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Staff Report for the 
Polson City/County Planning Board (CCPB) 

City Council Chambers, Tuesday, October 13th, 2015 @ 6:00 p.m.  
 Special Use Permit on the proposed Whitewater II Building     

 
 

GENERAL INFORMATION:    
Applicant: Nate Modderman  
 439 Grand Avenue 
 Suite 229 
 Bigfork, MT  59911 
  
Technical Assistance: Paul Bishop 
 Polson, MT 59860 
  
 A 2 Z Engineering PLLC 
 138 Center Street, Ste A. 
 Kalispell, MT 59901 
 (406) 755-7888 
 
   
 
Applicant Number:     SUP15-08 
Application Type:     Special Use Permit for new development in HCZD 
Date Received Application:   09/08/2015 
Date of Site Review:    09/10/2015 
 
APPLICABLE REGULATIONS: 
-    Polson Development Code, PDC, 
- Polson Growth Policy, PGP 
- HCZD:  Highway Commercial Zoning District 
- Montana Dept of Environmental Quality (MFE Standards, Stormwater) 
- Polson Building Code 
 
PUBLIC NOTICE:             See Ad Sheet 10.N 
Lake County Leader:        September 24, 2015 
Notices for mailing:           September 21, 2015 
Staff Report for pickup:     October 5, 20154 
 
WRITTEN PUBLIC COMMENTS:  None as of the writing of this report. 
 
PROPERTY DESCRIPTION:  
The property is Lot 15C of the commercial subdivision Ridgewater, Phase 4, 
located in Polson’s Highway Commercial Zoning District (HCZD).  The 1.00 acre 
parcel is located in portions of the SE ¼ NW ¼ SW ¼ NE ¼  of Sec. 11 T22N 
R20W, P.M.M., Lake Co., and it is within the Polson city limits. The property is 
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located on the west side of Hwy 93 and south of Hwy 35. The property currently 
is undeveloped.  The site had previously been used as an old shooting range and 
lumber mill.  It is not farmed and is not agricultural land.  The property is 
accessed from Hwy 93, then on to Ridgewater Drive and turning onto Whitewater 
Place. 
 
PROPOSAL:  

Mr. Nate Modderman, with assistance from Paul Bishop, A 2 Z Engineering & 
DVG Architects, are requesting the CCPB review and recommendation of 
approval for a Special Use Permit for their Whitewater II Building, a one-story 
building located within the HCZD, as designated and delineated on the plans 
submitted.  It is located on a 1.0 acre parcel known as Lot 14C of Phase 4, of the 
Ridgewater commercial subdivision.  It is anticipated that the Whitewater II 
Building will be utilized by a variety of businesses that would be beneficial to the 
community.  It is proposed that a 24 hour gym would be the largest tenant and 
would  occupy 6,000 square feet of the building, a gymnastics academy would 
occupy 3,778 square feet, a small financial business would have 658 square feet 
and a coffee shop with an associated drive-through window would occupy 738 
square feet.  The total square footage of the entire building would be 12,674 feet.    
The building will be open Monday through Saturday from 6 am to 10 pm.  There 
may be times when staff/professionals/cleaning crews may need to access the 
buildings outside of these designated timeframes, but that use would be irregular 
and sporadic.   
 
The property is zoned HCZD and is the suitable zoning district for the proposed 
use.  Per the PDC, Chapter X, HCZD: A Special Use Permit approval is required 
on all new developments in HCZD.   
 
This proposal does not meet the a Large-Scale Development, section the PDC, 
Chapter XXI, Definitions, Large-Scale Developments because it will not produce 
more than 1000 vehicle trips per day.  A multi-use building such as this, (four units) 
has the potential to generate approximately 750 vehicle trips per day.  Please refer 
to the ITE Trip Generation Manual information provided as an addendum to the 
application materials by Rob Smith, PE, A to Z Engineering.  This calculation may 
be a bit on the high side, and also important to note that these trips are spread out 
throughout a 24-hour period.  Peak operating times between the four businesses 
are vastly different. 
 
REVIEW PROCESS: 
The Planning Board shall conduct a public hearing on this request and make a 
recommendation to the City Commission.  Once the public hearing is closed, the 
Board will need to evaluate the request under the terms of the Polson Development 
Code for the Highway Commercial Zoning District standards and specifications; 
the Special Use Permit process; and other portions of the PDC as applicable. 
 



SUP Staff Report – Whitewater II Building Page 3  

The City-County Planning Board makes a recommendation to approve, deny or 
conditionally approve the SUP to the appropriate governing body, which in this 
case is the Polson City Commission.  The City Commission is the permit issuing 
authority for all Special Use Permits within the City Limits.  
 
