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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 
 

Bonner County Board of Commissioners 

Staff Report for November 17, 2025 
 
Project Name:  S0001-25 Deerfield 

 
File Number, 

Type: 

 
S0001-25, Subdivision 

 
Request: 

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 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. 

Legal Description: 16-57N-2W E2SW LESS TRACTS 
 

Location: The subject property is just outside of the City of Sandpoint on 

Baldy Mountain Rd. 
 

Parcel Number: 

 

RP57N02W164952A 
 

Parcel Size: Approximately 32.67 acres of unplatted land 

 
Applicant/ 

Landowner: 

Deerfield, LLC  

615 Lakeview Blvd 
Sandpoint, ID 83864 

 
Project 
Representative: 

Dan Tadic, HMH Engineering 
476864 Highway 95, Suite 3 

Ponderay, ID 83852 
 

Application filed: February 4, 2025 
 

Notice provided: Mail: October 25, 2025 

Site Posting: November 3, 2025 
Published in newspaper: October 25, 2025 

Appendices:   Appendix A: Notice of Public Hearing Record of Mailing 
       Appendix B: Agency Comments 
       Appendix C: Depth-to-Width Spreadsheet 
       Appendix D: Zoning Commission Recommendation Letter         
             

mailto:planning@bonnercountyid.gov
http://www.bonnercountyid.gov/
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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 property 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 proposed to be a county-owned, 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 Data: 

• Use: The property currently exists as vacant land. 

• Platted/ Unplatted: The site is unplatted. 
• Size: Approximately 32.67 acres 

• Zone: Suburban 
• Land Use: Suburban Growth Area 

B. Access: 

• 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. 
 

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: 

• 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. 
• This steep embankment slopes downward from the flatter buildable upland areas to 

Syringa Creek which borders the southern portion of the site. 
• Several natural drainages cut through the site and drain generally from the northeast 

to southwest. 

• 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. 
• The site contains mapped wetlands.  Syringa Creek borders the southernmost 

property line and a wetland delineation has been conducted. 
• Several natural seasonal drainages cut through the site and drain generally from the 

northeast to southwest. 

• The southern-most portion of the site is within Special Flood Hazard Zone ‘A’.  A 
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. 

• The mapped soil type on the site is Mission Silt Loam. 

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

D. Services: 

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

• Sewer: Individual septic systems are planned 
• Power: Avista (per application). 

• Fire: Northside Fire District 
• Solid waste:  Solid waste disposal is to be the responsibility of the individual lot 

owners, per the submitted plat. 

• School District: Lake Pend Oreille School District #84 
• Ambulance District: Bonner County Ambulance District 

• 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 
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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 
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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: 

Idaho Department of Environmental Quality – 10/28/2025 
Idaho Department of Water Resources – 10/28/2025 

Panhandle Health District – 5/2/2025 & 6/18/2025 
Northside Fire via Selkirk Fire Rescue, & EMS – 6/3/2025 
Bonner County Road & Bridge – 5/12/2025 & 6/3/2025 

City of Sandpoint – 5/12/2025 
 

The following agencies provided “no comment” replies: 
TC Energy – 11/7/2025 
Idaho Transportation Department – 5/5/2025, 5/28/2025, 5/29/2025 & 10/30/2025 

Bonner County Historical Society – 5/6/2025 
Idaho Department of Environmental Quality – 5/8/2025, 6/18/2025, & 8/7/2025 

Kootenai-Ponderay Sewer District – 10/29/2025 
 
No other agencies responded as of the date this report was published. 
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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: 

BCRC Code Standard for Required Provided 

12-268 

Application 

Process, General 

Provisions 

Agency Routing 

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. 

12-412 

Density and 

Dimensional 

Standards: 

Suburban Zone 

Minimum Lot Size required 

is one (1) acre for the 

Suburban (S) District 

where urban water service 

is provided. 

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 proposal is consistent with 

the Suburban Zone as outlined 

at BCRC 12-324. 

