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Project Summary

The applicant is requesting to subdivide and plat an approximately 32.67 -acre parcel into
twenty -four (24) residential lots ranging from approximately one (1) to three (3) acres each
and one stormwater tract. The property is zoned Suburban. The subject pr operty is located

off Baldy Mountain Rd in Section 16, Township 57 North, Range 2 West, Boise Meridian,
Bonner County Idaho. This project is located in the Syringa Heights Water District and
Northside Fire District service areas, and the Area of Impact for the City of Sandpoint.

The site has frontage on and is accessed via Baldy Mountain Rd , a paved county -owned and
maintained road.  Access will be provided through the subdivision via the planned Deerfield
Drive.

Deerfield Drive is proposedto be a county -owne d, privately maintained right -of-way with a
paved surface. The right -of-way width is planned to be 60' and the travel width of the
proposed road is planned to be 24'. The road grade is planned to be 2.10% at its steepest

point.
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The site is adjacent to the City of Sandpoint.  With the exception of  a located within the City
of Sandpoint to the east, the entire site is surrounded by Suburban -zoned land.

Applicable Laws :

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

BCRC 12-268 Application Process, General Provisions
BCRC 12-412 Density and Dimensional Standards: Suburban, Commercial,
Industrial, Rural Service Center, Recreation and Alpine Village Zones
BCRC 12-610 Applicability / Qualifications
BCRC 12-611 Definitions
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 12-626 Design Standards: Environmental Features
BCRC 12-640 Subdivisions, Processing of Subdivision Applications, General
BCRC 12-641 Subdivisions, Pre -application review
BCRC 12-642 Preliminary Plat, Contents of Application
BCRC 12-643 Subdivisions, Procedure for processing Preliminary Plats
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 on 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 12-7.6 Hillsides
BCRC Title 14 Flood Damage Prevention
Background
A. Site D ata:
1 Use: The property currently exists as vacant land
1 Platted/ Unplatted: The siteis  unplatted .
1 Size: Approximately 32.67 acres
i Zone: Suburban
 Land Use: Suburban Growth Area

B. Access:
1 The site has frontage on and is accessed via Baldy Mountain Rd, a paved county -

owned and county -maintained road. Access will be provided through the subdivision
via the planned Deerfield Drive.

File S0001 -25 August 14 , 2025 Page 5 of 52



1

Deerfield Drive will be a privately maintained public road with a paved surface. The
right - of -way width is planned to be 60" and the travel width of the proposed road is
planned to be 24'. The road grade is planned to be 2.10% at its steepest point.

The site is adjacent to the City of Sandpoint. With the exception of a lot located
within the City of Sandpoint to the east, the entire site is surrounded by Suburban -
zoned land.

C. Environmental Factors:

1 The site generally slopes from the north to the south with the highest point being in
the northeast corner of the property. The southernmost portion of the site is the
steepest with a slope of approximately 24 -43% on the HOA open space/stormwater
lot.

1 This steep embankment slopes downward from the flatter buildable upland areas to
Syringa Creek which borders the southern portion of the site.

9 Several natural drainages cut through the site and drain generally from the northeast
to southwest.

1 The upland portions of the site have a moderate slope ranging from approximately
1% 8% slopes. There are no other substantial geologic or topographic feature on the
site.

1 The site contains mapped wetlands. Syringa Creek borders the southernmost
property line and a wetland delineation has been conducted.

9 Several natural seasonal drainages cut through the site and drain generally from the
northeast to southwest.

9 The southern -mo st portion of the site is within
Letter of Map Revision is in process to remove this area from the SFHA or to positively
identify a defined Base Flood Elevation for the site . The rest of the site is not within
a Special Flood Hazard Area.

I The mapped s oil type on the site is Mission Silt Loam.

9 No critical wildlife habitat has been mapped on or within the vicinity of the subject
property .

D. Services:

1 Water: A will -serve letter from Syringa Heights Water District has been submitted to
this file.

1 Sewer : Individual septic systems are planned

1 Power: Avista (per application)

9 Fire: Northside Fire District

1 Solid waste: Solid waste disposal is to be the responsibility of the individual lot
owners, per the submitted plat.

9 School District: Lake Pend Oreille School District #84

9 Ambulance District: Bonner Co unty Ambulance District

9 Hospital District: Pend Oreille Hospital District

E. Comprehensive Plan, Zoning and Current Land Use

Compass Land Use Zoning Current Use &
Density
Site Suburban Growth Area Suburban (S) Residential

File S0001 -25 August 14 , 2025 Page 6 of 52
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North Suburban Growth Area Suburban (S) Residential

East Suburban Growth Area Suburban (S) & City of Sandpoint Residential
South Suburban Growth Area Suburban (S) Residential
West Suburban Growth Area Suburban (S) Residential

S0001-25 Deerfield - Aerial
¥ 1 =

" Drivewsy Road Functional Class Ownership gl other values=> SPeedLlimits  County Maintzined Lozal: Ramp a 415 a3 mi
° ite === Mgzjor Collector “™ Bonner County Surface Type ZEMPH ™ Bonner County I:l Paroels 2 2.5 2.5 km
7 Minor Calleetor — Unknown S HotMix Asphelt = 35 MpH Road Certerlines \

Secondary BannarGaumy Fannng \n«@}

File SO001 -25 August 14 , 2025 Page 7 of 52



50001-25 Deerfield - SGA Land Use
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S0001-25 Deerfield - Slopes
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S0001-25 Deerfield - Floodplain
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S0001-25 Deerfield - Soils {Mission silt loam)
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Agency and Public Comments:

The application was noticed to the City of Sandpoint for comment on April 17, 2025 and to
agencies for comment  on May 27, 2025 , July 8, 2025 & July 25, 2025

The following agencies replied with comments
Panhandle Health District 1 5/2/2025 & 6/18/2025
Northside Fire via  Selkirk Fire Rescue, & EMS i 6/3/2025
Bonner County Road & Bridge T 5/12/2025 & 6/3/2025
City of Sandpoint T 5/12/2025

The foll owing agencies provided Ano commento replie
Idaho Transportation Department T 5/5/2025 ,5/28/2025, 5/29/2025

Bonner County Historical Society i 5/6/2025

Idaho Department of Environmental Quality T 5/8/2025 & 6/18/2025

No other agencies responded as of the date this report was published

Public comments have been received on this application. These have been added to the
record and forwarded to the decision -making body for review.

Standards Review:
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BCRC Code

Standard for

Required

Provided

12-268

12-412

12-610.B

12-620

12-621

File SO001 -25

Application
Process, General
Provisions

Density and
Dimensional
Standards:
Suburban Zone

Conformance with
BCRC Title 12

General

Lot Design

Agency Routing

Minimum Lot Size required
is one (1) acre for the
Suburban (S) District
where urban water service
is provided .

Minimum Lot Size required
is one (1) acre for the
Suburban (S) District
where urban water service
is provided.

Easements, constraints,
reserved land areas to be
shown and marked on the
plats.

All proposed lots or parcels
which are three hundred
feet (300") or less in width
shall maintain a depth to
width ratio of not greater
than three point two to one

August 14 , 2025

The application was routed to

the City of Sandpoint for

comment on April 17, 2025 and

to agencies for comment on May
27, 2025 & July 8, 2025 & July
25, 2025 .