If the Planning Board finds that the project conforms to the standards of the Polson 
Development Code for the Highway Commercial Zoning District, they shall 
recommend approval of the Special Use Permit with Conditions.  (PDC, Chapter 
II, Div. 2, L. Special Use Permit Procedure)  
 
If the Special Use Permit is denied, the CCPB and/or City Commission shall 
specify the codes, standards or regulations that the applicants have not met. (PDC, 
Chapter II, Div. 2, L., 2. d.) 
 
Consideration of a Special Use Permit application may be tabled for no more than 
35 days.  (Per PDC, Chapter II, Div. 2, L., 2. E.)   
 
ANALYSIS: 
The applicants are proposing to design and construct a single-story four-unit office 
building to the specifications and standards in the Polson Development Code.     
 
The applicants had a Site Review meeting on September 10, 2015 where planning, 
building, water/sewer, streets, park and fire staff were present to review and 
comment on the proposal.    
 
Existing views of the lake will not be impacted with this development and this 
development is not a lakeshore development for mandated view consideration.  
 
 
 

 

Location of Whitewater 

II Office Building 
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The  HCZD provides a place for commercial uses that rely on easy automobile 
access.  The subject site is a location that provides convenient access and 
circulation from Highway 93 that includes turn lanes and a traffic signal.  A Traffic 
Impact Study (TIS) was completed for the Ridgewater Subdivision Preliminary Plat 
in 2005 and at that time the TIS recommended traffic signal and intersection 
improvements to the highway approach at Ridgewater.  All of those improvements 
were completed by the developer, the MDOT, and development east of the 
intersection.  The proposed building is in compliance with the recommendations of 
the TIS which anticipated commercial lots.  The location appears to be a good fit 
for a multi-use building as it is within walking distance of the new KRMC health 
center, hotel, swim center and other new installations in the immediate vicinity.   
 

 

Location of 

Whitewater Office 

Building 
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Parking was reviewed by staff.   The applicant has shown a parking estimate on 
page 9 of their application package, noting that they are providing 39 spaces 
contained within the subject property.  Each use in the building has a required 
number of parking spaces as designated by PDC.  As noted within the 
applicant’s matrix, they are 5 spaces short of the required number of parking 
spaces.  One of the mitigating efforts that the developer has proposed in place of 
the shortfall is that he is providing an access to the adjoining parking lot, which is 
providing a secondary access for emergency vehicles.  This also allows for spill-
over parking into the adjoining lot should there ever be a need.  Additionally, the 
drive-through lane that is shown for the coffee shop window can accommodate 
“stacking” of up to four-five vehicles.  With these two mitigating efforts on the 
developer’s part, it is the opinion of the planning staff that parking is adequate 
and can meet the needs of the building and their occupants.   
 
The Polson Development Code allows 80% lot coverage.  On an acre-sized lot 
(43,560 square feet), the allowable lot coverage would be 34,848 square feet.  
The applicant is proposing to build on 27,460 square feet.  The applicant has met 
the requirement with 7,388 square feet surplus or 63% of the lot is covered with 
an impervious surface. 
 
The applicants provided a detailed landscape plan that complies with the buffer 
requirements of Appendix F of the PDC.  The required buffer along Whitewater 
Place is 12-feet which the applicants meet.  The landscape plan shows a mix of 
trees, shrubs, and ground covers which meet the intent of the regulations.  
Landscaping at the intersection of Whitewater Place/Ridgewater Drive roadways 
must meet the "clear vision triangle" standards to ensure safe ingress and 
egress. 
 
At the City’s Site Review meeting held on September 10, 2015, it was determined 
that there is adequate sewer and water capacity for the project.  The Sewer 
Superintendent was going to check what size of water connection is needed.  1” 
connections are currently in place but that might not be sufficient for fire sprinkler 
flows.  The Ridgewater developer has completed a number of infrastructure 
improvements for this project and has bonded for the completion of the remainder 
of outstanding work.  There is no street improvements associated with this project.  
The Fire Chief reviewed the plans and finds that the access and suppression 
measures meet his Department’s needs. The Parks Department Director reviewed 
that plans and finds that they are adequate. The addition of a bike rack would be 
ideal and the developer concurred.  Although not at this meeting, the City Engineer 
has had a chance to preliminarily look the plans over and will have another 
opportunity at the Building Permit stage. Her comments have been incorporated 
into this staff report. All parties involved liked the shared accesses to the 
neighboring Whitewater building parking lot.  
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FINDINGS OF FACTS: 
 
Primary Review Criteria 
Effect on Local Services:   
1. The development will connect to the municipal water and sewer systems.  The 

owners pay the cost of connecting and extending services.  The lot developers 
or future owners will pay regular water and sewer charges. 