12-610.B 
Conformance with 

BCRC Title 12 

Minimum Lot Size required 

is one (1) acre for the 

Suburban (S) District 

where urban water service 

is provided. 

 

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 

appropriate representative of 

the Panhandle Health District.  

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. 

The site is proposed to be 

served by Avista (per the 

application) and is located 

within Northside Fire District. 

12-620 General 

Easements, constraints, 

reserved land areas to be 

shown and marked on the 

plats. 

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

See Conditions of Approval. 
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12-621  Lot Design 

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 

(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 not less than 

fifty feet (50') from the 

point of intersection. 

Submerged lands are not 

to be included when 

determining the depth to 

width calculation. 

The depth to width ratio of the 

lots in the proposed subdivision 

are all under the required ratios.  

The proposed sizes of those lots 

with submerged lands in the 

proposed plat are much larger 

than the one-acre minimum. 

Submerged lands are not being 

counted towards minimum lot 

size requirements. 

See attached appendices. 

12-622 Submerged Lands 

Submerged lands not to be 

counted towards density 

calculations. 

The proposed sizes of those lots 

with submerged lands in the 

proposed plat are much larger 

than the one-acre minimum. 

Submerged lands are not being 

counted towards minimum lot 

size requirements. 

12-623.A Urban services 

Urban water is required for 

lots under 2.5 acres but 

equal to or greater than 1 

acre. 

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 

appropriate representative of 

the Panhandle Health District. 

The Zoning Commission 

acknowledged septic concerns 

raised in public testimony and 
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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 

application) and is located 

within Northside Fire District. 

12-623.B Water supply 

Lots to be served by 

Syringa Heights Water 

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 

restriction lift must include a 

space for the signature of an 

appropriate representative of 

the Panhandle Health District. 

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. 

12-623.C Sewage disposal 

Sewage disposal method is 

proposed to be individual 

septic systems. 

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. 

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. 

12-623.D 
Fire Plan/Fire risk 

assessment 

Assessment of fire risk 

Fire protection plan 

Defensible space plan 

A note will be placed on the final 

plat to address fire hazard and 

defensible space issues. 
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The Zoning Commission 

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. 

 

See Conditions of Approval. 

12-624.A Road name 
Unique road names for new 

roads. 

The road serving this proposed 

subdivision will be a new road 

named Deerfield Drive. 

See Conditions of Approval. 

12-624.B Road standards 

Road to be designed to 

meet private road 

standards of BCRC Title 12, 

Appendix A. 

The project proposes no private 

roads within the subdivision. 

These standards are not 

applicable. 

12-624.C Legal access 
Legal access to each 

proposed lot 

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. 

12-624.D 
Public road 

frontage 

For lots less than 5 acres in 

size, direct frontage and 

direct access to public 

roads required. 

Project complies. All roads 

proposed within the subdivision 

shall be dedicated to the public. 

See Conditions of Approval. 

12-625 Trails and Parks 

Bonner County Trails Plan 

Public Access, Parks and 

Facilities 

Not Applicable.  An approved 

county trails plan does not exist. 

12-626.A Natural Hazards 

Subdivision to be designed 

around identified natural 

hazards 

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 
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will be required for the 

subdivision to demonstrate 

compliance with BCRC Title 14, 

including but not limited to 

BCRC 14-501.L-O. 

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. 

The Zoning Commission 

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 Commission 

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. 

12-626.B 
Conformance with 

BCRC 12-7 

Conformance with 

environmental standards. 

The project has been reviewed 

to meet the requirements of 

Title 12, Chapter 7. See below. 

12-642.A 
Application 

Content 
Application form 

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

 12-642.B 
Application 

Content 

Preliminary Plat, prepared 

by Idaho licensed surveyor, 

showing parcels to be 

created. 

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

12-642.B.1 Plat Content 

Subdivision name, 

geographic grid, north 

arrow, and vicinity map, 

vicinity road pattern.  

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

12-642.B.2 Plat Content 

Boundary line of tract to be 

subdivided, intersection 

property lines, abutting 

roads, names and 

addresses of adjoining 

owners shown in their 

Not all adjoining owners are 

shown in their respective places 

of ownership on the plat. 