Proposed lot sizes are adequate;
the lots in this subdivision are
proposed to be served by
individual septic systems and
Syringa Heights Water District
The p roposal is consistent with
the Suburban Zone as outlined
at BCRC 12 -324.

The lots in this subdivision are
proposed to be served by
individual septic systems and
Syringa Heights Water District
Per BCRC 12 -412, all proposed
lots shall include a sanitary
restriction lift on the final plat.
This must be included on the
face of the final plat for this
subdivision. This sanitary
restriction lift must include a
space for the signature of an
appropri ate representative of
the Panhandle Health District.

The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

The site is proposed to be
served by Avista (perthe
application) andis located
within Northside Fire District.

Proposal complies.  Application
deemed complete by staff. Plat
is stamped by a licensed Idaho
surveyor.

See Conditions of Approval.

The depth to width ratio of the
lots in the proposed subdivision
are all under the required ratio s.
The proposed s izes of those lots
with s ubmerged lands in the
proposed plat are much larger
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(3.2:1); and lots which are
more than three hundred
feet (300") in width shall
maintain a depth to width
ratio of not greater than
four point two to one
(4.2:1).

All proposed lots or parcels
one hundred feet (100" or
less in width shall be
designed so that the angle
of intersection of the side
lot lines with the fronting

road is between eighty  -five

(85) and ninety  -five
degrees (95°), for a

distance of notlesstha n

fifty feet (50") from the
point of intersection.
Submerged lands are not
to be included when
determining the depth to
width calculation.

Submerged lands not to be

12-622 Submerged Lands counted towards density
calculations.
Urban water is required for
12-623.A Urban services lots under 2.5 acres but
equal to or greater than 1
acre.
File S0001 -25 August 14 , 2025

than the one -acre minimum.
Submerged lands are not being
counted towards minimum lot
size requirements.

See attached appendices.

The proposed sizes of those lots
with s ubmerged lands in the
proposed plat are much larger
than the one -acre minimum

Submerged lands are not being
counted towards minimum lot
size requirements.

The lots in this subdivision are
proposed to be served by
individual septic systems and
Syringa Heights Water District

Per BCRC 12 -412, all proposed
lots shall include a sanitary
restriction lift on the final plat.
This must be included on the
face of the final plat for this
subdivision. This sanitary
restriction lift must include a
space for the signature of an
appropri ate representative of
the Panhandle Health District.

The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.
The site is proposed to be
served by Avista (per the
Page 13 of 52



application) and is located
within Northside Fire District

The lots in this subdivision are
proposed to be served by
individual septic systems and
Syringa Heights Water District.
Per BCRC 12 -412, all proposed
lots shall include a sanitary
restriction lift on the final plat.
This must be included on the
face of the final plat for this
subdivision. This sanitary

Lots to be served by restriction lift must include a
12-623.B Water supply Syringa Heights Water space for the signature of an
District . appropri ate representative of

the Panhandle Health District
The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

See Conditions of Approval.

Per BCRC 12 -412, all proposed
lots shall include a sanitary
restriction lift on the final plat.
This must be included on the
face of the final plat for this
subdivision. This sanitary
restriction lift must include a
space for the signature of an

Sewage disposal method s appropri ate representative of

12-623.C Sewage disposal proposed to be individual the Panhandle Health District
septic systems . The Zoning Commission

acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

See Conditions of Approval.

A note will be placed on the final
plat to address fire hazard and

defensible space issues.
. L Assessment of fire risk
Fire Plan/Fire risk

) ) The Zoning C ommission
12-623.D assessment Fire protection plan acknowledged fire safety

Defensible space plan concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
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12-624.A

12-624.B

12-624.C

12-624.D

12-625

12-626.A

File SO001 -25

Road name

Road standards

Legal access

Public road

frontage

Trails and Parks

Natural Hazards

Unique road names for new
roads.

Road to be designed to
meet private road
standards of BCRC Title 12,
Appendix A.

Legal access to each
proposed lot

For lots less than 5 acres in
size, direct frontage and
direct access to public
roads required.

Bonner County Trails Plan

Public Access, Parks and
Facilities

Subdivision to be designed
around identified natural
hazards

August 14 , 2025

with the proposed conditions of
approval.

See Conditions of Approval.

The road serving this proposed
subdivision will be a new road
named Deerfield Drive

See Conditions of Approval.

The project proposes no private
roads within the subdivision.
These standards are not
applicable.

All lots are proposed to have
direct frontage  and access on
roads proposed to be dedicated
to the public . Project complies.

See Conditions of Approval.

Project complies . All roads
proposed within the subdivision
shall be dedicated to the public.

See Conditions of Approval.

Not A pplicable. An approved
county trails plan does not exist.

This proposal is being designed
around existing natural hazards.
The southernmost portion of the
site is the steepest with a slope

of approximately 24  -43% on the

HOA open space/stormwater lot.
The site is not located within
designated floodway. A portion
of this site is  located within
Flood Zone A per FIRM Panel
Number 16017C0715E,

Effective Date 11/18/2009 . A
LOMC/LOMR is pending on the
parcel to either remove the site
from the Special Flood Hazard
Area or to determine a base
flood elevation for the site. If
the site is not removed from the
SFHA through the LOMC/LOMR
process a Floodplain
Development Permit approval
will be required for the
subdivision to demonstrate
compliance with BCRC Title 14,
including but not limited to
BCRC 14-501.L -O.
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12-626.B

12-642.A

12-642.B

12-642.B.1

12-642.B.2

12-642.B.3

File SO001 -25

Conformance with
BCRC 12-7

Application
Content

Application
Content

Plat Content

Plat Content

Plat Content

Conformance with
environmental standards.

Application form

Preliminary Plat, prepared
by Idaho licensed surveyor,
showing parcels to be
created.

Subdivision name,
geographic grid, north
arrow, and vicinity map,
vicinity road pattern.

Boundary line of tract to be
subdivided, intersection
property lines, abutting
roads, names and
addresses of adjoining
owners shown in their
respective places of
ownership on the plat.

Location, dimensions and
area of proposed lots. Lot
numbering.

August 14 , 2025

The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

The Zoning C ommission
acknowledged fire safety
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

The Zoning C ommission
acknowledged stormwater
management and water runoff
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

See Conditions of Approval.

The project has been reviewed
to meet the requirements of
Title 12, Chapter 7. See below.

Proposal complies.  Application
deemed complete by staff. Plat
is stamped by a licensed Idaho
surveyor.

Proposal complies. Application
deemed complete by staff. Plat
is stamped by a licensed Idaho
surveyor.

Proposal complies.  Application
deemed complete by staff. Plat
is stamped by a licensed Idaho
surveyor.

Not all adjoining owners are
shown in their respective places
of ownership on the plat.

See Conditions of Approval.

Proposal complies.  Application
deemed complete by staff. Plat
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12-642.B.4

12-642.B.5

12-642.B.6

12-642.B.7

12-642.B.8

File SO001 -25

Plat Content

Plat Content

Plat Content

Plat Content

Plat Content

Location, dimensions and
tentative names of
proposed streets and
roads.

Sufficient contours to show
the shape of the land and
extending at least one
hundred feet beyond the
subdivision limits.

Location of water courses,
floodplains per FIRMs with
BFEs.

