s h i n g ,  h i k i n g ,  camping, horseback r i d -  
i ng ,  cross-country s k i  i ng ,  snow-shoei ng and snowmobi l ing.  

Though most rec rea t i ona l  a c t i v i t y  occurs i n  t h e  Bi t t e r r o o t  Mountains and 
a1 ong the  west s i d e  of t he  val  1  ey , t h e  Sapphi r e  Mountains t o  t h e  east  a re  a l so  
used fo r  rec rea t i ona l  a c t i v i t y .  Some o f  t h e  major  a c t i v i t i e s  i n  the  Sapphires 
a re  hun t i ng  , h i  k i  ng, cross-country s k i  i ng, horseback ri d i  ng, snowmobi 1  i ng and 
off-road veh ic le  use. Major access roads i n t o  the  Sapphires are  the E igh tm i le  
Creek Road, t he  Threemile Creek Road and the Ambrose Creek Road. Although these 
roads are now used moderately, i t  i s  a n t i c i p a t e d  t h e i r  use w i l l  increase sub- 
s t a n t i a l l y  w i t h  development o f  t he  proposed subd iv is ions .  A1 1  th ree  roads a r e  
near t he  Hensler Ranch proper ty ,  and Eightmi l e  Creek Road i s  the  main road t h a t  
would serve Ri verview Orchards, t h e  major  subdivision,.  

Other a t t r a c t i o n s  near Florence are the  Selway B i  t t e r r o o t  Wilderness Area, 
t h e  B i  t t e r r o o t  R iver  and t h e  Rava l l  i Wi l d l  i f e  Refuge, j u s t  south of Florence. 
The refuge serves as a  s a x t u a r y  f o r  many species o f  migra tory  b i r d s .  

The Montana Department o f  F ish  and Game has developed th ree  p u b l i c  f i s h i n g  
access s i t e s  a long the Bi  t t e r r o o t  R iver .  A1 1 th ree  s i t e s  are on ly  a  few mi les  
from Florence and a l l  th ree  c u r r e n t l y  rece i ve  heavy use. 



Most o f  the  land i n  the  B i  t t e r r o o t  Val l e y  i s  p r i v a t e l y  owned, and permis- 
s i o n  i s  o f t e n  requ i red  before en te r ing  onto i t .  A sudden i n f l u x  of new res idents  
i n t o  the  area can be expected t o  pu t  a s t r a i n  on landowner-sportsmen r e l a t i o n s  
as more and more people seek t o  hunt  and f i s h  on p r i v a t e  property.  

With increased development and subd iv is ion  a c t i v i t y  comes increased pressure 
on a l l  recreat iona l  resources i n  the  v a l l e y .  The q u a l i t y  o f  the  recreat iona l  
experience can be expected t o  dec l i ne  p ropor t i ona te l y  w i t h  increased use of  the  
rec rea t iona l  resource. According t o  the  Gold survey, 61 percent of the  respon- 
dents expect t o  see a dec l i ne  i n  the  qua1 i t y  and avai l a b i l i t y  of recreat iona l  
opportuni t i e s  if the Hensler p roper t ies  are developed. 

Loca l l y  Adopted Envi ronmental Plans and Goals 

I n  1976, the  c i  ti zens o f  Raval l  i County adopted a comprehensive p lan  fo r  
t h e i r  county. The p lan  opens w i t h  the  f o l l o w i n g  goals statement: "'The fol low- 
i n g  ideas, expressed as goals, a re  centered on the p ropos i t i on  t h a t  the county 
c i t i z e n s  cher ish the  r u r a l  l i f e  s t y l e  and value open space, and t h a t  d i r e c t i o n  
toward a h igher  standard o f  1 i v i  ng i n c l  udes an awareness o f  the  envi ronmen t a l  
q u a l i t i e s  t o  be maintained f o r  the  present  and f u t u r e  county residents. ' '  

A f te r  31 pages o f  discussion, the  comprehensive p lan  closes w i t h  t h i s  s ta te -  
ment: 