See Conditions of Approval. 



File S0001-25 November 17, 2025 Page 17 of 68 

 

respective places of 

ownership on the plat. 

12-642.B.3 Plat Content 

Location, dimensions and 

area of proposed lots. Lot 

numbering. 

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

12-642.B.4 Plat Content 

Location, dimensions and 

tentative names of 

proposed streets and 

roads. 

Proposal complies.  Application 

deemed complete by staff.  Plat 

is stamped by a licensed Idaho 

surveyor. 

12-642.B.5 Plat Content 

Sufficient contours to show 

the shape of the land and 

extending at least one 

hundred feet beyond the 

subdivision limits. 

No land contours appear to be 

shown. 

See Conditions of Approval. 

12-642.B.6 Plat Content 

Location of water courses, 

floodplains per FIRMs with 

BFEs. 

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. 

See Conditions of Approval. 

12-642.B.7 Plat Content 

Existing wells, springs, 

wetland boundaries, 

wetland delineations, 

drainage channels, 

overhead and underground 

utility lines, structures, 

sanitary sewers and 

culverts within the tract. 

Project complies. Plat was 

prepared and stamped by a 

professional surveyor. 

12-642.B.8 Plat Content 

Proposed method of water 

supply, sewage and solid 

waste disposal. 

Project complies. Proposed 

method of water supply, sewage 

and solid waste disposal are all 

addressed on the face of the 

plat. 

The Zoning Commission 

acknowledged septic concerns 

raised in public testimony and 

deferred to the judgement of 

subject-matter experts on this 
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issue, consistent with the 

proposed conditions of approval. 

The Zoning Commission 

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. 

12-642.B.9 Plat Content 

All easements of record, 

including sufficient data to 

identify conveyance. 

Project complies. Plat was 

prepared and stamped by a 

professional surveyor. 

12-642.B.10 Plat Content 

Purpose indication for 

parcels reserved for public 

dedication or common use 

of property owners. 

Purpose indication for parcels 

reserved for public dedication or 

common use of property owners 

is given on the face of the plat. 

12-642.B.11 Plat Content 
Statement for intended use 

of lots. 

Proposal complies.  Purpose 

stated on the face of the plat. 

12-642.C.2 
Road design and 

profile 

Preliminary road design 

and profile prepared, 

stamped and signed by 

Idaho licensed engineer. 

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 

department’s memos dated 

March 4 and March 14, 2025. 

The applicant shall meet all 

conditions 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. 

See Conditions of Approval. 

12-643.A Application filed In accord with 12-268 
Proposal complies.  Application 

deemed complete. 

12-643.B Public hearing In accord with 12-268 

Proposal complies.  Public 

hearings will be held.  The 

public hearing with the Bonner 

County Zoning Commission was 

held June 26, 2025. 

12-643.I 
Validity of 

Preliminary Plat 

The preliminary plat shall 

be valid for a period not to 

exceed two (2) years from 

the date of approval. 

Proposal shall comply. 

See Conditions of Approval. 
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12-644 
Improvements 

Plan 

Plan to be prepared by a 

registered civil engineer. 

Two copies to be provided. 

This is a requirement of the final 

plat and not the preliminary 

plat. 

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. 

 

The Zoning Commission 

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 Commission 

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. 

12-645 
Standards for 

Review 
 

Approval of this proposal is 

recommended, subject to 

conditions; see Findings of 

Fact, Conclusions of Law, and 

recommended conditions in 

S0001-25 Zoning Commission 

Preliminary Plat Approval 

Recommendation Letter, dated 

July 2, 2025. 

12-646 
Final Plat, 

Contents 
 

Not applicable at this stage of 

the project. 

See Conditions of Approval. 

12-647 
Endorsements on 

Final Plat 
 

Not applicable at this stage of 

the project. 

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. 
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See Conditions of Approval. 

12-7.1 Shorelines  

Subdivisions are not disallowed 

on lands containing shorelines. 

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 vegetation 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. 