2. The development will receive law enforcement services from the Polson Police 
Department and fire protection services from the Polson Fire Department.  Any 
increased costs in City services will be covered by increased tax revenues from 
the improved property.   

3. The owners may be required to bond for costs involved with water and sewer 
extensions as specified by the Building Inspector and/or Water-Sewer and/or 
Road Superintendents. 

4. A multi-use building may generate 750 vehicle trips per day. (See attached 
estimate by Rob Smith, PE, A to Z Engineering.)  

 
Effect on the Natural Environment: 
1. The owners are responsible for managing post development runoff on-site and 

releasing it at pre-development rates.  As applicable erosion control measures 
shall be installed such as hay bales or silt fences prior any groundbreaking.   

2.  Stormwater management, drainage and grading plans have already been 
submitted, reviewed and approved by the City Engineer and the Water/Sewer 
Superintendent prior to construction.  She did note that the City is not 
responsible for asphalt settling on private property.  They are required to 
provide a vegetative swale with boulders and bushes to help prevent discharge 
point erosion.  

3. As the development will affect vegetation and soils through grading of the site, 
the applicant shall abide by the Landscape plan submitted with the application 
and prepared by A 2 Z Engineering and Delaney's Landscape Center.   

4. The owners are responsible for weed control and shall prevent the proliferation 
of weed growth within the development and on areas disturbed by construction 
per the Parks Department. 

 
Effect on Public Health and Safety: 
Based on available information such as FEMA Floodplain Maps and Cadastral 
Maps, the development does not appear to be at risk to natural hazards such as 
flooding, high winds, wildfire, nor potential man-made hazards such as high 
voltage power lines, high-pressure gas lines, or past industrial/railroad use.   
 
Easements for Utilities:  
1. Public utilities are near the property and will be extended within the road right-

of-ways at the applicants’ expense. 
2. Legal and physical access is provided by the Whitewater Place and Ridgewater 

Drive public roadways.   
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Conformance to Adopted Growth Policy: 
The development conforms to the Growth Policy adopted by the City of Polson, 
2006.   

 
Staff Recommendations on this Special Use Permit: 
After review of the applications materials, site plans, site review discussion, the 
Planning staff finds this application meets the requirements of the PDC and 
recommends approval of the Special Use Permit with the following Conditions.   
 
These Conditions, along with any other Conditions that the Board may wish to 
amend, add or edit, must be met to be in compliance with the approval of this 
Special Use Permit and to receive a Certificate of Occupancy.   
 
1. This SUP permit is valid for the construction of the four unit Whitewater II  

building in accordance with the plans on file with the Polson Building & 
Planning Department, except as modified by these Conditions.   
 

2. Any further modifications or additions to the submitted plans shall be reviewed 
and approved by the Polson Building and Planning Department. If at any time 
the applicants, their heirs or assigns propose a major change of use or 
expansion of the structure/site that is not herein proposed and designated, 
they shall obtain the necessary applications/permits/approvals through the 
City processes.  The Planning staff shall determine minor and major changes. 

 
3. Applicants shall apply for and receive building permits from the City of Polson 

prior to the start of construction.  Permits shall be on site prior to ground 
breaking.   

 
4. Erosion control measures such as, hay bales or silt fences shall be installed 

prior to ground disturbance to prevent any water runoff or debris, of any type, 
from entering any road or neighboring properties.  The applicant is being 
required to provide a vegetative swale with boulders and bushes to help 
prevent discharge point erosion. 

  
5. The City shall be notified 48 hours in advance of any construction of the 

components to the Storm Drainage approval letter.  Compliance tests will be 
made available to the City Engineer. 

 
6. Applicants’ drainage and stormwater runoff management plans shall be 

reviewed and approved by the City Engineer and completed on-site, before a 
Certificate of Occupancy is issued.  The applicant shall contact MDEQ and if 
required, obtain a SWIPP permit. 
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7. The applicant shall develop the parking lot with one ingress/egress location 
onto Whitewater Place and one exit location from the coffee shop drive-thru 
onto Ridgewater Drive.  The applicants shall construct the parking lot and site 
layout as shown on the Site Plan by A 2 Z Engineering.  The construction 
profiles, designs, and drainages shall be reviewed and approved by the City 
Engineer, Road Superintendent, Fire Chief and Building Inspector before 
groundbreaking.   