"One bas ic  c h a r a c t e r i s t i c  o f  the  people o f  the  B i  t t e r r o o t  i s  t h e i  r p r i d e  i n  
being who they are  and where they are. This p lan  i s  an attempt t o  h e l p  a1 1 o f  
us keep t h a t  p r ide ,  t o  a s s i s t  i n  main ta in ing  those q u a l i t i e s  of l i f e  t h a t  make 
the  B i t t e r r o o t  unique. 'The p lan  w i l l  have succeeded i n  i t s  purpose if, years 
from now, we can s t i  11 a l l  be proud t o  say t h a t  we l i v e  i n  t h e  B i  t t e r r o o t  Val l e y  
o f  Montana.. I' 

I n  o the r  words, the  res idents  o f  t h i s  area take a f i e r c e  p r i d e  i n  t h e i r  en- 
v i  ronment. Most o f  the  res idents  1 i ve here by choice, and most moved t o  the  area 
recen t l y  f o r  a s i n g l e  reason: they l i k e  the  r u r a l  environment of the  B i  t t e r r o o t  
Val ley.  According t o  the  Gold survey, 76 percent o f  the  respondents s a i d  they 
moved t o  the area p r i m a r i l y  f o r  i t s  r u r a l  character.  The same survey reveals 
t h a t  73 percent b e l i e v e  there  has been an eros ion o f  t h i s  aspect of  the  community 
over the  past  t h ree  years. 

Land-use p lanning i s  a con t rove rs ia l  i ssue i n  Raval li County. The DHES re-  
ceived 31 l e t t e r s  from Florence area res idents  and c i t i z e n  groups dur ing  the  
comment per iod  on the PER. The l e t t e r s  genera l ly  expressed concern about the  
proposed subd iv is ions  and requested f u r t h e r  review by the s ta te .  Of the  31 l e t -  
t e rs ,  12 were c r i t i c a l  o f  the p lann ing process i n  Raval li County. Comments from 
the l e t t e r s  and from the Gold survey i n d i c a t e  t h a t  county res idents  do n o t  ar-  
b i t r a r i l y  oppose growth, b u t  they do f e e l  threatened by r a p i d  and d i so rde r l y  
growth i n  t h e i r  county. 

Florence-area res idents  do n o t  f e e l  they have enough con t ro l  over what 
happens i n  t h e i r  community, according t o  the  r e s u l t s  of the  Gold survey. The 
survey a l so  shows t h a t  res idents  be l i eve  " the  county boards and commissioners do 
n o t  e n t i  r e l y  share l o c a l  res idents ' fee l i ngs  about growth ." I n  h i s  n a r r a t i v e  
descr ib ing  the  survey resu l t s ,  Go1 d s ta tes  : "Whi 1 e respondents feel t h a t  l o c a l  
res idents  are equa l l y  d i v ided  between a no-growth p o l i c y  and the  promotion of 
planned growth, on l y  27 percent see the  county boards and commissioners as pro- 
moting planned growth, and 40 percent see them as promoting spontaneous growth. 



Twenty-f ive percent say they cou ld  n o t  charac ter ize  the  county boards'  and 
commissioners ' p o l i c i e s  on growth. " A1 though ha1 f the  1 ocal res. idents be1 i e v e  
they should have t h e  most c o n t r o l  over growth i n  t h e i r  area, according t o  the  
survey, " the  m a j o r i t y  o f  respondents see those p resen t l y  i n  con t ro l  o f  growth 
decis ions ( r e a l  e s t a t e  developers, 1 arge 1 andhol ders and the  county c o m i  s s i  oners) 
as l ead ing  them away from a con t ro l  l e d  o r  planned growth p o l i c y . "  

According t o  l o c a l  newspaper accounts, p lann ing  board meeti ngs dea l ing  w i  t h  
development o f  the Hensler p rope r t i es  have been heated and w e l l  attended. I n  
t h e i r  l e t t e r s  t o  the  DHES and i n  publ ished news accounts, area res idents  have 
c r i t i c i z e d  the  process by which several  minor  subdiv is ions,  w i t h  a p o t e n t i a l  
major impact, can a v o i d  extensive review a t  the  l o c a l  l e v e l  (Refer t o  sec t i on  on 
Background, page 6 ). To date, 27 o f  t he  p o t e n t i a l  76 minor subd iv is ions  i n  
COS 1316 and COS 1503 have been approved by the  l o c a l  p lanning board. They 
are s t i  11 pending be fo re  t h e  county comnissioners. 