12-7.2 

Grading, 

Stormwater 

Management and 

Erosion Control 

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. 

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 and March 14, 2025. 

The Zoning Commission 

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. 

12-7.3 Wetlands 

Wetland Delineation, 

Wetland Buffer and 

Setbacks. 

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 

https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-1962#JD_subchapter2.5
https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-3903#JD_12-720.3
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County Revised Code. Project 

complies. 

12-7.4 Wildlife  

No local, state or federal agency 

has identified presence of any 

critical wildlife habitats on the 

site. 

12-7.6 Hillsides 
Geotechnical Survey 

Requirement 

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. 

BCRC Title 

14 

Flood Damage 

Prevention 

Development to occur as 

per BCRC, Title 14. 

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. 

See Conditions of Approval. 

 
 

Comprehensive Plan Analysis: 

Property Rights 

Policies: 

1. Bonner County should follow the attorney general’s checklist, proscribed at Idaho 
Code §67-8003 and provided in the “Property Rights” component of the county’s 
comprehensive plan, for all land use decisions.  

2. For all land 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.  
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4. Bonner County should review all rezoning requests (down-zoning and up-zoning) 
pursuant to the Idaho State Code, Title 67, Chapter 65 – Local Land Use Planning 

Act. The approval of conditional rezoning or denial of a request for rezoning may 
be subject to the regulatory taking analysis provided for by Idaho Code Section 

67-8003. 

Staff:  The application was routed to neighbors 300’ from the property line, informing 
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 to 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 decisions.  

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 for housing in the county is 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 Idaho Code, to address 

the impact of the proposals. 

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 district’s ability to provide adequate school services and 
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facilities for new and existing students. The Transportation department did not 
provide a comment. This project does not appear to be in conflict with the policies of 

this component. No comments were received from either agency. 

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 operation and traffic volume generated by the business.  

2. Develop land use regulations to allow Bonner County’s agricultural heritage to be 
maintained by enabling local food production, distribution, congregation, and 
retail sales. Examples include community gardens, school gardens, farm related 

education programs, 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 protecting 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 surrounding 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 
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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. 

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 Idaho 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 potential 
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 expected. 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:  
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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. 
 

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 memos 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 
conditions 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 vegetation 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 Idaho 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 hydrologic features of the area, shall 
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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. 
 

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 welfare of the public as well as the County’s 

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 District.  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 possible.  

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. 
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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.   

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 donations. 

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

Special Areas or Sites 

Policies:  

1. A generalized 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 protection. 

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 

Policies:  
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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.  

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 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.  

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, commercial 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 
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Policies:  

1. Residential uses should continue being permitted in Agricultural zoning districts. 

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 Idaho State’s Right to Farm Act. 
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: 
 
Planner’s Initials: JRJ  Date: November 10, 2025 

Note:  The final decision 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 COMMISSIONERS 

 
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 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. 

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 
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transportation, which will serve the proposed subdivision are adequate for the needs of 
future residents or users. 

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. 

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 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. I 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 motion 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.  

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/ is not physically suitable for the proposed development. 

Conclusion 3: The design of the proposed subdivision will not/ will 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. 

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. 
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Conclusion 5: 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 properties and will not/ will impede the use of public easements for access to, 
or through the proposed subdivision. The proposed transportation system is/ is not 

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/ is not 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. I 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 motion 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 Approval: 

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. Per BCRC 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 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 



File S0001-25 November 17, 2025 Page 32 of 68 

 

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". 

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 International 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 home 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 “a” through “e” 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 record that the road name “Deerfield 

Drive” has been appropriately reserved by the applicant.  This road name shall be 
reserved and evidence to this effect shall be submitted to the planning department 
prior to scheduling for final plat. 
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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. 

7. The application submitted for this proposal indicates that power will be provided by 

Avista.  Comments received on this file indicate that power will be provided by 
Northern Lights, Inc.  The applicant shall clarify what agency will provide power for 
this proposed subdivision.  This information shall be corrected and submitted to this 

file prior to scheduling for final plat.  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. 

8. 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. 