Existing wells, springs,
wetland boundaries,
wetland delineations,
drainage channels,
overhead and underground
utility lines, structures,
sanitary sewers and
culverts within the tract.

Proposed method of water
supply, sewage and solid
waste disposal.

August 14 , 2025

is stamped by a licensed Idaho
surveyor.

Proposal complies.  Application
deemed complete by staff. Plat
is stamped by a licensed Idaho
surveyor.

No land contours appear to be
shown.

See Conditions of Approval.

A portion of this site is located
within Flood Zone A per FIRM
Panel Number 16017C0715E,

Effective Date 11/18/2009. A
LOMC/LOMR is pending on the
parcel to either remove the site
from the Special Flood Hazard
Area or to determine a base
flood elevation for the site. If
the site is not removed from the
SFHA through the LOMC/LOMR
process a Floodplain

Develo pment Permit approval
will be required for the
subdivision to demonstrate
compliance with BCRC Title 14,
including but not limited to
BCRC 14-501.L -O.

See Conditions of Approval.

Project complies . Plat was
prepared and stamped by a
professional surveyor.

Project complies.  Proposed
method of water supply, sewage
and solid waste disposal are all
addressed on the face of the
plat.

The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

The Zoning Commission
acknowledged stormwater
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12-642.B.9

12-642.B.10

12-642.B.11

12-642.C.2

12-643.A

12-643.B

12-643.1

12-644

File SO001 -25

Plat Content

Plat Content

Plat Content

Road design and
profile

Application filed

Public hearing

Validity of
Preliminary Plat

Improvements
Plan

All easements of record,
including sufficient data to
identify conveyance.

Purpose indication for
parcels reserved for public
dedication or common use
of property owners.

Statement for intended use
of lots.

Preliminary road design
and profile prepared,
stamped and signed by
Idaho licensed engineer.

In accord with 12 -268

In accord with 12 -268

The preliminary plat shall
be valid for a period not to
exceed two (2) years from
the date of approval.

Plan to be prepared by a
registered civil engineer.
Two copies to be provided.

August 14 , 2025

management and water runoff
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

Project complies. Plat was
prepared and stamped by a
professional surveyor.

Purpose indication for parcels
reserved for public dedication or
common use of property owners
is given on the face of the plat

Proposal complies.  Purpose
stated on the face of the plat.

Preliminary road design plans,
prepared by HMH  Engineering in
February and March 2025, were
submitted as part of the
application. The plans have
been reviewed by Bonner
County Road and Bridge
Department per the
depart ment 6s
March 4 and March 14, 2025.
The applicant shall meet all
condition s listed in these
memos in addition to any
further modifications of these
conditions required by the
Bonner County Road and Bridge
Department upon further review
of the project or based on the
site conditions

me mo :

See Conditions of Approval.
Proposal complies . Application
deemed complete.

Proposal complies . Public

hearings will be held. The
public hearing with the Bonner
County Zoning Commission was
held June 26, 2025.

Proposal shall comply.
See Conditions of Approval.

This is a requirement of the final
plat and not the preliminary
plat.
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The Zoning C ommission
acknowledged septic concerns
raised in public testimony and
deferred to the judgement of
subject -matter experts on this
issue, consistent with the
proposed conditions of approval.

The Zoning C ommission
acknowledged fire safety
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

The Zoning C ommission
acknowledged stormwater
management and water runoff
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

See Conditions of Approval.

Approval of this proposal is
recommended, subject to
conditions;  see Findings of
Standards for Fact, Conclusions o_f_ Law _and

12-645 Review recommended conditions in
S0001 -25 Zoning Commission
Preliminary Plat Approval
Recommendation Letter, dated
July 2, 2025

Not applicable at this stage of
the project.

See Conditions of Approval.

Final Plat,
12-646 Contents
Not applicable at this stage of
the project.

The subdivider submitted a
professional wetland & stream
Endorsements on delineation dated September
12-647 ) 20, 2024 at the time of the
Final Plat . S
submission of the subdivision
application in accordance with
this section of the Bonner
County Revised Code.

See Conditions of Approval.

Subdivisions are not disallowed

12-7.1 Shorelines L )
on lands containing shorelines.
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Grading,
Stormwater
12-7.2 Management and
Erosion Control
12-7.3 Wetlands
12-74 Wildlife
File SO001 -25

Applicability: All new
subdivisions subject to the
provisions of chapter 6 of
this title, as amended, and
all new planned unit
developments subject to
the provisions of chapter
2, subchapter 2.5 of this
title, as amended, except
as provided for in
subsection 12-720.3 .J of
this subchapter.

Wetland Delineation,
Wetland Buffer and
Setbacks.

August 14 , 2025

Per BCRC 12 -714.B, shoreline
vegetation buffer management
areas shall be delineated on the
final plat of the subdivision.
Applicants for shore land
subdivisions may be required to
plant vegetation as provided in
appendix B of this title in
shoreline vegeta tion buffer
management areas prior to final
plat approval. Exceptions may
be made for areas that contain
no cultivatable soil, such as
pebble beach areas or rock
outcroppings.

All future development in the
proposed subdivision must
comply with all shoreline rules
in force in Bonner County at the
time of development application
submittal.

See Conditions of Approval

The applicant submitted a
stormwater management and
erosion control plan, dated
February 3 , 202 5, prepared by
an Idaho licensed engineer,
Justin M. Shaw . The plans have
been reviewed by the Bonner
County Engineering Department

per review memo s dated March

4 and March 14, 2025

The Zoning C ommission
acknowledged stormwater
management and water runoff
concerns raised in public
testimony and deferred to the
judgement of subject -matter
experts on this issue, consistent
with the proposed conditions of
approval.

See Conditions of Approval.

The subdivider submitted a
professional wetland & stream
delineation dated September
20, 2024 at the time of the
submission of the subdivision
application in accordance with
this section of the Bonner
County Revised Code.
complies.

Project

No local, state or federal agency
has identified presence of any
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critical wildlife habitats on the
site .

This proposal is being designed
around existing natural hazards.
The southernmost portion of the
site is the steepest with a slope

of approximately 24  -43% on the
HOA open space/stormwater lot
See Conditions of Approval.

A portion of this site is located
within Flood Zone A per FIRM
Panel Number 16017C0715E,
Effective Date 11/18/2009. A
LOMC/LOMR is pending on the
parcel to either remove the site
from the Special Flood Hazard
Area or to determine a base
flood elevation for the site. If
the site is not removed from the
SFHA through the LOMC/LOMR
process a Floodplain

Develo pment Permit approval
will be required for the
subdivision to demonstrate
compliance with BCRC Title 14,
including but not limited to
BCRC 14-501.L -O.

See Conditions of Approval.

Geotechnical Survey

12-7.6 Hillsides .
Requirement

BCRC Title Flood Damage Development to occur as
14 Prevention per BCRC, Title 14.

Comprehensive Plan Analysis:

Property Rights
Policies:

1. Bonner County should follow the attorney gener
Code 87 -8003 and provided in the AProperty Right s
comprehensive plan, for all land use decisions.

2. Forallland use decisions, findings of fact and conclusions of law should be adopted
that reflect the justifications for exactions, conditions and restrictions and should
confirm that a taking of private property has not occurred.

3. The property rights of the applicant, adjoining and nearby landowners and future
generations should be considered, as well as the short -term and long -term
consequences of decisions.