The comnissioners have approved th ree  zoning p e t i  t i o n s  cover ing po r t i ons  o f  
the Hens l e r  proper ty ,  i n c l  udi ng p o r t i o n s  of H i  dden Val 1 ey and Ri ve rv i  ew Orchards. 
A l l  t h ree  p e t i t i o n s ,  which cover about 2,900 acres, p rov ide  f o r  one-acre minimum 
1 o t  s izes  , w i t h  the  f o l l  owing pe rm i t t ed  uses: r e s i d e n t i a l  , a g r i c u l t u r a l  , i ndus- 
t r i a l  and commerci a1 . A1 though c u r r e n t  p r o t e c t i v e  covenants r e s t r i c t  1 o t  s izes  
i n  the  minor subd iv is ions  t o  f i v e  acres, t he  zoning reso lu t i ons  c l e a r l y  i n d i c a t e  
the p o t e n t i a l  f o r  one-acre l o t s  upon e x p i r a t i o n  o f  t he  i n i t i a l  term o f  t h e  cove- 
nants on January 1 , 1983. 

Here i s  what t he  R a v a l l i  County Comprehensive Plan says about zoning: "Some 
s o r t  of o rder  i s  needed if the growth o f  Raval li County's populat ion--ev ident  i n  
t h e  pas t  few years and p ro jec ted  t o  cont inue-- is  n o t  t o  produce a r u r a l  slum and 
a b l i g h t e d  landscape. Everyth ing t h a t  i s  being b u i l t  and w i l l  be b u i l t  i n  t he  
fu tu re  cannot be b e a u t i f u l ,  and a sprawl o f  eyesores the  length  o f  the  B i  t t e r r o o t  
Va l ley  w i l l  please no one. Moreover, unplanned neighborhoods tend no t  t o  be 
neighborhoods a t  a1 1, b u t  merely c l u s t e r s  o f  i s o l a t e d  people. W i  thout  some p r i o r  
planning, there  can be no sense o f  community among groups o f  people i n  t h e  va l l ey ,  
no convenient ly  organi zed areas f o r  i ndus try, no heal t h y  c l  us t e r s  o f  commerci a1 
en te rp r i se .  'I 

Transpor ta t ion  Networks and T r a f f i c  Flows 

The Montana Department o f  Highways was asked t o  comment on impacts o f  the 
Hensler Ranch subd iv is ions  on roads and t r a f f i c  i n  t h e  Florence area. I n  a memo 
dated March 2, 1978, t he  department def ined t h e  impact as major. The Department 
was asked t o  e labora te  on t h i s  statement a f t e r  i t  was decided t h a t  an EIS would 
be w r i t t e n  fo r  the  development i n  compliance w i t h  the  Montana Environmental P o l i c y  
Ac t  (MEPA). The department dec l ined t o  e laborate,  s t a t i n g  t h e  roads i n  the  area 
are maintained and c o n t r o l l e d  by t h e  county. 

Jay Unrue, head o f  the  R a v a l l i  County Road Department was a l so  asked t o  com- 
ment on the  s i t u a t i o n .  Unrue s a i d  the  East Side Highway (Montana Highway 203) i s  
a good road t h a t  can handle the  a n t i c i p a t e d  t r a f f i c  increase.  

The East Side Highway makes a 90-degree curve a t  t h e  Hensler Ranch subd iv is ions .  
The county road t h a t  would serve Riverv iew Orchards i n t e r s e c t s  the  highway near 
t h i s  curve. A p r i v a t e  access road t h a t  would serve the  minor  subd iv is ions  enters 
the  highway j u s t  south o f  t he  curve. M r .  Unrue s a i d  he does n o t  b e l i e v e  t h e  l o -  
c a t i o n  o f  these i n t e r s e c t i o n s  would c rea te  problems. 



The DHES requested w r i t t e n  comments from the Rava l l i  County Road Department 
concerning impacts o f  the Hensler Ranch subdiv is ions.  No rep ly  has been received. 