9. 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 Department per the department’s memos dated 
March 4 and March 14, 2025. The applicant shall meet all conditions 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. 

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

were “no comment” replies. 

10.Per BCRC 12-643.I, 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 extension 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 

preliminary plat. 

11.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'). 
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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. 

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 applicant’s engineer shall submit inspection reports of the built improvements to 
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 shall 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 preliminary and final plat approvals. A cash deposit, certificate of 

deposit, corporate surety bond written by an insurance company licensed in Idaho 
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 which 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 reduced 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 make 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 denied by the board prior to 

the expiration date of the surety agreement. 

https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-6808#JD_T12App.A
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15.Per BCRC 12-646, BCRC 12-647 and BCRC 12-648, the final plat shall conform to 
these sections 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 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 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 not limited to BCRC 14-501.L-O.  If an 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. 
 

19.If an FDP (Floodplain Development Permit) is required for this project, this FDP cannot 
be approved prior to the completion and inspection of all infrastructure called for in 

the final plat approval. 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 

vegetation 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 Idaho 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 hydrologic features of the area, shall evaluate the suitability of the site 
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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 Highway 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.

http://www.bonnercountyid.gov/
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Appendix A: Notice of Public Hearing, Record of Mailing 
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Appendix B: Agency Comments 
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Appendix C: Depth-to-Width Spreadsheet 

 

 
 
 

 
 
 
 

 
 
 
 
 
 

Depth in Ft Area in Ft2 Width in Ft Required D/W Ratio Actual D/W Ratio Compliant?
Block 1, Lot 1 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 2 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 3 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 4 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 5 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 6 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 7 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 8 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 9 335 45,575 136.04478 4.2:1 2.46 Y
Block 1, Lot 10 501 122,480 244.47106 4.2:1 2.05 Y
Block 1, Lot 11 355 44,916 126.52394 4.2:1 2.81 Y
Block 1, Lot 12 295 43,560 147.66102 3.2:1 2.00 Y
Block 1, Lot 13 295 43,560 147.66102 3.2:1 2.00 Y
Stormwater Tract 447 97,256 217.81859 4.2:1 2.05 Y

Depth in Ft Area in Ft2 Width in Ft Required D/W Ratio Actual D/W Ratio  
Block 2, Lot 1 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 2 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 3 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 4 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 5 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 6 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 7 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 8 295 43,560 147.66102 3.2:1 2.00 Y
Block 2, Lot 9 372 43,561 117.09946 4.2:1 3.18 Y
Block 2, Lot 10 302 45,539 150.79139 4.2:1 2.00 Y
Block 2, Lot 11 326 52,265 160.56836 4.2:1 2.03 Y

S0001-25 - Depth-to-Width Measurements
Methodology and requirements per BCRC 12-621 & 12-812
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July 2, 2025 

 
Deerfield LLC, c/o Dan Tadic 
3882 N Schreiber Way 

Suite 104 
Coeur D Alene, ID 83815 

 
Subj:  File S0001-25 – Subdivision – Deerfield Subdivision 
 

Encl:   (1) File S0001-25 Zoning Commission Preliminary Plat Approval 
Recommendation 

 
Dear Applicant, 
 

The Bonner County Zoning Commission at the June 26, 2025 hearing 
Recommended approval of the above-referenced application with conditions. 

 
The Bonner County Zoning Commission recommended approval to the Board of 
County Commissioners of project FILE S0001-25, Deerfield Subdivision, 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 Rd in Section 16, Township 57 North, Range 2 West, Boise 
Meridian, Bonner County Idaho.  The Bonner County Zoning Commission found that 

this proposal is in accord with Bonner County Revised Code and the Comprehensive 
Plan as enumerated in the following conclusions of law:  

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 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.  
 

Conclusion 4: The public and private services, including but not limited to water, 
sewer services, solid waste, fire protection, emergency services, and school 

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 

mailto:planning@bonnercountyid.gov
http://www.bonnercountyid.gov/
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facilities and transportation, which will serve the proposed subdivision are adequate 
for the needs of future residents or users.  