4. Bonner County should review all rezoning requests (down -zoning and up -zoning)
pursuant to the Idaho State Code, Title 67, Chapter 65 T Local Land Use Planning
Act. The approval of conditional rezoning or denial of a request for rezoning may
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be subject to the regulatory taking analysis provided for by Idaho Code Section

67-8003.
Staft. The application was routed to neighbors 3006
neighbors of the proposed subdivision proposal . All public and agency comments

received have been added to the record. This proposal has been reviewed for compliance

with Bonner County Revised Code and findings of fact will be adopted with the decision

of this project. This proposal does not appear t 0 be in conflict with the policies of this
component.

Population
Policies:

1. Population projections should be analyzed regularly to determine if changes need
to be made to the Comprehensive Plan goals, objectives and policies and/or the
Zoning Ordinance to ensure that the public and community needs are being met
through land use de cisions.

2. Population forecasts and census data should be used to evaluate housing and
school needs, and impacts to the transportation system and other county services.

3. Bonner County should cooperate with its incorporated cities and neighboring
counties to address growth challenges within the ACI areas and coordinate
planning efforts whenever possible.

Staff:  Bonner County has received the results of the 2020 census. The data indicates
the demand for housing and jobs will continue to trend upward in both the
unincorporated and incorporated areas of Bonner County. Additional and growing
demand forhousinginth e county s likely. This proposal does not appear to be in conflict
with the policies of this component.

School Facilities & Transportation
Policies:

1. Current data regarding school capacity and transportation issues as provided by
the School Districts will be included in the assessment of all land use proposals.

2. Bonner County should examine the impacts of land use proposals to the school
system and should seek mitigation from developers such as providing facilities,
safety features, fees or other measures as permitted by ldaho Code, to address
the impact of the pr  oposals.

Staff: The Lake Pend Oreille School District #84 and Lake Pend Oreille School
Transportation that serves the site were notified of the proposed subdivision . Lake
Pend Oreille School District #84 did not comment how this proposal would or would
not adversely impact the districtés ability to
facilities for new and existing students. The Transportation department did not
pro vide a comment. This project does not appear to be in conflict with the policies of
this component . No comments were received from either agency.
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Economic Development
Policies:

1. Small scale cottage businesses and home occupations should be allowed in all
areas of the county. Reasonable conditions on such uses should be set to minimize
adverse impacts to the neighborhood based on factors including, but not limited
to, hours of oper ation and traffic volume generated by the business.

2. Develop |l and use regulations to allow Bonner C
maintained by enabling local food production, distribution, congregation, and
retail sales. Examples include community gardens, school gardens, farm related
education program s, farmers or public markets, and other small -scale,
collaborative initiatives.

3. Develop standards for commercial and industrial development that are
appropriate for the surrounding community, including: appropriate site sizes, use
types, buffering and design standards that encourage both attractive and efficient
function, while protec  ting the environment.

4. Review and update land use regulations for employee housing to support the goal
of enabling this use in proximity to commercial, industrial and agricultural uses.

Staff:  The housing likely to be built if this subdivision is approved will be in close proximity
to the commercial and industrial uses in and around the cities of Sandpoint, Ponderay, and
Kootenai. This project  does not appear to be in conflict with the policies of this component

Land Use
Policies:

1. Commercial and industrial uses, in areas identified in the Comprehensive plan
suitable for such development, should be unconditionally permitted. Evaluation of
suitability should be based on availability of urban services, adequate access to
hard surfaced publicly maintained roads and other factors that may impact the
surrounding community.

2. Commercial and industrial uses may be conditionally permitted in areas not
identified for such uses in the Comprehensive Plan if a critical review of the
proposed use determines that with appropriate conditions the use will not
adversely impact the surroun ding area.

Staff:  This proposal is in the suburban zone and within the Area of Impact for the City
of Sandpoint. This is an area planned and zoned for the type of growth proposed. This
project does not appear to be in conflict with the policies of this component
Natural Resources
Policies:
1. Watershed standards should be employed in land use codes to protect water

quality.
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2. Best management practices for waterway setbacks should be instituted to reduce
erosion and sedimentation into waterways.

3. Development standards should be designed to encourage clustered development
resulting in the preservation of open space and wildlife habitat.

4. Bonner County should recognize its critical wildlife habitat and create development
standards to protect these areas and mitigate development impacts to these
habitats.

5. Protect water quality by creating standards for development in close proximity to
shorelines.

6. Productive farmland, timberland and mining lands should be identified and
protected from adverse effects of adjoining developments.

Staff: Agencies such ldaho Department of Water Resources, Idaho Department of
Environmental Quality and Idaho Department of Fish & Game were noticed in the course
of reviewing this application.

The Suburban Growth Area land use designation is located on the edges of the
incorporated cities or higher density developed communities or areas. Access to primary
transportation routes and a system of hard -surfaced roads are expected.

The Suburban zoning district is established to promote the development of residential

uses located on the edges of the incorporated cities or other developed communities or

areas, where urban sewer and water services are either available or have the potent ial
to become available in the near future by reason of their inclusion in service districts,

city service areas, or are adjacent to those areas or areas of city impact. Access to

primary transportation routes and a system of hard surfaced roads are expect ed. The
purpose can be accomplished by providing for single -family detached dwelling units and
other compatible housing forms, with a variety of densities in locations appropriate for

urban densities.

There does not appear to be any evidence in the record that this use will hinder
agricultural or residential uses.

The proposed subdivision will be served by an existing water system. The proposed
subdivision is on the western edge of the City of Sandpoint.

This project does not appear to be in conflict with the policies of this component.
Hazardous Areas
Policies:

1. Watershed standards should be employed in land use codes to protect water
quality.

2. Best management practices for waterway setbacks should be instituted to reduce
erosion and sedimentation into waterways.
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3. Development standards should be designed to encourage clustered development
resulting in the preservation of open space and wildlife habitat.

4. Bonner County should recognize its critical wildlife habitat and create development
standards to protect these areas and mitigate development impacts to these
habitats.

5. Protect water quality by creating standards for development in close proximity to
shorelines.

6. Productive farmland, timberland and mining lands should be identified and
protected from adverse effects of adjoining developments.

Staff: Per BCRC 12 -7.2, the applicant submitted a stormwater management and erosion

control plan, dated February 3, 2025, prepared by an Idaho licensed engineer, Justin M.

Shaw. The plans have been reviewed by the Bonner County Engineering Department per

review m emos dated March 4 and March 14, 2025. The plan shall be updated and re -
submitted to Bonner County to meet the conditions as noted in the aforementioned review

memos. The project shall further comply with any subsequent modifications of these

cond itions by the Bonner County Engineering Department upon further review of the project

or based on the site conditions.

A portion of this site is located within Flood Zone A per FIRM Panel Number 16017C0715E,
Effective Date  11/18/2009. A LOMC/LOMR is pending on the parcel to either remove the
site from the Special Flood Hazard Area or to determine a base flood elevation for the site.

If the site is not removed from the SFHA through the LOMC/LOMR process a Floodplain
Development Permit approval will be required for the subdivision to demonstrate compliance
with BCRC Title 14, including but not limited to BCRC 14 -501.L -O.

