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File S0004-24

Golden Tee Estates 11t" Addition- Lot 2

Subdivision in conjunction with Planned Unit Development (PUD);
Planning File No. C832-05)

S0004-24, Subdivision

The applicant is requesting to replat the subject property into 23
residential lots ranging in area from 0.15 acres to 0.43 acres.

36-58N-1W GOLDEN TEE ESTATES 11™ ADDITION LOT 2

The subject property is located off North Idaho Club Drive, in
Section 36 of Township 58 North, Range 1 West of Boise Meridian,
Idaho.

RP044520000020A
Approximately 7.57 acres of platted land

NICD Development, LLC
151 Clubhouse Way
Sandpoint, ID 83864

Whiskey Rock Planning + Consulting
614 Creekside Lane,
Sandpoint, Idaho 83864

May 14, 2024

Mail: July 1, 2025

Site Posting: August 4, 2025

Published in newspaper: July 1, 2025

Appendix A- Notice of Public Hearing Record of Mailing

Appendix B- Public Agency Comments
Appendix C- C832-05 Decision letter
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PRELIMINARY PLAT-"REPLAT OF LOT 2, GOLDEN TEE ESTATES - 11TH ADDITION"

SOUTHEAST 1/4 OF SECTION 36, TOWNSHIP 58 NORTH, RANGE 1 WEST, B.M., BONNER COUNTY, IDAHO
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(208) 263-4160

Project Summary:

The proposed subdivision is a part of the Planned Unit Development
Planning File No. C832-05.

Golden Tee Estates,

The subject property is approximately 7.57 acres of platted land located within The Idaho
Club on North Idaho Club Drive in Section 36, Township 58 North, Range 1 West of Boise

Meridian, Idaho. The parcel is currently zoned Recreation with a land use desig
Resort Community.

nation of

The applicant is requesting to replat the lot into 23 residential lots ranging in area from 0.15

acres to 0.43 acres.
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Applicable Laws:

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

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

BCRC 12-268 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 12-7.1 Shorelines

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

BCRC 12-7.3 Wetlands

BCRC 12-7.4 Wildlife

BCRC 12-7.5 Flood Damage Prevention

BCRC 12-7.6 Hillsides

Background:

A. Site Data:

B. Access:

Use: The property currently exists as vacant land.
Platted/ Unplatted: The site is platted

Size: Approximately 7.57 acres

Zone: Recreation

Land Use: Resort Community

e The property is located on N. Idaho Club Drive, a privately owned and maintained
right-of-way. The Idaho Club is accessed from Highway 200 at Idaho state owned and
maintained paved right-of-way.

File S0004-24
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C. Environmental Factors:

The site contains mapped slopes of 0-<29% grade. (USGS)
The site does not contain any mapped wetlands. (USFWS and NWI)
The site does not contain any mapped waterbodies, streams, lakes or rivers. (NHD)
Site contains the following soils: (USDA)
e Description: Pend Oreille silt loam, 5 to 45 percent slopes
Type: Consociation
Drainage: Well Drained
Classification: Not prime farmland

Description: Mission silt loam,2 to 12 percent slopes

Type: Consociation

Drainage: Somewhat poorly drained

Classification: Farmland of statewide importance, if drained

e Parcels are located within SFHA Zone X and not located within floodway, per FIRM
Panel 16017C0735E, Effective Date 11/18/2009.

D. Services:

e Water: A will-serve letter was received from TIC Utilities, LLC, an affiliate of Valiant
Idaho LLC with intent and sufficient capacity to provide water.

e Sewer: A will-serve letter was received from Gem State Infrastructure LLC to provide

sewer services to the proposed subdivision.

Electricity: Northern Lights, Inc.

Natural gas: Avista Utilities

Fire: Northside Fire District

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 Resort Community  Recreation Vacant

North Resort Community  Recreation Residential Lots and golf course
East Resort Community  Recreation Vacant, golf course

South Resort Community  Recreation Vacant

West Resort Community  Recreation Single-family dwellings and lots

Agency and Public Comments:

Agencies and taxing districts were notified of this application on July 1, 2025. A full list of the
public agencies can be found in the attached Appendix A Agency comments can be found in
the attached Appendix B.

The following agencies replied with comments:
e Bonner County Road and Bridge Department
e Idaho Department of Environmental Quality
e Idaho Department of Fish and Game
e Idaho Department of Transportation
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e Lake Pend Oreille School District #84

The following agencies replied with no comment:

e Kootenai Ponderay Sewer District

All other agencies did not reply

Public comments were received as of the date of this staff report.