 
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.  

 
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 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. I 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), 

amending to strike Condition 19, which read: “If an FDP (Floodplain Development 

Permit) is required for this project, this FDP cannot be approved prior to the 

completion and inspection of all infrastructure called for in the final plat approval;” 

and direct planning staff to draft the reasoned statement to reflect this motion 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.  

 

Findings of Facts: 

BCRC 

Code 
Standard for Required Provided 

12-268 

Application 

Process, General 

Provisions 

Agency Routing 

The application was routed to 

the City of Sandpoint for 

comment on April 17, 2025 

and to agencies for comment 

on May 27, 2025. 

12-412 
Density and 

Dimensional 

Standards: 

Minimum Lot Size 

required is one (1) acre 

for the Suburban (S) 

District where urban 

The lots in this subdivision are 

proposed to be served by 

individual septic systems and 

Syringa Heights Water 
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Suburban Zone water service is provided. District. 

12-610.B 

Conformance 

with BCRC Title 

12 

Minimum Lot Size 

required is one (1) acre 

for the Suburban (S) 

District where urban 

water service is provided. 

 

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 appropriate 

representative of the 

Panhandle Health District.  

The 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. 

 

The site is proposed to be 

served by Avista (per the 

application) or Northern Lights 

(per comment) and is located 

within Northside Fire District.  

The commission 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. 

12-620 General 

Easements, constraints, 

reserved land areas to be 

shown and marked on the 

plats. 

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

See Conditions of Approval. 

12-621

  
Lot Design 

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 

(3.2:1); and lots which 

are more than three 

The depth to width ratio of the 

lots in the proposed 

subdivision are all under the 

required ratios. 

See attached appendices. 
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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 

not less than fifty feet 

(50') from the point of 

intersection. 

Submerged lands are not 

to be included when 

determining the depth to 

width calculation. 

12-622 
Submerged 

Lands 

Submerged lands not to 

be counted towards 

density calculations. 

Sizes of lots with submerged 

lands in the proposed plat are 

far in excess of the one-acre 

minimum. Submerged lands 

are not being counted towards 

minimum lot size 

requirements. 

12-623.A Urban services 

Urban water is required 

for lots under 2.5 acres 

but equal to or greater 

than 1 acre. 

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 

appropriate representative of 

the Panhandle Health District. 

The commission acknowledged 

septic concerns raised in 

public testimony and deferred 

to the judgement of subject-

matter experts on this issue, 

consistent with the proposed 
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conditions of approval. 

The site is proposed to be 

served by Avista (per the 

application) or Northern Lights 

(per comment) and is located 

within Northside Fire District. 

12-623.B Water supply 

Lots to be served by 

Syringa Heights Water 

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 

restriction lift must include a 

space for the signature of an 

appropriate representative of 

the Panhandle Health District. 

The 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. 

12-623.C Sewage disposal 

Sewage disposal method 

is proposed to be 

individual septic systems. 

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. 

The 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. 

12-623.D Fire Plan/Fire Assessment of fire risk A note will be placed on the 
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risk assessment Fire protection plan 

Defensible space plan 

final plat to address fire 

hazard and defensible space 

issues. The commission 

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. 

 

See Conditions of Approval. 

12-624.A Road name 
Unique road names for 

new roads. 

The road serving this 

proposed subdivision will be a 

new road named Deerfield 

Drive. 

See Conditions of Approval. 

12-624.B Road standards 

Road to be designed to 

meet private road 

standards of BCRC Title 

12, Appendix A. 

The project proposes no 

private roads within the 

subdivision. These standards 

are not applicable. 

12-624.C Legal access 
Legal access to each 

proposed lot 

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. 

12-624.D 
Public road 

frontage 

For lots less than 5 acres 

in size, direct frontage 

and direct access to 

public roads required. 

Project complies. All roads 

proposed within the 

subdivision shall be dedicated 

to the public. 

See Conditions of Approval. 

12-625 Trails and Parks 

Bonner County Trails Plan 

Public Access, Parks and 

Facilities 

Not Applicable.  An approved 

county trails plan does not 

exist. 