I t  should be noted t h a t  s ince Florence i s  general ly  regarded as a bedroom 
community f o r  Missoula, a development of the magnitude proposed would s i  gni fi- 
cant l y  ra i se  the amount o f  co~~mute r  t r a f f i c  on Highway 93 between Florence and 
Missoula. The t r a f f i c  issue was ra i sed  by several o f  the area residents who sub- 
m i t t e d  l e t t e r s  t o  the DHES dur ing the comment period. 

Demands f o r  Energy 

Representatives o f  both the Ravall i County E l e c t r i c  Cooperative and Mountain 
Be1 1 s a i d  they would be able t o  serv ice  the proposed Hensler Ranch subdiv is ions.  

F u l l  development o f  the  proper t ies  would necessi tate a new substat ion, 
according t o  Gary Mason, a representa t ive  o f  the e l e c t r i c  cooperative. Cost o f  
a new substat ion would be shared by the Raval li County E l e c t r i c  Cooperative and 
the  Missoula County E l e c t r i c  Cooperative s ince the substa t ion  would se rv i ce  cus- 
tomers o f  both cooperatives. According t o  Mason, t h e  main power l i n e  t o  the 
Hidden Val ley subdiv is ions would be pa id  f o r  by t h e  developers. A l l  power l i n e s  
i n  Hidden Val l ey  would be underground. Mason s a i d  he d i d  n o t  know who would pay 
f o r  the main l i n e  t o  Riverview Orchards. The main l i n e  would be above ground 
w i  t h  underground serv ice  connections. 

Since the Raval l  i County cooperat ive suppl ies e l e c t r i c i t y  only, any auxi 1 l- 
i a r y  power o r  heat ing  sources would probably have t o  be suppl ied by the  i ndi  v i -  
dual property owners . 

Telephone se rv i ce  wi 11 be provided by Mountain Be1 1 from i t s  Missoul a sta-  
t i o n .  According t o  Jack Pippy o f  the  Missoula s ta t i on ,  the q u a l i t y  o f  se rv i ce  
w i l l  depend l a r g e l y  on the r a t e  o f  development. I f  growth i s  moderate and can 
be forecast, Pippy an t i c ipa tes  no problems. However, i f  growth i s  e r r a t i c  o r  
slow o r  if i t  mushrooms, he s a i d  i t  would be d i f f i c u l t  t o  supply adequate serv ice.  

Another major energy considerat ion i s  the commuter t r a f f i c  t h a t  would be 
generated by the proposed subdiv is ions.  I t  i s  an t i c ipa ted  t h a t  most of the  new 
residents would work outs ide o f  Florence and many would work i n  Missoula, which 
would mean a 40-mi l e  round t r i p  each workday. 

I n  a time o f  h igh f u e l  p r ices  and growing awareness about f i n i t e  f o s s i l  f u e l  
suppl ies, the necessi ty  t o  comnute i s  probably becoming a major considerat ion i n  
home-buying decisions. 

PRIMARY, SECONDARY AND CUMULATIVE IMPACTS 

Primary impacts inc lude the change i n  land use and the  apparent lack  o f  
l o c a l  support f o r  h igh densi t y  , r a p i d  development. 

The proposed subdiv is ions w i l l  change the  area from a r u r a l ,  a g r i c u l t u r a l  
area t o  a more suburban community. According t o  the Gold survey, people i n  
the Florence area are n o t  anti-development, bu t  they do no t  want rapid,  
h igh densi t y  growth and the problems associ ated w i  t h  such development. 

Secondary impacts inc lude such th ings as loss  o f  w i l d l i f e  hab i ta t ,  
increase i n  the  demand f o r  l o c a l  government serv ices and t h e  poss ib le  a l t e r a t i o n  
o f  a i r  q u a l i t y .  



Development o f  the 2,500-acre t r a c t  w i l l  e l im ina te  a great  deal o f  
na tura l  hab i ta t ,  thus r e s u l t i n g  i n  game and non-game w i l d l i f e  moving o u t  
o f  the  area and i n t o  qu ie ter ,  more pro tec ted areas. There i s  a p o s s i b i l i t y  
the  migra t ion  from one area t o  another w i  11 cause crowding i n  adjacent areas, 

I f  r a p i d  development occurs, l o c a l  government s e m i  ces -- such as 
schools, law enforcement, f i r e  pro tec t ion ,  roads, e tc .  -- w i l l .  be impacted. 
The subdiv is ions w i  11 generate more tax income, b u t  whether the  increases 
w i  11 cover the  serv ices i s  a p o i n t  o f  conjecture. 