Per BCRC 12 -714.B, shoreline vegetation buffer management areas shall be delineated on

the final plat of the subdivision. Applicants for shore land subdivisions may be required to

plant vegetation as provided in appendix B of this title in shoreline vegeta tion buffer
management areas prior to final plat approval. Exceptions may be made for areas that

contain no cultivatable soil, such as pebble beach areas or rock outcroppings.

All future development in the proposed subdivision must comply with all shoreline rules in
force in Bonner County at the time of development application submittal.

Per BCRC 12 -762, a geotechnical analysis shall be required for proposed building sites,

roads, driveways or other development, where the natural slope equals or exceeds thirty

percent (30%). The geotechnical analysis shall be stamped and signed by an Idah o licensed
civil or geological engineer having sufficient education and experience to prove competency

in the field of geotechnical engineering. The geotechnical analysis shall be submitted prior

to construction and shall explain the geologic and hydrologi c features of the area, shall
evaluate the suitability of the site for intended uses, shall identify potential problems

relating to the geology and hydrology, shall summarize the data upon which conclusions

are based, and shall propose mitigation measures.
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All state environmental agencies were routed for this review. The property is provided with
emergency services.  This project does not appear to be in conflict with the policies of this
component .

Public Services, Facilities & Utilities
Policies:

1. Encourage high -density development to take place within the boundaries of
existing sewer and water areas.

2. Bonner County should seek comment from existing service providers on their
ability to serve future developments without adversely impacting the ability of the
utility providers to serve current users.

3. Bonner County should provide adequate facilities for responsible disposal of solid
waste to protect the health and wel fare
natural resources.

Staff: The property is provided with water from Syringa Heights Water District.
Individual septic systems are planned for each proposed lot. Power is provided by Avista
(per application ). Fire protection is provided by Northside Fire District and law
enforcement by the Bonner County Sheriff. Solid waste disposal is to be the
responsibility of the individual lot owners, per the submitted plat. The site is within Lake
Pend Oreille School District #84, Bonner County Ambulance District and Pend Oreille
Hospital D istrict. These agencies were routed for comment and none responded with
any concern that would prevent preliminary approval of this subdivision plat.

This project does not appear to be in conflict with the policies of this component.
Transportation
Policies:

1. A long -term transportation system plan should be developed and regularly
updated to ensure reasonable levels of service can be maintained in the future,
and that needs for future road extensions or transportation corridors are identified
as early as possib le.

2. Development in areas that are not served by county standard roads or where
transportation is inadequate should be discouraged.

3. Bike and pedestrian trails should be considered in development proposals to
connect the communities with existing and planned bike and walking paths
wherever possible.

Staff:  The site has frontage on and is accessed via Baldy Mountain Rd, a paved county -

owned and county -maintained road. Access will be provided through the subdivision via
the planned Deerfield Drive.
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Deerfield Drive will be a privately maintained public road with a paved surface. The right -
of-way width is planned to be 60" and the travel width of the proposed road is planned
to be 24'. The road grade is planned to be 2.10% at its steepest point.

This project does not appear to be in conflict with the policies of this component.
Recreation
Policies:

1. Bonner County is encouraged to develop a waterways and park access program
to preserve and develop access to public recreational lands and waterways. The
program should include retaining access parcels that may be acquired from tax
sales or private donatio  ns.

2. A plan for a system of green belts and pathways (bike and pedestrian) should be
considered as areas develop, so that a connected system can be developed and
preserved.

3. Under no circumstances, will Bonner County require access easements on private
property as a condition of development. This policy does not preclude providing
voluntary incentives to developers in return for access easements.

Staff:  This is not a proposal for any new recreational site or facilit y. This project does
not appear to be in conflict with the policies of this component.

Special Areas or Sites
Policies:

1. Ageneralized map of the known pre - historic and historic sites should be developed
so that future developments are aware of special areas of concern and are
connected with the historical society and Native American tribes for appropriate
preservation and p rotection.

2. Bonner County should implement road side development standards for recognized
scenic byways to protect the view sheds.

3. Special areas should be recognized and addressed when development is proposed
in these areas.

Staff: The proposal does not appear to be in conflict with the policies of this component.
Housing
Paolicies:
1. Encourage development of a variety of housing options including mobile home

parks, tiny home communities and recreational vehicle parks located in areas that
are compatible with their density.
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2. Work with municipalities and private parties to find solutions for all types of
housing projects and developments.

3. Clustering of housing in developments to save on infrastructure and transportation
costs should be encouraged through mechanisms such as density bonuses.

4. Bonner County recognizes opportunities should be made for assisted living and
group shelters.

5. Enable workforce housing in direct proximity to agricultural, commercial and
industrial uses.

Staff: The housing thatis likely to be built if this subdivision is approved will be in close
proximity to the commercial and industrial uses in and around the cities of Sandpoint,
Ponderay, and Kootenai. This project does not appear to be in conflict with the policies

of this co mponent.

Community Design
Policies:

1. To promote and preserve the natural features and rural atmosphere of the
community, the county should enact development standards that address
development within scenic byways and design standards that account for
waterfront setbacks, wildlife corridors, c ommercial and industrial landscaping,
requirements for reduced lighting, cluster development, rural rather than urban
setback standards and other design objectives aimed at preserving the rural,
natural character of the community.

2. Allow unique and flexible design standards such that new development within
older neighborhoods and historic settlements is compatible with those unique
neighborhoods.

3. Allow particularized design standards to address waterfront and mountaintop
developments which may differ from standard design objectives.

Staff: A suburban neighborhood would not normally be expected to offer scenic byways
within its bounds. Waterfront setbacks will be applied per code to any development
proposed within the plat. No critical wildlife corridors were identified during the agency
comment process. This is not a commercial or industrial development.

The housing that is likely to be built if this subdivision is approved will be in close
proximity to the commercial and industrial uses in and around the cities of Sandpoint,
Ponderay, and Kootenai. This project does not appear to be in conflict with the policies
of this component.
Agriculture
Policies

1. Residential uses should continue being permitted in Agricultural zoning districts.
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2. Protect agricultural uses and activities from land use conflicts or interference
created by residential, commercial or industrial development.

3. Land use regulations should support home occupations, cottage industries and
farm -based family businesses on agricultural parcels. Examples include farm
stands and other agri - business pursuits.

4, Bonner County acknowledges the provisions of
Those shall be considered in the land use decisions.

Staff:  This project will be on suburban zoned land therefore should be expected to
interfere with agricultural uses in other zoning districts. This project does not appear to
be in conflict with the policies of this component.

Staff Analysis

Pl an n elnitals: JRJ Date: August5, 2025
Note: The final de cision rests with the governing body after the completion of the public
hearing and consideration of all relevant oral and written testimony and evidence.

Recommendation by the Governing Body:

BOARD OF COUNTY COMMISSIONER S
MOTION TO APPROVE :

I move to approve this project , FILE S0001 -25, Deerfield Subdivision, requesting the
creation of 24 residential lots and one stormwater tract on an approximately 32.67 -acre
property zoned Suburban and located in Section 16, Township 57 North, Range 2 West ,
Boise Meridian, Bonner County, Bonner County, Idaho, finding that it is in accord with

the Bonner County Revised Code as enumerated in the following conclusions of law:

Conclusion 1: The proposed subdivision  is in accord with the purposes of Title 12 and
of the Suburban zoning district

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

Conclusion 3: The design of the proposed subdivision willnot  adversely impact Bonner
Countyds natur al resour ces, as i dentified in the
or potential for impacts shall be mitigated as a condition 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.

