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Bonner County Planning Department 
“Protecting property rights and enhancing property value" 

1500 Highway 2, Suite 208, Sandpoint, Idaho 83864 
Phone (208) 265-1458 - Fax (866) 537-4935 
Email: planning@bonnercountyid.gov - Web site: www.bonnercountyid.gov 
 

Short Plat Administrative Decision Letter 
 

 
April 08, 2022 

Joseph and Kathlene Hester Family Trust, 
11611 W. Prairie Avenue, 

Post Falls, ID 83854 

Subject: Short Plat SS0007-21, Happy Meadows 2nd Addition (Block 1, Lots 1-10) 
  Preliminary Plat Administrative Decision Letter 

Encl:  A copy of Approved Preliminary Plat 

Dear Joseph and Kathleen Hester Family Trust, 

The referenced application is hereby administratively approved with conditions as of the date of 
this letter. 

The applicant or interested parties had 10 days from the date of the issuance of the staff report to 
provide written comment in response. As of the date of this decision letter no responses have been 

received in opposition of this project in the ten-day comment period since the release of the staff 

report. The ordinance and standards used in evaluating the application, the Findings of Facts, the 
Conclusions of Law and the Conditions of Approval imposed are as follows: 

 

Applicable Bonner County Revised Code Standards: 

The following sections of BCRC, Title 12, apply to this project: 

BCRC 12-2.6 Abandonments, Appeals, Complaints, Exceptions, Fees, Modifications, Public 

Hearings, Application Processing 
BCRC 12-264 Administrative Exceptions 

BCRC 12-268  Application Process, General Provisions 

BCRC 12-411 Density and Dimensional Standards: Forestry, Agricultural/Forestry and Rural 
Zones 

BCRC 12-610  Applicability/ Qualifications 
BCRC 12-611  Definitions 

BCRC 12-612.A Replatting Required 
BCRC 12-620  Design Standards: General 

BCRC 12-621  Design Standards: Lot Design 
BCRC 12-623  Design Standards: Services and Utilities 

BCRC 12-624  Design Standards: Roads and Access 

BCRC 12-625  Design Standards: Trails and Parks 
BCRC 12-626  Design Standards: Environmental Features 

BCRC 12-627  Subdivisions in the Commercial and Rural Service Center Districts 
BCRC 12-640  Subdivisions, Processing of Subdivision Applications, General 
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BCRC 12-641  Subdivisions, Pre-application review 

BCRC 12-642  Preliminary Plat, Contents of Application 
BCRC 12-644  Improvement Plan Required, Contents 

BCRC 12-645 Standards for review of Applications for Preliminary Plat of all Subdivisions 
BCRC 12-646 Final Plat, Contents 

BCRC 12-647 Endorsements to be shown on Final Plat 
BCRC 12-648 Procedure for Final Plat Review and Approval 

BCRC 12-649 Digital Submission of Final Plat 
BCRC 12-650 Application/ Contents of Preliminary Plats for Short Plat Procedure 

BCRC 12-651 Short Plat, Procedure for approval of Preliminary Plat 

BCRC 12-652   Short Plat, Contents of Final Plat, Procedure for Approval of Final Plat  
BCRC 12-7.1  Shorelines 

BCRC 12-7.2  Grading, Storm water Management and Erosion Control 
BCRC 12-7.3  Wetlands 

BCRC 12-7.4  Wildlife 
BCRC 12-7.5  Flood Damage Prevention 

BCRC 12-7.6 Hillsides 

 

Findings of Facts:  

1. The site consists of 50.207 acres of part platted and part unplatted land.  

2. Parcel Number RP013940010020A exists as Lot 2 of Block 2 of Happy Meadows, 1st Addition 

subdivision, per instrument no. 992083, recorded at Page 52 of Book 17 of Plats, records of 
Bonner County, Idaho. This parcel was platted through a process of Minor Land Division and 

recorded with Bonner County on September 21, 2021.  

3. The other two parcels, RP54N03W264050A and RP54N03W264300A, exist as unplatted parcels 
of land. 

4. The current zoning of the subject property is Rural 5 and the land use designation is Rural 
Residential. 

5. The site is currently undeveloped. 

6. The site is accessed off United States Highway, Idaho Transportation Department owned public 

right-of-way. The highway has a speed limit of 65 miles per hour. Encroachment permits no. 1-
21-346 and 1-21-347 provided by the Idaho Transportation Department allowing access to 

Sunshine Meadows and Happy Meadows from United States Highway 95, were submitted as 

part of this application. 