 
8. Clear vision triangles shall exist at the curve of Ridgewater Drive and 

intersections of all ingresses and egresses.  These triangles shall be defined 
by lines extending 15’ from the intersection of the right-of-way lines.  No visual 
obstruction more than 30 inches in height above grade shall be permitted.  
Trees may be permitted where all branches are pruned to a height of at least 
8 feet above grade. Prior to occupancy, the Applicant shall place a restrictive 
covenant upon the property which will effectuate the provisions of this 
condition of approval.  Such restriction shall be reviewed by the City Attorney.   

      
9. The applicants shall work directly with the Fire Chief and adhere to Fire Code 

regulations and requirements. The building shall have a temporary address 
sign posted at a visible location before construction is underway.     

 
10. During construction, lighting, dust, noise, odors and nuisances shall be kept 

to a minimum as much as possible.  Preventive actions by the developer shall 
be on-going during development. 

 
11. Applicable headlight screens, landscape berms and buffers, shall meet the 

requirements and standards of the PDC, Appendix F-1 and F.2., and as 
provided in the Landscape Plan submitted with the application by A 2 Z 
Engineering.     

 
12. The applicant shall contact the City Water and Sewer department if any 

extension/connects, or upgrades of services are required.  The applicant shall 
notify the City and pay appropriate fees for hook-ups before a building permit 
is issued.  Should cuts into the City roads be necessary, performance bonds 
shall be posted prior to work commencing and state/local permits in hand.  

  
13. Impact Fees and/or Capital Improvement Fees if applicable, and any other 

fees to-be-determined, shall be paid when determined and requested before 
the building permit is issued.  

 
14.  Fence and signage shall be reviewed and approved by a separate permit 

application. 
 

15. It is recommended that a bike rack be installed in front of the building. 
 



SUP Staff Report – Whitewater II Building Page 9  

16.   LP gas tank, mechanical, plumbing, and electrical permits are separate 
applications/fees. 

 
17.  The lighting on the building and any lighting provided in the parking area shall 

have shielding installed around the light source so as to contain the light to 
the confines of the property boundaries.  It is recommended that the applicant 
consider putting light sources on timers during off-peak hours to further reduce 
light pollution. 

 
18.  The City of Polson reserves the right to revoke this permit, terminate or  enjoin 

the use of the structure or property, should the applicants, their heirs or 
assigns violate the standards of the Polson Development Code, or any 
Condition on this permit.  

 
19. This Special Use Permit is valid for construction to be completed within two 

years from the date of issuance.  The permit may be extended for one 
additional year if the applicants request an extension of time prior to the 
expiration date.   

 
*THE BOARD IS ENCOURAGED TO VISIT THE SITE AND BECOME 
ACQUAINTED WITH THE PROPOSAL.  THE BOARD IS ENCOURAGED TO 
CALL THE PLANNING STAFF @ 883-8214 FOR ANY QUESTIONS OR 
CLARIFICATIONS.  
 



Site Context Aerial Photo

Special Use Permit Application Packet

Project:  101 Whitewater Building (new construction)

Owner:  Nate Modderman
Location: Lot 14C; Ridgewater Phase 4, Polson, MT
Zoning: HCZD Highway Commercial Zoning District
Plans by: Drawings prepared by Paul Bishop, Polson MT

Note:  Owner also has adjacent property (lot 15 C) referred to as the 
"Whitewater Building" under constriction under a previously granted Special 
Use Permit.

1

Ridgewater Plat / Location Map

Subject
Property

KRMC 
clinic site

Swimming 
Pool

Walmart
Project

Site

Hotel
site

CONTENTS
1    Project information
2    Site survey
3    Site plan
4    Schematic floor plan
5    North & South Building Elevations
6    East & West Building Elevations
7    Exterior views of building
8    Exterior views of building
9    Parking plan
10  Impervious surface plan
11  Emergency services plan

Whitewater Bldg.
(under construction)

ATTACHMENTS
Stormwater management plan
Landscaping plan 
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SITE SURVEY
NTS
Survey imagery and topography by Carstens Surveying

SITE PLAT MAP
NTS
by Carstens Surveying
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Note
C 

Note A:  Connect proposed 101 Whitewater Place parking area to 
Whitewater Building parking area per previous SUP agreement.

Note B:  See stormwater management plan for parking area drainage.

Note C:  One way traffic flow for drive-through window coffee shop.

Trash

PARKING CALCULATIONS

Parking Space Reduction:

The Owner is requesting a reduction in the 
number of required parking spaces.  The following 
mitigating circumstances are offered for 
consideration.