12-626.A Natural Hazards 

Subdivision to be 

designed around 

identified natural hazards 

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 
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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. 

The commission 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. 

See Conditions of Approval. 

12-626.B 
Conformance 

with BCRC 12-7 

Conformance with 

environmental standards. 

The project has been reviewed 

to meet the requirements of 

Title 12, Chapter 7. See 

below. 

12-642.A 
Application 

Content 
Application form 

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

 12-642.B 
Application 

Content 

Preliminary Plat, prepared 

by Idaho licensed 

surveyor, showing parcels 

to be created. 

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

12-642.B.1 Plat Content 

Subdivision name, 

geographic grid, north 

arrow, and vicinity map, 

vicinity road pattern.  

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

12-642.B.2 Plat Content 

Boundary line of tract to 

be subdivided, 

intersection property 

lines, abutting roads, 

names and addresses of 

adjoining owners shown 

in their respective places 

Not all adjoining owners are 

shown in their respective 

places of ownership on the 

plat. 

See Conditions of Approval. 
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of ownership on the plat. 

12-642.B.3 Plat Content 

Location, dimensions and 

area of proposed lots. Lot 

numbering. 

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

12-642.B.4 Plat Content 

Location, dimensions and 

tentative names of 

proposed streets and 

roads. 

Proposal complies.  Application 

deemed complete by staff.  

Plat is stamped by a licensed 

Idaho surveyor. 

12-642.B.5 Plat Content 

Sufficient contours to 

show the shape of the 

land and extending at 

least one hundred feet 

beyond the subdivision 

limits. 

No land contours appear to be 

shown. 

See Conditions of Approval. 

12-642.B.6 Plat Content 

Location of water courses, 

floodplains per FIRMs 

with BFEs. 

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. 

See Conditions of Approval. 

12-642.B.7 Plat Content 

Existing wells, springs, 

wetland boundaries, 

wetland delineations, 

drainage channels, 

overhead and 

underground utility lines, 

structures, sanitary 

sewers and culverts 

within the tract. 

Project complies. Plat was 

prepared and stamped by a 

professional surveyor. 

The 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. 

12-642.B.8 Plat Content 

Proposed method of 

water supply, sewage and 

solid waste disposal. 

Project complies. Proposed 

method of water supply, 

sewage and solid waste 
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disposal are all addressed on 

the face of the plat. 

The 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. 

12-642.B.9 Plat Content 

All easements of record, 

including sufficient data 

to identify conveyance. 

Project complies. Plat was 

prepared and stamped by a 

professional surveyor. 

12-

642.B.10 
Plat Content 

Purpose indication for 

parcels reserved for 

public dedication or 

common use of property 

owners. 

Purpose indication for parcels 

reserved for public dedication 

or common use of property 

owners is given on the face of 

the plat. 

12-

642.B.11 
Plat Content 

Statement for intended 

use of lots. 

Proposal complies.  Purpose 

stated on the face of the plat. 

12-642.C.2 
Road design and 

profile 

Preliminary road design 

and profile prepared, 

stamped and signed by 

Idaho licensed engineer. 

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 

department’s memos dated 

March 4 and March 14, 2025. 

The applicant shall meet all 

conditions 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. 

See Conditions of Approval. 

12-643.A Application filed In accord with 12-268 
Proposal complies.  Application 

deemed complete. 

12-643.B Public hearing In accord with 12-268 
Proposal complies.  Public 

hearings will be held. 

12-643.I 
Validity of 

Preliminary Plat 
 

Proposal shall comply. 

See Conditions of Approval. 

12-644 Improvements Plan to be prepared by a See Conditions of Approval.  
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Plan registered civil engineer. 

Two copies to be 

provided. 

This is requirement of final 

and not the preliminary plat. 

12-645 
Standards for 

Review 
 See Conclusions of Law. 

12-646 
Final Plat, 

Contents 
 

Not applicable at this stage of 

the project. 

See Conditions of Approval. 