7. Lots 1 through 10 of Block 1 of the proposed subdivision are intended to be accessed by the 

following roads and easements: 

a. Sunshine Meadows, a 60 feet wide private easement for ingress/ egress and utilities 

(recorded through Instrument No. 992083 in Bonner County records); 

b. Happy Meadows, 60 feet wide private easement for ingress/ egress and utilities (part 

proposed and part recorded through Instrument No. 992083 in Bonner County records), 
and; 
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c. A 40 feet wide private easement (recorded through Instrument No. 493141 in Bonner 

County records) via Mara Meadows, 20 feet wide private road recorded through 
Instrument No 343097 in records of Bonner County. 

8. Site does not contain mapped slopes of over 30% grade. (United States Geological Survey) 

9. Site does not contain mapped wetlands. (United States Fish and Wildlife Services) 

10. Site does not contain any river, streams or fronts on any waterbodies. (National Hydrography 
Dataset, United States Geological Survey) 

11. Site is located within Flood Zone X, per FIRM panels 16017C1150E and 16017C1375E, effective 
November 18, 2009. The proposal would not require any further floodplain review. 

12. Idaho Department of Fish and Game, U.S. Fish and Wildlife Services or any other public 

agencies did not identify presence of any critical wildlife habitats on the subject site. 

13. Water: The proposed lots will be served by individual wells. A water availability report, prepared 

by Harmony Warren (Warren Geo), an Idaho State registered professional geologist, was 
submitted as part of the application. The report states that “it is Warren Geo’s professional 

opinion that the Site is capable of transmitting enough groundwater to supply up to 10 wells 
and not likely impact nearby existing domestic wells.” 

14. The proposed lots are intended to be served by individual septic systems and drain fields. 

15. The site is currently served or has the potential to be served by Selkirk Fire District, Northern 

Lights., Inc., Lake Pend Oreille School District #84, Pend Oreille Hospital District and Bonner 

County Ambulance District. 

16. The proposed preliminary plat has been evaluated as per the applicable Bonner County Revised 

Code Standards. See the staff review above and the conditions of approval below. 

Conclusions of Law: 

Based upon the findings of fact, the following conclusions of law are adopted: 

Conclusion 1: The proposed subdivision is in accord with the purposes of this Title and of the 

zoning district in which it is located. 

Conclusion 2: The site is physically suitable for the proposed development. 

Conclusion 3: The design of the proposed subdivision will not adversely impact Bonner 

County’s natural resources, as identified in the comprehensive plan. Any adverse 
impacts or potential for impacts shall be mitigated as a condition of approval. 

 Staff: See Conditions of Approval. 

Conclusion 4: The public and private services, including but not limited to water, sewer 

services, solid waste, fire protection, emergency services, and school facilities 
and transportation, which will serve the proposed subdivision are adequate for 

the needs of future residents or users. 
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Conclusion 5: The proposed subdivision will not cause circumstances to exist that will cause 

future residents or the public at large to be exposed to hazards to health or 
safety. 

Conclusion 6: The design of the proposed subdivision or related improvements will provide for 
coordinated access with the county system of roads and with adjacent properties 

and will not impede the use of public easements for access to, or through the 
proposed subdivision. The proposed transportation system is designed to 

adequately and safely serve the future residents or users without adversely 
impacting the existing transportation system by reducing the quality or level of 

service or creating hazards or congestion. 

Staff: See Conditions of Approval. 

Conclusion 7: The proposed subdivision is designed to comply with the design criteria for 

subdivisions set forth in Subchapter 6.2 of this chapter. 

Conclusion 8: The proposed subdivision is in accord with the Bonner County Comprehensive 

Plan. 

Conditions of Approval: 

1. As per BCRC 12-623.D , one of the following conditions shall be satisfied: 

a. Prior to final plat, an approved water and fire hydrant system capable of providing 

one thousand (1,000) gallons per minute for a minimum of two (2) hours where a 

community water system exists or is proposed as part of the development and is 
capable of delivering the pressurized water supply necessary for delivering fire flows 

as prescribed by the international fire code, as adopted by the state fire marshal, 
and such later editions as may be so published and adopted by the state fire 

marshal, or as amended, modified or superseded, and incorporated herein by 
reference with a copy on file with the office of the clerk of the board of county 

commissioners, and hereinafter referred to as IFC. 

b. A note on the final subdivision plat stating: "At the time of building location permit or 

building permit, the lot owner shall install a minimum two thousand (2,000) gallon 

water storage system, meeting IFC standards". Refill on demand is not required to 
meet IFC standards. 

c. A note on the final subdivision plat stating: "The installation of an approved IFC 
residential fire suppression sprinkler system is required in all newly constructed 

residences". 

d. Prior to final plat, a manmade or natural water source with a dry hydrant capable of 

delivering adequate water supply as prescribed by IFC. 

e. A note on the final subdivision plat stating: "At the time of building permit or building 

location permit, the lot owner shall install an approved fire suppression method to 

the satisfaction of Bonner County". 