I f  l o c a l  res idents and homeowner associat ions do no t  take steps t o  
surface roads o r  suppress road dust, i t  i s  poss ib le  federal  a i r  q u a l i t y  
standards w i  1 1 be exceeded. 

The cumulative impact o f  the  proposed subdiv is ions w i l l  be a change 
from a r u r a l  t o  a more urban community and t h e  permanent loss  o f  a g r i c u l t u r a l  
land. By i t s e l f  the  loss  o f  crop land  shohld not  a f f e c t  a g r i c u l t u r a l  pro- 
duct ion i n  Rava l l i  County; however, i t  adds t o  the cumulat ive loss  o f  
ag r i  cul  t u r a l  1 and t o  r e s i  dent i  a1 development i n the county. 

POTENTIAL GROWTH INDUCING OR INHIBITING IMPACTS 

I f  the developments on the 2,500-acre t r a c t  prove t o  be successful, 
they could prompt the  development o f  the  1,950 acres, southeast o f  the 
property now being reviewed. The growth could encourage the c rea t ion  o f  
add i t i ona l  developments, such as the proposed C i r c l e  Square Homesi tes, i n  the  
immediate v i c i n i t y  o f  the 1 and now under r e v i  ew . Thus , there  i s  a good 
chance the proposed developments w i  11 be growth inducing.  

IRREVERSIBLE AND IRRETRIEVABLE COMMITMENTS OF ENVIRONMENTAL RESOURCES 

As prev ious ly  discussed, 1 and use and aesthet ics w i  11 be forever  changed, 
along w i t h  poss ib le  negative impacts t o  a i  r qua1 i ty and water avai 1 abi 1 i t y  . 

ECONOMIC AND ENVIRONMENTAL COSTS AND BENEFITS 

Economi c 

Benefi  t s  : 

1. Tax revenues f o r  Raval l  i County w i  11 increase. 
2. There w i l l  be greater  demands f o r  l o c a l  goods and serv ices.  
3. Development and const ruc t ion  w i  11 create short - term jobs. 

Costs : 

1. There w i  11 be a need f o r  more 1 ocal government and human services, 
such as schools, 1 aw enforcement, f i r e  pro tec t ion ,  roads, e tc .  

2. The cost  o f  bu i  1 d ing and 1 i v i  ng wi 11 probably be h igher  than if 
the development were s i t u a t e d  near a major urban center, such as 
Missolll a o r  Hami 1 ton. 

3. There w i  11 be a loss o f  a g r i c u l t u r a l  product ion. 

Envi ronmen t a l  

Benefi t s  : 

1. The chance o f  over-grazing on dry  bench1 and areas w i  11 be reduced. 



2. People moving i n t o  the developments w i l l  enjoy some o f  the 
bene f i t s  o f  r u r a l  l i v i n g ;  however, i f  rapid,  h igh densi ty  
development occurs, the  character  o f  country 1 i v i  ng w i l l  change. 

Costs : 

1. The development w i l l  cause a permanent change i n  aesthet ics 
and land use. 

2. More s t ress  on recreat iona l  oppor tun i t ies  i n  the area and 
poss ib ly  more s t r a i n  on 1 andowner-sportsmen re1 at ions.  

3. The development w i l l  poss ib ly  degrade a i r  q u a l i t y  and water 
a v a i l a b i l i t y .  

4. Household pets may cause harrassment o f  w i l d l i f e  and domestic 
1 i ves tock. 

5. The r u r a l  character o f  the Florence area i s  l i k e l y  t o  be changed. 
6. W i l d l i f e  h a b i t a t  w i l l  be l o s t  t o  r e s i d e n t i a l  development. 

Short- term vs. Long-term Costs and Benefits 

Short-term 

Costs : 

There w i l l  be some degradation and d i s r u p t i o n  o f  the  land dur ing the 
const ruc t ion  o f  roads and houses. 

Benefi t s  : 

Jobs w i l l  be created by the const ruc t ion  associated w i t h  the 
subdiv is ions.  