12-647 
Endorsements 

on Final Plat 
 

Not applicable at this stage of 

the project. 

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. 

See Conditions of Approval. 

12-7.1 Shorelines  

Subdivisions are not 

disallowed on lands containing 

shorelines. 

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 vegetation 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. 

12-7.2 
Grading, 

Stormwater 

Management 

Applicability: All new 

subdivisions subject to 

the provisions of chapter 

The applicant submitted a 

stormwater management and 

erosion control plan, dated 
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and Erosion 

Control 

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. 

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 and 

March 14, 2025. 

See Conditions of Approval. 

12-7.3 Wetlands 

Wetland Delineation, 

Wetland Buffer and 

Setbacks. 

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. Project 

complies. 

12-7.4 Wildlife  

No local, state or federal 

agency has identified presence 

of any critical wildlife habitats 

on the site. 

12-7.6 Hillsides 
Geotechnical Survey 

Requirement 

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. 

BCRC Title 

14 

Flood Damage 

Prevention 

Development to occur as 

per BCRC, Title 14. 

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. 

https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-1962#JD_subchapter2.5
https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-3903#JD_12-720.3
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See Conditions of Approval. 

 

Proposed Conditions of Approval: 

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. Per BCRC 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 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. 
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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 

International 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 home 
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 “a” through “e” 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 record that the road name 
“Deerfield Drive” has been appropriately reserved by the applicant.  This road 
name shall be 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. 

7. The application submitted for this proposal indicates that power will be 

provided by Avista.  Comments received on this file indicate that power will 
be provided by Northern Lights, Inc.  The applicant shall clarify what agency 

will provide power for this proposed subdivision.  This information shall be 
corrected and submitted to this file prior to scheduling for final plat. 
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8. 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. 

9. 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 Department per the 

department’s memos dated March 4 and March 14, 2025. The applicant shall 
meet all conditions 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. 

The application for the project has been reviewed by Idaho Transportation 
Department. Replies dated 5/28/2025, 5/28/2025, 5/29/2025 were received.  

All were “no comment” replies. 

10.Per BCRC 12-643.I, 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 extension 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 preliminary plat. 

11.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. 
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d. A grading plan, showing stormwater drainage for each lot. 

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 applicant’s engineer shall submit inspection 
reports of the built improvements to 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 shall 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 preliminary and final plat approvals. A cash 
deposit, certificate of deposit, corporate surety bond written by an insurance 
company licensed in Idaho 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 which 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 reduced 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 make 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 denied 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 these sections of the Bonner County Revised Code. 

https://codelibrary.amlegal.com/codes/bonnercountyid/latest/bonnercounty_id/0-0-0-6808#JD_T12App.A
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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 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 

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 not limited to 
BCRC 14-501.L-O.  If an 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. 
 

19.If an FDP (Floodplain Development Permit) is required for this project, this 
FDP cannot be approved prior to the completion and inspection of all 

infrastructure called for in the final plat approval.  
 

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 vegetation 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 Idaho 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 hydrologic features of 
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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. 

 
Bonner County Revised Code, Section 12-262, provides an opportunity for affected 
persons to appeal Zoning Commission decisions with the Planning Director within 

28 days after the final written decision of the Zoning Commission has been issued.  
Any such appeal must be submitted in accordance with the referenced code section 

no later than 5:00 p.m., July 29, 2025.  AN APPEAL SHALL BE ACCOMPANIED 
BY A FILING FEE IN ACCORDANCE WITH THE APPROVED FEE SCHEDULE.  
THE FEES ARE PAYABLE TO THE BONNER COUNTY PLANNING 

DEPARTMENT. 
 

NOTE: 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 the Planning Department if you have any questions. 

 
                                                            Sincerely, 

 
 
 

          _______________________ 
    Jacob Marble, Chair 

                                                            Bonner County Zoning Commission 
 
c: Deerfield LLC 

    Dan Tadic – HMH Engineering, Project Representative 
    Gerhard Schickedanz 

 
 
Attachment:  Staff report for S0001-25, Deerfield Subdivision 
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