1.  The Coffee Shop has a particularly high 
parking requirement compared to the actual use 
patterns (primarily drive through and pick up 
service).

2.  The gymnastics and workout gym have 
primary use hours that do not coincide with the 
normal 8 to 5 business day.  Any overflow parking 
can be accomodated after hours at the adjacent 
Whitewater Building parking area which is 100% 
day time use.

3.  The gymnastics program has a lot of drop-off 
and pick-up traffic, with very little on-site parking 
need.

4.  The gymnastics program and the workout gym 
have large spaces with comparitively small 
numbers of people at any given time.

Summary:  The Owner asks that the parking 
requirement of 44 spaces be reduced by 5 spaces.
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Parking Area & Drive-Thru
(13,878 sq.ft.)

Sidewalks
(2,052 sq.ft.)

Proposed Building
(12,674 sq.ft.)

Rear patios
(215 sq.ft.)

IMPERVIOUS SURFACE CALCULATIONS: 

43,560 sq.ft.    Total site area

12,674 sq.ft.    Proposed building footprint
13,878 sq.ft.    Parking area and drive-thru lane
2,052 sq.ft.    Sidewalks and coffee patio
215 sq.ft.    Rear patio areas
396 sq.ft.    Window awnings
29,215 sq.ft.    Total impervious surface

29,215 / 43,560 = 67% impervious surface coverage

Allowable impervious surface = 80%   (OK)

Note:
For the purposes of the impervious surface calculations 
the subject property has been considered "flat ground" 
(slope between 0% to 8%).  See site survey by Carstens.Window awnings

(396 sq.ft.)
Patio

Paved
drive-thru

Total site area = 1 acre
(43,560 sq.ft.) 
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EMERGENCY SERVICES PLAN

Fire Department
Fire hydrants are available to the site as shown.  
Distance to Polson Fire Department Station #1 is 
2.8 miles.  Response time is approx. 5 minutes.

This building is not proposed to be served by an 
internal fire sprinkler system.  It is designed to 
meet all applicable building and fire codes.

Police
The distance to the Polson Police Department 
offices is 2.8 miles.  Response time is approx. 5 
minutes.

Ambulance
The site is served by Polson/Ronan Ambulance 
Services and is approx. 3.6 miles from the St. 
Joseph Hospital emergency room.

General site security and access
The site and building will be accessible, well lit and 
generally safe and secure.  No safety concerns are 
anticipated from the proposed building uses.

The adjacent Whitewater Building project was 
previously approved with a condition that the 
parking areas for the Whitewater Building and the 
proposed 101 Whitewater Building be linked, as 
shown.

Emergency access
from Whitewater Place

Emergency access
from Ridgewater Dr. 

Note:
This Building is not planned 
with a fire sprinkler system

Emergency access through adjacent parking
area per SUP conditions for previous Whitewater 
Building approval

101 Whitewater
BuildingWhitewater

Building (under
construction)

Main entry
point

Main entry
points

Secondary entry
points

Fire
hydrant

Emergency services 
approach from Highway 93 
via Ridgewater Drive
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Stormwater Report – DEQ8 
Under the Administrative Rules of Montana (ARM) section 17.36.310 the State provides regulations for 

subdivision stormwater drainage mitigation.  The following report is based upon the requirements in the 

Montana Department of Environmental Quality's (DEQ) Circular DEQ8 MONTANA STANDARDS FOR 

SUBDIVISION STORMWATER DRAINAGE, 2002 Edition, specifically section 1.1 ENGINEERING REPORT. 

Special Project Note:  The intent of this project is to take an undeveloped 1 acre tract in a new 

commercial subdivision and install a four-unit structure with associated parking lot. 

1.1.1 - General Information 

 A. Identification of the subdivision 

The subject parcel is labeled as Tract 14C of the Ridgewater Phase 4 Commercial 

Subdivision in Section 11, Township 22 North, Range 20 West.  The tract is a 1.000 acre 

parcel created by platting in Polson, MT. 