Conclusion 5: The proposed subdivision  willnot cause circumstances to exist that will
cause future residents or the public at large to be exposed to hazards to health or safety.
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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.

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  isnot in conflict with the policies of the Bonner
County Comprehensive Plan.

The recommendation is based upon the evidence submitted up to the time the Staff

Report was prepared and testimony received at this hearing. | further move to adopt the
reasoned statement as discussed in deliberation at this hearing and the analysis as set

forth in the Staff Report (or as amended during this hearing) and direct planning staff to

draft the reasoned statement to reflect this moti on as set forth in Idaho Code section 67 -
6535, have the Chair sign, and transmit to all interested parties. This ac tion does not
result in a taking of private property.

MOTION TO DENY :

I move to deny this project , FILE S0001 -25, Deerfield Subdivision, requesting the
creation of 24 residential lots and one stormwater tract on an approximately 32.67 -acre
property zoned Suburban and located in Section 16, Township 57 North, Range 2 West ,
Boise Meridian, Bonner County, Bonner County, Idaho, based upon the following
conclusions:

Conclusion 1: The proposed subdivision  is/is not in accord with the purposes of Title
12 and of the Suburban zoning district

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

Conclusion 3: The design of the proposed subdivision will not/ will adversely impact
Bonner Countyds natur al resources, as identified i
impacts or potential for impacts shall be mitigated as a condition 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/ are not adequate for the
needs of future residents or users.

Conclusion5:  The proposed subdivision  will not/ will 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/

will not  provide for coordinated access with the county system of roads and with

adjacent propertiesand  will not/ will impede the use of public easements for access to,

or through the proposed subdivision. The proposed transportation system is/ is not
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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.

Conclusion 7: The proposed subdivision  is/isnot  designed to comply with the design
criteria for subdivisions set forth in Subchapter 6.2 of this chapter.

Conclusion 8: The proposed subdivision is/ is not in conflict with the policies of the
Bonner County Comprehensive Plan

The recommendation is based upon the evidence submitted up to the time the Staff
Report was prepared, and testimony received at this hearing. | further move to adopt
the reasoned statement as discussed in deliberation at this hearing and the analysis as

set forth in the Staff Report (or as amended during this hearing) and direct planning staff

to draft the reasoned statement to reflect this moti on as set forth in Idaho Code section
67 -6535, have the Chair sign, and transmit to all interested parties. This action does not
result in a taking of private property.

Proposed Conditions of A pproval:

1. Per BCRC 12 -412, all proposed lots shall include a sanitary restriction lift on the final
plat. This must be included on the face of the final plat for this subdivision. This
sanitary restriction lift must include a space for the signature of an appropriate
representative of the Panhandle Health District.

2. Per BCRC 12 -620, any easements, specific constraints on building placement, other
than easements, and land areas reserved, shall be shown and plainly marked on the
plats.

3. PerBCRC 12 -623.D, all proposed lots shall be designed by the applicant to provide a
fire protection plan for the proposed lots to provide, at a minimum, an assessment
of fire risk and plans to reduce the risk, and provisions for defensible space, where
material capable of allowing a fire to spread unchecked will be treated, cleared or
modified to slow the rate and intensity of an advancing wildfire and to create an area
for fire suppression operations to occur, and for at least one of the following:

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 del ivering 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 m eet IFC standards.
File S0001 -25 August 14 , 2025 Page 31 of 52



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".

The fire protection plan submitted as part of the application states

The project development team has been in discussions with the
Northside Fire District regarding fire flow requirements for the Deerfield
subdivision. It is our understanding that the development will need to

meet the fire -flow requirements of the Internati onal Fire Code (IFC),
Appendix B. Since the Syringa Heights Water District is not capable of
delivering fire flows as prescribed by the IFC, a fire suppression water
storage tank is planned for the subdivision. A separate tract has been
established within  the subdivision for this purpose and is identified on

the preliminary plat.

Initial site development will be limited to tree removal, clearing and
grubbing and grading for Deerfield Drive and the associated stormwater
facilities. Future individual building location permits will identify and
create defensible space around future ho me sites as may be required by
the fire district.

In addition to this, the project shall meet at least one of the sub -conditions as noted
in points fiad through feo above.

4. Per BCRC 12 -624.A, all new roads created for subdivisions shall be designated by
unique road names, unless such roads are determined to be and are designed to be

extensions of existing roads. Upon further review of the project, the proposed road
names will be verified for compliance with this requirement . Road names will require
a modification if not found to be in compliance with this requirement
5, There does not appear to be evidence in the rec

Drived has been appropriately reserved by the a
reserved and evidence to this effect shall be submitted to the planning department
prior to scheduling for final plat

6. Not all adjoining owners are shown in their respective places of ownership on the
plat. This information shall be corrected and submitted to this file prior to scheduling
for final plat.
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10.

11.

fite-priorto-seheduling-forfinalplat——— Clarification on this issue was achieved at the public

hearing with the Bonner County Zoning Commission held on June 26, 2025. Staff
recommends this condition be struck based on this.

Not all contours to show the shape of the land extending at least one hundred feet
beyond the subdivision limits appear to be shown on the plat. This information shall
be corrected and submitted to this file prior to scheduling for final plat.

Per BCRC 12 -624.D, all proposed lots less than five (5) gross acres shall have direct
frontage on, and direct access to, a public right of way. Right of way offered for
dedication in any zoning district shall be developed with a road constructed to the
standards set forth in title 2 of this code or as approved by the Bonner County
engineer/Bonner County Road & Bridge

Preliminary road design plans , prepared by HMH Engineering in February and March
2025 , were submitted as part of the application. The plans have been reviewed by

Bonner County Road and Bridge Deparmemasndatedp er
March 4 and March 14, 2025 . The applicant shall meet all conditions listed in th ese
memos in addition to any further modifications of these conditions required by the
Bonner County Road and Bridge Department upon further review of the project or

based on the site conditions.

The application for the project has been reviewed by ldaho Transportation
Department. Replies dated 5/28/2025, 5/28/2025, 5/29/2025 were received. All
were Ano commento replies.

Per BCRC 12 -643 .1, the preliminary plat shall be valid for a period not to exceed two
(2) years from the date of approval. At any time prior to the expiration date of the
preliminary plat, an applicant may make a written request to the planning director
for a single exte nsion of the preliminary plat for a period 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
prelimina ry plat.

Per BCRC 12 -644, after the preliminary plat is approved, the subdivider shall have
an improvement plan for the subdivision prepared by a registered civil engineer. Two
(2) copies of the improvement plan shall be filed with the county engineer. This plan
shall include the following:

a. The subdivision name and number, geographic grid (township, range and tier,
section number and location within the section), north arrow, date and scale
no smaller than one hundred feet to the inch (1" = 100").

b. The plan and profile of all proposed roads showing final grades and cross
sections of roads in accord with the requirements contained in title 2 of this
code.

c. The plan and profile of proposed sanitary and stormwater systems with grades
and sizes indicated. Drain calculations may be required.

d. A grading plan, showing stormwater drainage for each lot.
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e. Any other improvements such as curbs, gutters, sidewalks, bridges, lift
stations, fire hydrants, street lighting, etc., as required, and in accord with the
requirements contained in title 2 of this code.