Long-term 

Costs : 

There w i  11 be a loss  o f  w i l d l i  f e  h a b i t a t  and the area w i  11 change i n  
terms of character  and aes t h e t i  cs. 

Benef i ts  : 

The reduct ion o f  grazing w i  11 benef i  t some o f  the dry1 and bench areas 
which have been over grazed i n  the past. 



ALTERNATIVES 

1. Disapprove the subdi v i  s ions : 

The Hidden Val l e y  Ranches, COS 1316, and COS 1503 , - w a u l  d remain as 
twenty-acre parcels and perhaps exemptions would be used t o  create a s imi  l a r  
nurr~ber of parcel  s on a piecemeal approach. R i  verview Orchards subd iv i s ion  
would remain w i t h  i t s  present con f igu ra t i on  o f  approx-imately 72 l o t s .  

2. Uncondi t i onal approval : 

The subd iv i s ion  would be approved w i thou t  any add i t i ona l  requi  rements . 
3. Condi ti onal approval : 

A. Riverview Orchards Subdiv is ion cannot be approved u n t i  1 the i tems 
requested i n  the February 24, 1978, l e t t e r  from DHES t o  Professional  Con- 
s u l  t an ts  , Inc.  , have been received. Those i tems are: 

1 )  Perco la t ion  t e s t s  on l o t s  6A and 6B exceeded 60 minutes per  inch, 
which i s  an unacceptably slow ra te .  An acceptable sewage treatment 
s i t e  must be found before  approval o f  l o t s  6A and 6B can be granted. 

2) An add i t i ona l  $50. review fee must be submitted (154 l o t s  x $25. per  
l o t  =$3,850. The Department received a check f o r  $3,800.). 

3) A l e t t e r  o f  approval from the Raval l  i County Heal t h  o f f i c e r  o r  h i s  
agent. 

B. The A i r  Q u a l i t y  Bureau, DHES, has determined t h a t  road dust  from the 
Hens 1 e r  Ranch Subdivisions (which inc lude:  R i  verview Orchards and C e r t i f i  cates 
of  Survey 1316 and 1503) w i  11 c reate  v i o l a t i o n s  o f  federal ambient a i  r qua1 i ty 
standards unless appropri  a te  prevent i  ve a c t i  on i s  taken. 

The DHES w i  11 issue an admin i s t ra t i ve  order  t o  p a r t i e s  responsib le 
f o r  maintenance o f  t h e  roads under the prov is ions  o f  ARM 16-2.14 (1  1-S1440 
P a r t i c u l a t e  Mat ter  Ai rborne t h a t  w i  11 requi r e  the  i n i t i a t i o n  o f  appropr ia te  
road dust con t ro l  measures. 

RECOMMENDATION 

Based on the i n fo rmat ion  i n  t h i s  E IS ,  the  DHES recommends a1 t e r n a t i v e  three,  
condi t i  onal approval o f  R i  verv i  ew Orchards and the parcels be i  ng reviewed i n  
C e r t i f i c a t e s  o f  Survey 1316 and 1503. 
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Subdiv is ion D i v i s i o n  
S ta te  o f  Montana F E 3  1 7  1918 
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Under t h e  present r u l e s  observed i n  R a v a l l i  County a t  t h i s  t ime, 
Ammended Subd iv is ion  P la t s  a re  no t  reviewed by the  Planning Board. 

A f t e r  consu l t i ng  w i t h  those i n  charge o f  surveying t h e  several 
l o t s  i n  RIVERVIEW ORCHARDS, shown on the  enclosed p l a t ,  we f e e l  i t  i s  
i n  t h e  bes t  i n t e r e s t  o f  t he  County and p a r t i c u l a r l y  t he  o f f i c e  o f  C lerk  
and Recorder t h a t  these several p o t e n t i a l  Amended Subd iv is ion  P l a t s  be 
f i l e d  on one sheet. 

Thank you f o r  rev iewing t h i s  and a l l  p l a t t e d  lands t o  he lp  assure 
the  h e a l t h  and s a f e t y  o f  t he  people o f  R a v a l l i  County. 

Sincere ly ,  

I 

RAVALLI COUNTY COMMISSIONERS 
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