 B. Name and mailing address of the owner 

The subject property is owned by: 

Nate Modderman 

410 Sherman Lane 

Bigfork, MT 59911 

1.1.2 - Extent of the storm drainage, including 

The methodology for computation of peak flow rates will be the rational method, which 

is permitted by DEQ8 section 2.1 for areas of less than 200 acres.  The rational method 

consists of the equation Q = K x C x I x A where: 

   Q = peak flow rate in cubic feet per second 

   K = frequency correction factor, 

    being 1.00 for 2-yr and 10-yr storm frequencies 

    being 1.25 for the 100-yr storm frequency 

   C = runoff coefficient, 

    being 0.9 for roofs, asphalt, sidewalks 

    being 0.3 for native state surfaces 

    being 0.1 for lawns and landscaped areas 

   I = rainfall intensity in inches per hour 

   A = area of study in acres 

  The methodology for computation of runoff volumes will be a modification of the rational 

  method.  The volume computation equation is V = C x D x A where: 

   V = runoff volume in cubic feet 

   C = runoff coefficient, 

    being 0.9 for roofs, asphalt, sidewalks 

    being 0.3 for native state surfaces 

    being 0.1 for lawns and landscaped areas 

   D = rainfall depth in feet 

   A = area of study in square feet 

Concerning the rainfall intensity I, a computation of time of concentration ( Tc ) must be 

performed.  With this value, the DEQ8 document provides 2-yr storm intensity rates in 

Appendix A based upon the one-hour storm event.  This report chooses to utilize the 

Kalispell rainfall values. 

Concerning the rainfall depth D, the 2-yr one-hour event is shown in DEQ8 Appendix A for 

Kalispell to have a depth of 0.48 inches. 
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A. Delineation of drainage areas within the subdivision, estimates of peak flows generated  within 
these drainage areas, and estimates of flow volumes, if detention ponds or other storage facilities 
are included in the design, 

The pre-project and post-project drainage areas are generally defined as the area within 

the property line of the project, being 1.00 acres.  The areas surrounding this project site 

are either developed lots, curbed streets or undeveloped lots that drain away from the 

project site.  Therefore, no off-site drainage calculations are necessary. 

Post-project the site will also be protected by surrounding streets and development. 

 Area 1 - Around Building 

This area is the lawn / landscaping surrounding the building on all sides except the front.  

The area measures 9,000 square feet and will have a "C" value of 0.1.  The time of 

concentration is very short because of the narrow dimensions, so it is assumed to be 5 

minutes. 

Peak runoff flowrate can be calculated as: 

 Q = C x I x A = 0.1 x 2.06 in/hr x 0.207 acres = 0.0012 cfs 

Volume of runoff can be calculated as: 

 V = C x D x A = 0.1 x 0.04 ft x 9,000 sq ft = 36 cu ft 

This area will be allowed to drain off the site in an uncontrolled fashion for two reasons.  

First, it is a very small flow spread over a long distance.  Second, the very narrow 

dimensions of the drainage area make it very difficult to collect the flow. 

 Area 2 - Building Roof 

This area is the roof of the building.  The area measures 200 ft x 64 ft = 12,800 square feet 

and will have a "C" value of 0.9.  The time of concentration is very short because of the 

high rate of imperviousness, so it is assumed to be 5 minutes. 

Peak runoff flowrate can be calculated as: 

 Q = C x I x A = 0.9 x 2.06 in/hr x 0.2938 acres = 0.545 cfs 

Volume of runoff can be calculated as: 

 V = C x D x A = 0.9 x 0.04 ft x 12,800 sq ft = 820.8 cu ft 

This area will be collected by roof drains and directed to a stormwater mitigation facility. 

 Area 3 - In Front of the Building 

This area is a combination of sidewalk, lawn / landscaping, and parking lot.  It includes 

7,100 square feet of lawn / landscaping at "C" = 0.1 and 14,660 square feet of sidewalk / 

pavement at "C" = 0.9.  Combining these, the "C" value becomes: 

 Combined "C" = (0.1 x 7,100) + (0.9 x 14,660) / 21,760 = 0.63897 = 0.64 

The time of concentration is very short because of the large amount of impervious 

surfacing, so it is assumed to be 5 minutes. 

Peak runoff flowrate can be calculated as: 

 Q = C x I x A = 0.64 x 2.06 in/hr x 0.500 acres = 0.659 cfs 

Volume of runoff can be calculated as: 

 V = C x D x A = 0.64 x 0.04 ft x 21,760 sq ft = 557.1 cu ft 

This area will be collected by roof drains and directed to a stormwater mitigation facility. 
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B. Delineation of drainage areas outside the subdivision that flow through the subdivision, and 
estimates of peak flows generated within these drainage areas, 

The pre-project and post-project drainage areas are generally defined as the area within 

the property line of the project, being 1.00 acres.  The areas surrounding this project site 

are either developed lots, curbed streets or undeveloped lots that drain away from the 

project site.  Therefore, no off-site drainage calculations are necessary. 

C. For flows that originate outside the subdivision, provisions for passing these flows through the 
subdivision without flooding home sites or drain field sites (at a recurrence interval of 100 years), 
and without overtopping of roadways (at a recurrence interval of 10 years), 

Post-project the site will be protected by street on the southeast side and development  

on the southwest side.  This will essentially remove any off-site areas that drain through 

the project. 