12. After the approval of the improvement plans has been obtained from Bonner County,

the subdivider may begin construction of improvements on site as approved , Subject
to all conditions of approval herein . After the completion of the improvements on site,
the applicantdos engineer shall submit inspectior

the County for review.

Per BCRC 12 -644.B, the county engineer, or his representative, shall check inspection

reports of the applicant's engineer and shall perform a final inspection and additional

inspections (if called for). Construction and inspection of road improvements shal | be
completed in accord with the requirements contained in Title 2 of the Bonner County

Revised Code or Appendix A of Title 12 of the Bonner County Revised Code.

13. No water courses are shown on the submitted plat. The final plat shall be amended
to show the location of water courses and floodplains per FIRMs with BFEs per 12 -
646.L.

14. Per BCRC 12 -644.C, in lieu of completing all improvements as required before final
plat recording, the subdivider shall enter into a surety agreement with the board
agreeing to complete the improvements in accordance with surety agreement
conditions and pr eliminary and final plat approvals. A cash deposit, certificate of
deposit, corporate surety bond written by an insurance company licensed in ldaho
having a rating from AM Best & Company of "A" or better, letter of credit issued and
backed by a federal or  state chartered bank, is required equivalent to one hundred
fifty percent (150%) of the project engineer's estimated cost of construction of the
improvements for the purpose of guaranteeing completion of the work and repair of
any defects in improvements w hich occur within one year of the first acceptance of
the completed work by the board. Sureties guaranteeing the work and repair of any
defects in improvements which occur within one year after first acceptance of the
completed work by the board may be red uced by the board by one  -half (1/2) for that
one year. The surety agreement shall be valid for a period not to exceed two (2)
calendar years from the date of approval. At any time prior to the expiration date of
the surety agreement, the subdivider may mak e a written request to the planning
director for a single extension of the surety agreement for a period 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 denie d by the board prior to
the expiration date of the surety agreement.

15. Per BCRC 12 -646, BCRC 12-647 and BCRC 12 -648, the final plat shall conform to
th ese section s of the Bonner County Revised Code.

16. Per BCRC 12 -7.2, the applicant submitted a stormwater management and erosion
control plan, dated February 3, 2025, prepared by an Idaho licensed engineer, Justin
M. Shaw. The plans have been reviewed by the Bonner County Engineering
Department per review memos dated March 4 an d March 14, 2025. The plan shall
be updated and re -submitted to Bonner County to meet the conditions as noted in
the aforementioned review memos. The project shall further comply with any
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subsequent modifications of these conditions by the Bonner County Engineering
Department upon further review of the project or based on the site conditions.

17. A portion of this site is located within Flood Zone A per FIRM Panel Number
16017C0715E, Effective Date 11/18/2009. A LOMC/LOMR is pending on the parcel
to either remove the site from the Special Flood Hazard Area or to determine a base
flood elevation for the site. If the site is not removed from the SFHA through the
LOMC/LOMR process then an FDP (Floodplain Development Permit ) approval will be
required for the subdivision to demonstrate compliance with BCRC Title 14, including
but notlimitedto BCRC1  4-501.L -O. Ifan FDP is required for this project, this permit
shall be issued (but not approved) prior to scheduling for final plat

18. If an FDP (Floodplain Development Permit) is required for this project, applicant is
informed that the subdivision standards of BCRC Title 14, including BCRC 14 -501,
will apply to this project. Applicant is strongly encouraged to review BCRC 14-501 if
this has not already been done

the—finat-plat-approvalk—— Condition #19 is recommended to be struck per staff and
Zoning Commission recommendation as it was found to be unnecessary ; see
recommended conditions in S0001 -25 Zoning Commission Preliminary Plat Approval
Recommendation Letter, dated July 2, 2025.

20. Per BCRC 12 -714.B, shoreline vegetation buffer management areas shall be
delineated on the final plat of the subdivision. Applicants for shore land subdivisions
may be required to plant vegetation as provided in appendix B of this title in shoreline
vegeta tion buffer management areas prior to final plat approval. Exceptions may be
made for areas that contain no cultivatable soil, such as pebble beach areas or rock
outcroppings.

21. All future development in the proposed subdivision must comply with all shoreline
rules in force in Bonner County at the time of development application submittal.

22. Per BCRC 12 -762, a geotechnical analysis shall be required for proposed building
sites, roads, driveways or other development, where the natural slope equals or
exceeds thirty percent (30%). The geotechnical analysis shall be stamped and signed
by an Ida ho licensed civil or geological engineer having sufficient education and
experience to prove competency in the field of geotechnical engineering. The
geotechnical analysis shall be submitted prior to construction and shall explain the
geologic and hydrolog ic features of the area, shall evaluate the suitability of the site
for intended uses, shall identify potential problems relating to the geology and
hydrology, shall summarize the data upon which conclusions are based, and shall
propose mitigation measures

The complete file is available for review in the Planning Department, 1500 Highwa y 2, Suite #208,
Sandpoint, ID.  Staff reports are available online before the hearing at www.bonnercountyid.gov
Bonner County Revised Code (BCRC) is available at the Planning Department or online.
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Appendix A: Naotice of Public Hearing Record of Mailin g

NOTICE OF PUBLIC HEARING

[ hereby certify that a true and correct copy of this "Motice of Public Hearing” was digitally
transmitted or mailed {postage prepaid) on this 25t day of July 2025,

i

Dylan Young, Hearing Coordinator

This notice was mailed to political subdivisions, property owners within 300 feet of the
subject property, and the media on Friday, July 25, 2025.

NOTICE 15 HEREBY GIVEN that the Bonner County Commissioners will hold a public hearing at 1:30
pm on Thursday, August 14, 2025 in the Bonner County Administration Building, 1500 Highway 2,
Sandpoint, Idaho, by Zoom teleconference, and YouTube Livestream to consider the following request:

File 50001-25 - Subdivision Preliminary Plat - Deerfield

The applicant is requesting to subdivide and plat an approximately 32.67-acre parcel into twenty-four
(24} residential lots ranging from approximately one (1) to three {3} acres each and one stormwater
tract. The property is zoned Suburban. The subject property is located off Baldy Mountain Road in
Section 16, Township 57 Morth, Range 2 West, Boise Meridian. The project is located within the Syringa
Heights Water District and Morthside Fire District service areas, and the Area of Impact for the City of
Sandpeoint. The Zoning Commission at the June 26, 2025 public hearing recommended approval of this
project to the Board of County Commissioners.

For details regarding this application, Zoom teleconference, or YouTube livestream, visit the
Flanning Department web site at www. bonnercountyid.gov/departments/Planning. Staff reports are
available online or may be viewed at the planning department approximately a week before the
scheduled hearing.

Written statements must be submitted to the planning department record no later than
seven {7) days prior to the public hearing. Written statements not exceeding one standard
letter sized, single spaced page may be submitted at the public hearing. Staterments can be sent
to the Bonner County Planning Department at 1500 Highway 2, Suite 208, Sandpoint, Idaho
83864; faxed to BBE-537-4935 or e-mailed to planning@bonnercountyid.gov. The referenced start
time stated above reflects the beginning of the hearing. Specific file start time and hearing duration
vary.