2. Access to proposed lots is provided through extension of existing private road – either 

Sunshine Meadows or Happy Meadows. The preliminary plat shows extension of Happy 
Meadows while the road design and profile shows extension of Sunshine Meadows. Reconcile 
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the drawings to clarify which private road is being extended. 

3. As per BCRC 12-624.C and BCRC 12-642.C.2, road design and profile plans for Sunshine 
Meadows and Happy Meadows were submitted as part of the application on January 31, 

2022. The plans were routed to the County Engineer for review on February 03, 2022. The 
engineer deemed the application incomplete requesting completion of the road design and 

profile drawings as per comments made in the review memo sent to applicant on March 01, 
2022. The road design and profile plans remain in review till the all conditions, as stated by 

the County Engineer, are met. It is to be noted that these conditions may be modified by 
the County Engineer upon further review of the project. See Bonner County Engineer 

Department Memorandum dated February 10, 2022. 

4. As per BCRC 12-642.C.2, the road design and profile plans must be stamped and signed by 
an Idaho licensed engineer. 

5. As per BCRC 12-642.B.1 and BCRC 12-642.B.2, the plat should show road patterns in the 
vicinity of the plat and/or abutting roads. Show Akin Back Ranch Road and Pine Meadow on 

the plat along with their recording information. 

6. As per BCRC 12-642.B.7, show any existing wells, springs, drainage channels, overhead or 

underground utility lines, structures, sanitary sewers or culverts within the tract, if not 
already shown. 

7. As per BCRC 12-642.B.8, proposed method of solid waste disposal should be shown on the 

plat notes. 

8. As per BCRC 12-647.I, a place for lienholder’s approval shall be included on the plat 

certificate page, if applicable. 

9. Following the approval of preliminary plat, the applicant shall submit a final plat to the 

Planning Department, pursuant to BCRC 12-646, BCRC 12-647 and BCRC 12-648. 

10. As per BCRC 12-649, applicants are required to submit a digital copy of the subdivision plat 

in addition to the hard copy final plat submitted for recordation. Refer to BCRC 12-649 for 
specific requirements of digital final plat submission. 

11. As per BCRC 12-651.G, the preliminary short plat shall be valid for a period not to exceed 

two (2) calendar years from the date of approval.  Within two (2) years of the approval of 
the preliminary plat, the applicant shall submit the final plat to the Planning Director.  At 

any time prior to the expiration date of the preliminary plat, an applicant may make a single 
written request to the Planning Director for an extension of the preliminary plat for a period 

of up to two (2) years. The board may consider such request for extension at any regular 
business meeting. The extension request must be approved or denied prior to the expiration 

date of the preliminary plat. 

12. As per BCRC 12-7.2, a stormwater management plan was submitted as part of the 

application on January 31, 2022. The plans were routed to the County Engineer for review 

on February 03, 2022. The engineer deemed the application incomplete requesting 
completion of stormwater management plans as per comments made in the review memo 

sent to the applicant on March 01, 2022. The stormwater management plans remain in 
review till all the conditions, as stated by the County Engineer are met. It is to be noted that 

these conditions may be modified by the County Engineer upon further review of the 
project. See Bonner County Engineer Department Memorandum dated February 10, 2022. 
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NOTE: Any determination made by the Planning Director or his designee in the administration of 
this decision may be appealed to the Board of County Commissioners by notifying the Planning 

Director in writing of the intent to appeal within ten (10) calendar days from the date of this 
determination. (BCRC 12-653(h)). 

Following any final decision concerning a site-specific land use request, the applicant has a right to 

request a regulatory taking analysis pursuant to Section 67-8003, Idaho Code (Idaho Code §67-
6535(3)). 

Please contact this department if you have any questions. 

Sincerely, 

 
 

 
       April 08, 2022 

Jacob Gabell, Date 

Assistant Planning Director 
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