The owner of the 1 acre tract has no control over areas outside the lot that may drain 

onto the roadway.  That responsibility belongs to the developer of the larger subdivision. 

No off-site flows will be allowed to enter the site and endanger the proposed structure.  

On-site grading will preclude this possibility. 

D. For flows that originate within the subdivision, provisions for detaining or retaining these 
flows, so that the peak flow (e.g. from the 2-year, 1-hour event) that leaves the subdivision after 
development does not exceed the peak flow before development, 

Pre-Project Flows Leaving the Site 

Ignoring the pre-project off-site flows, the runoff generated on the 1.0 acre tract in the 

native condition is as follows: 

 Peak Flowrate Q = C x I x A, where: 

  "C" is 0.3 because of the natural, native state of the site 

    "Tc" is calculated for sheet flow, 230 ft long, 2% slope, 0.15 "n" value to be  

30 minutes. 

  "I" at 30 minutes is 0.82 in/hr 

  "A" is 1.0 acres 

 Peak Flowrate Q = C x I x A = 0.3 x 0.82 in/hr x 1.0 acres = 0.246 cfs 

 Total Volume Runoff V = C x D x A, where: 

  "C" is 0.3 because of the natural, native state of the site 

    "D" is 0.48 inches over 1 hour, or 0.04 feet 

  "A" is 1.0 acres 

 Total Volume Runoff V = C x D x A = 0.3 x 0.04 ft x 43,560 sq ft = 522.7 cu ft 

Post-Project Flows Leaving the Site 

The flows from Area 1 will leave the site naturally, and they were found to be 0.0012 cfs at 

5 minutes and 36 cu ft over an hour.  This is only (0.0012 / 0.246) = 0.5% of the pre-project 

flowrate, so it is negligible and will not be further discussed. 

Totaling the flows from Area 2 and Area 3 finds: 

 Total Peak Flows = 0.545 cfs + 0.659 cfs = 1.204 cfs 

 Total Runoff Volume = 820.8 cu ft + 557.1 cu ft = 1,377.9 cu ft 
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This is a significant increase from the pre-project values of 0.246 cfs & 522.7 cu ft. 

Stormwater Capture, Storage and Infiltration 

Stormwater falling on the parking lot is directed to inlet grates.  These inlets pass the 

stormwater through a sump and oil separator tube and into a perforated infiltration 

chamber.  This chamber holds the runoff until it infiltrates into the natural alluvial soils 

which lay below the project site. 

Likewise, roof runoff is directed to the infiltration system through a system of underground 

piping. 

The volume available to store runoff is created by an 85 foot long perforated 48" 

diameter corrugated metal pipe.  This pipe is surrounded by a 5 ft deep and 5 ft wide 

bed of clean rock.  This rock is wrapped entirely in a non-woven geo-fabric to keep the 

fines in the soil from being washed into the matrix. 

Calculating the volume provided: 

 Volume in CMP = pi x radius2 = 3.14 x (2 ft)2 = 12.566 cu ft / linear ft 

 Volume in Rock = [ (rock x-section) - (CMP x-section) ] x 30% voids 

     = [ (5 ft x 5 ft) - (3.14 x ((2 ft)2) ] x 0.3 = 3.73 cu ft / linear ft 

 Volume = 12.566 cu ft + 3.73 cu ft = 16.296 cu ft / linear ft 

 Total Volume in 85 Linear Feet = 85 ft x 16.296 cu ft/linear ft = 1,385 cu ft 

This volume exceeds the calculated runoff value of the 2-year 1-hour storm, being 1,377.9 

cu ft. 

E. Where storm drainage is intended to be discharged into the ground, locations of nearby (within 
200 feet) wells and drain fields that may be impacted, or a statement that there are no wells or 
drain fields nearby. 

There are no known groundwater wells or drain fields within 200 feet of any of the 

stormwater infiltration features 

Water Quality Issues 
Under the Administrative Rules of Montana (ARM) section 17.36.310 (6): 

Storm water that reaches state surface waters must be treated prior to discharge if the reviewing 
authority determines that untreated storm water is likely to degrade the receiving waters. 

(a) minimum treatment of storm water consists of removal of settleable solids and 
floatable material. The reviewing authority may require more extensive treatment if 
deemed necessary to protect state waters from degradation; 

(b) plans for the treatment facility must be approved by the reviewing authority. 