During the hearing for this application, the public will be given an opportunity to provide testimony
and/or evidence regarding how the proposal does or does not comply with the applicable approval
criteria of the Bonner County Revised Code. At the close of the public hearing, the governing body will
make a decision on the application that ray include, but is not limited to, approval, denial, remand, or
continuance of the public hearing. Any person needing special accommodations to participate in the
public hearing should contact the Bonner County Planning Department at {208) 265-1458 at |least 48
hours prior to the scheduled hearing.

If you have no comment or response, you may indicate below and return this form to the
Planning Department.

N COMMENT.

Mame Date
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File SO001 -25

Page 1 of 1

File No.: S0001-25
Record of Mailing Approved By:

[ hereby certify that a true and correct copy of the "Notice of Public Hearing” was digitally transmitted or

mailed (postage prepaid) on this 25 day of July 2025,

C«t//fm%w}

Dylan Young, Hearing Coordinator

Assessor - Emiail

Bay Drive Recrestion District - Emnail

Bonner County Airport Manager - Email

Banner County EMS - Ernail

Bonner County Road & Bridge - Emiail

Bottle Bay \Water & Sewer District - Emnail

City of Dover - Email

City of Hope - Email

City of Cldtown - Email

City of Priest River - Ernail

City of Spirit Lake - Email

Coolin-Cavanaugh Bay Fire District - Email

East Bonner Library - Emnail

Hlispart Bay Sewer - Ernail

GEM STATE MIMER - LS. Mail

Idaho Department of Environmental Quality (DEG) - Email
Idaho Department of Lands - COA - U.S. Mail

Idaho Department of Lands - Mavigable Waters & Mining - Email
Idaho Departrnent of Water Resources - IDWER - Ernail
Idaho Transportation Department- District I - Email
Kalispel Bay Sewer & Water - LS. Mail

KPBX-FM 91 SPOKANE PUBLIC RADIC - U.S. Mail
Laclede Water District - Ernail

Lalke Pend Oreille School District, #584 (Transportation) - Email
Lttle Blacktail Ranch Water Association - U.S. Mail
Morthern Lghts, Inc. - Email

Morthside Fire District - Emnail

Panhandle Health District - Ernail

Priest Lake Public Library District - Emnail

Sagle valley Water & Sewer - Email

Schweitzer Fire Cistrict - Ernail

Selkirk Are, Rescue & EMS - Email

Southside Water & Sewer District - Email
Spokesrnan-Review - LS, Mail

Swan Shores Sewer District - U.S. Mail

Tamarack village Water & Sewer - U.S. Mail

Trestle Creek Sewer District - Ernail

U.5. Fish & Wildlife Service - Ernail

West Bonner County Cermetery District - Ernail

West Bonner Lbrary - Email

West Pend Oreille Fire District - Email

Avista Utilities - Email

Bayview Water & Sewer - Emnail

BOMMER COUMTY CAILY BEE - U.5. Mail
Banner County Flandplain Review - Emnail
Bonner County Sheriff - Email

City of Clark Fork - Ernail

City of East Hope - Emnail

City of Kootenai - Email

City of Ponderay - Email

City of Sandpaint - Ernail

Coolin Sewer District - Ernail

Drainage District #7 - Email

East Priest Lake Fire District - Email

Garfield Bay Water & Sewer District - Ernail
Granite Reeder Water & Sewer District - Email
Idaho Departrment of Fish & Game - Email
Idaho Departrment of Lands - Coolin - Email
Idaho Department of Lands - Sandpoint - Ernail
Idaho Trensportation Departrnent (Aeronautics) - U.S. Mail
Independent Highwary District - Ernail
Kootenai-Ponderay Sewer District - Ernail
KSPT-KPMD-KIBR RADIO - L5, Mail

Lake Pend Oreille School District, #84 (Adrin Cffice) - Email
Lakeland Joint School District, #272 - Email
Morth of the Marmows Fire Distrct - Emnail
Morthland/vyve Cable Television - Email
Cutlet Bay Sewer District - Emnail

Pend Creille Hospital District - Email

Prigst Lake Translator District - Ennail

Sam Owen Are District - Email

SELKIRK ASSOCIATION OF REALTORS - LLS. Mail
Selkirk Recrestion District -Email

Spirit Lake Fire District - Email

State Historical Society - Emnail

Syringa Heights Water Association - Ernail
Timber Lake Fire District - Email

.5, Arrny Carps of Engineers - Ernail

U.5. Forest Service - U.S. Mail

West Bonner County School District, #55 - Email
West Bonner Water & Sewer District - Email
West Priest Lake Fre District - Email
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Appendix  B: Agency Comments

Panhandle Health District i

Sandpoint 1D 83864
Phone: 208-265-6384
Fax: 208-265-8550
www.phdl.idaho.gov

Healthy People in Healthy Communities

Frevenl. Piafiole Fratoch

Panhandle Health District

Way 2, 2025

198 Floyds Road
Sagle Idaho 83860

RE: UPDATED - Syringa Estates, #24-09-08209
To All Concerned:

The residential subdivision known as Syringa Estates consisting of 25 lots on 33 acres located in Township 57 Morth,
Range 02 West, Section 16 within Bonner County in the State of Idaho has been reviewed by Panhandle Health District
(PHD). PHD will grant final plat approval when the following conditions are satisfied:

+  Update PHD application with current subdivision name and any other information that may have changed since
application submittal, i.e. number of lots. (Incomplete)
e  PHD must receive a letter from the Department of Environmental lity {DEQ) or a Qualified Licensed

Professional Engineer (QLPE) stating water and sewer services for Syringa Estotes meet the State of |daho
Standards. (Incomplete, see 3.11 & 3.12 in the Idaho State Land SOP)

®  PHD must receive a letter from Syringa Water stating they have the capacity and willingness to supply
water/sewer to all 25 lots in the Syringa Estates. [Complete)

s Test holes must be dug and approved drainfield sites must be located for all lots within the subdivision.
(Complete)

s The water source must be stated on the plat as part of the owner’s certificate block as required by ldaho Code
§50-1334. (Incomplete)

¢ PHD will provide the applicable language for the Sanitary Restriction/Certificate of Approval as required by
Idaho Code §50-1326 to §50-1329. This must be placed on the face of the plat. (Contact PHD)

& Al shallow injection wells {drywells) must be registered with PHD and corresponding fees paid. (None
proposed)

s Copies of the plat including signature page(s) must be supplied to PHD. (Incomplete)

s All fees pertinent to PHD's subdivision review process must be paid. (Complete)

If the above conditions are satisfied PHD will lift the sanitary restrictions when the final plat/mylar is signed. Please note
that plat approval does not guarantee these |lots are buildable. If you have any questions or require additional
information please call Panhandle Health District.

PHD recommends that the suitable drainfield sites are located on the face of the plat. It is the owners responsibility to
protect and preserve the approved drainfield and replacement areas at all times.

Sincerely,

N

~Amanda J Cerisg
Registered Environmental Health Specialist
cc: Bonner County Planning Department - planning@bonnercountyid.gov
DEQ - croplansubmittal@deq.idaho.gov
Syrina Water District = drinkard.s@gmail.com
Dan Tadic — dtadic@hmh-llc.com
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