The storm mitigation measures proposed for the subject parcel meet these requirements as follows: 

 Runoff collected on the parking lot area passes through an inlet grate into a structure with an 18 

inch deep sump that provides for separation of grits and gravels.  The inlet also utilizes a 

downward facing 90 degree bend to screen off oils and other floatables.  Finally stormwater is 

infiltrated into the soils rather than being discharged directly to surface waters. 

 Runoff from non-collected areas travels through lawn / turf, which provides biological filtration 
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Stormwater System Operations and Maintenance 
Operations and maintenance of the system for the subject parcel is rather simple and doesn’t require 

special skills. 

 Schedule 

o Twice per year (i.e. Spring and Fall) 

o After any rainfall event of more than ½” in 24 hours 

 Inspection Items 

o Building Roof Runoff Piping Systems 

 Inspect for any breakage and use hose & water to check for free flow 

 Locations 

 Roof drainage piping from building 

 Corrective actions 

 Repair breakage 

 Hire plumber to correct pipe blockages 

o Lawn Areas 

 Inspect for excess vegetation, debris, excess erosion and blockages 

 Locations 

 Whole property 

 Corrective Actions 

 Mow to control vegetation 

 Remove trash 

 Fill, compact, seed & mulch eroding soils 

 Excavate, seed & mulch ditches that fill with soils 

o Storm Inlets, Storage and Piping 

 Inspect grate for debris 

 Inspect inlet bottom for sediment in excess of 6 inches depth 

 Inspect stormwater piping for debris / sediment 

 Locations 

 At grate inlets in parking lot 

 Corrective Actions 

 Remove trash / organic debris 

 Remove grit and/or sediment in sumps 

 Hire plumber to correct pipe blockages 

 Unexpected Circumstances 

o If owner / maintenance personnel encounter difficulty that is not addressed here, they 

are encouraged to contact the design engineer (A2Z Engineering, 406.755.7888) or any 

other State registered professional civil engineer. 
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Appendix 

Post-Project Drainage Patterns Exhibit 

FEMA Firmette 

USDA USGS Soils Report 

Soils Test Pits Map, Photos & Logs 
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101 Whitewater Building 
SUPPLEMENTAL INFORMATION 

 

a.  Traffic flow and control 

  Auto traffic approaches the site via Ridgewater Drive from the Highway 93 “Walmart” intersection.  

No special traffic considerations are anticipated to be created by the proposed project.  It is the 

project developer’s understanding that an overall traffic control plan has been previously submitted 

to the City of Polson by the Ridgewater developer. 

 

b.  Access to and circulation within the property 

Traffic into and out of the main parking area will be via Whitewater Place.  Coffee Shop drive‐through 

patrons will utilize a single lane one‐way drive which exits onto Ridgewater Drive.  The proposed 

parking area is linked to the adjacent “Whitewater Building” parking to provide emergency, and 

convenience, access.  The connection is a condition of the previous approval for the Whitewater 

Building Special Use Permit. 

 

c.  Off‐street parking and loading 

  Off‐street parking is provided in one lot.  The developer is requesting a reduction in required parking 

spaces which reflects the use and use patterns of the proposed tenants.  No special loading needs are 

anticipated and thus no loading facilities are provided.   

 

d.  Refuse and service areas 

  A central trash enclosure / pickup area is provided. 

 

e.  Utilities 

  Sewer and water are provided to the site by the City of Polson municipal systems.  Underground 

electrical power is provided to the site by Mission Valley Power. 

 

f.  Screening and buffering 

  Buffer strips are provided for all sides of the property.  No fencing is anticipated. 

 

g.  Signs, yards, and other open spaces 

  Signage will be provided on the building façade.  Yards and open spaces are provided on all side of 

the proposed building. 

 

h.  Height, bulk, and location of structures 

  The proposed building height is well below the allowable height of 30 feet.  The building bulk is 

minimized by a varied height parapet and added architectural features like entry canopies, window 

awnings, and material changes.  The building is intended to be a sister facility to the neighboring 

“Whitewater Building” currently under construction. 

 

i.  Location of proposed open space uses 

  The proposed design provides open space at all sides of the building.  Open space uses will be limited 

to landscaped areas and simple outdoor areas for the building tenants. 



 

j.  Hours and manner of operation 

  Coffee shop will operate from 7AM to 7PM 

  The gymnastics program will be open from 9AM to 8PM 

  The workout gym will be open 24 hours 

  The financial services will be open from 8AM to 5PM 

 

k.  Noise, light, dust, odors, fumes and vibration 

  No unusual noise, light, dust, odors, fumes and vibration are anticipated to be created by this project.  

Outdoor lighting will be selected which does not create glare for the neighboring residential areas. 
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