Staff Review and Analysis:

BCRC Code Standard for Required Provided
Application . - )
12-268 Process, General Agency Routing Agencies were notified of the file
- on July 1, 2025.
Provisions
The associated approved PUD,
. . . Condition A-7, #3 of file C832-
Minimum Lot Size required . g
. . : 05, was approved with lot sizes
Conformance with | is 12,000 sf. for Recreation .
12-610.B ) R permitted below 12,000 square
BCRC Title 12 District where all urban . R
services are available. feet. All lots in the subdivision
shall have access to wurban
services.
The plat shall include all
Easements, constraints, easements, constraints, reserved
12-620 G | reserved land areas to be land areas to shown and marked
enera shown and marked on the on the plat for Golden Tee
plats. Estates- 11t addition.
See Conditions of Approval.
Depth to width ratio of not
more than 3.2:1 for lots less .
than 300 feet wide: and not The associated approved PUD,
! Condition A-7, #5 on file C832-05
more than 4.2:1 for lots was approved with a deviation
12-621 Lot Design more than 300 feet wide. .ppd Senth ot
Angle of intersections with permitted to depth to width ratio
- and angle of intersection
fronting road between 85 - requirements
95 degrees for lots with less q '
than 100 feet width.
Submerged lands not to be The subiect parcel has no
12-622 Submerged Lands counted towards density ) P )
calculations submerged lands. Not Applicable.
Will-serve letter received from
TIC Utilities, LLC, an affiliate of
Valiant Idaho, LLC confirming
For lots less than 1 acres in  that it has sufficient capacity to
12-623.A Urban services size, urban services provide water. Gem  State
required. Infrastructure confirmed that it
has sufficient capacity to provide
wastewater services to all the lots
in the proposed subdivision.
File S0004-24 August 21, 2025 Page 5 of 17



12-623.B

12-623.C

12-623.D

12-624.A

12-624.B

12-624.C

12-624.D

12-625.A

12-625.B

File S0004-24

Water supply

Sewage disposal

Fire Plan/Fire risk
assessment

Road name

Road standards

Legal access

Public road
frontage

Trails and Parks

Trails and Parks

Lots to be served by
connection to an existing
public or private water
system.

Sewage disposal method for
all  building sites, as
approved by the Panhandle
health district and/or the
state of Idaho, may be
provided.

Assessment of fire risk
Fire protection plan

Defensible space plan

Unique road names for new
roads.

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

Legal access to each
proposed lot

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

Bonner County Trails Plan

Public Access, Parks and

Facilities

August 21, 2025

Will-serve letter received from
TIC Utilities, LLC, confirming that
it has sufficient capacity to
provide water to all the lots in the
proposed subdivision.

See Conditions of Approval.

Gem State Infrastructure
confirmed that it has sufficient
capacity to provide wastewater
services to all the lots in the
proposed subdivision

See Conditions of Approval.

A fire assessment plan was
submitted as part of this
application. The applicant s
proposing to provide an approved
water and fire hydrant system
per BCRC 12-623.D.1.
See Conditions of Approval.

North Idaho Club Drive will be
extended to serve the proposed
lots.

The associated approved PUD,
Condition A-7, #4 on file C832-05
was approved with a deviation
permitted to construct the private
roads to a minimum of the
International Fire Code
Standards and to be paved.

See Conditions of Approval.

All lots have been proposed to
have direct frontage on the
extension of North Idaho Club
Drive, a private road.

The associated approved PUD,
Condition A-7, #4 on file C832-05
was approved with a deviation
permitted to construct the private
roads to a minimum of the
International Fire Code
Standards and to be paved.

See Conditions of Approval.

Bonner County currently does not
have an adopted trails plan. This
proposal is not adjacent to any
public access points of ingress/
egress.

This proposal does not offer any
public access, parks and facilities.
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12-626.A

12-626.B

12-642.A

12-642.B

12-642.B.1

12-642.B.2

12-642.B.3

12-642.B.4

12-642.B.5

12-642.B.6

12-642.B.7
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Natural Hazards

Conformance with
BCRC 12-7

Application
Content

Application
Content

Plat Content

Plat Content

Plat Content

Plat Content

Plat Content

Plat Content

Plat Content

Subdivision to be designed
around identified natural
hazards

Conformance with
environmental standards.

Application form

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

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

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

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

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

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

Location of water courses,
floodplains per FIRMs with
BFEs.

Existing wells, springs,
wetland boundaries as
depicted on national
wetlands inventory maps or
as delineated by a
professional authorized by

August 21, 2025

The proposal has mapped slopes
of 0-=30% grade. See Standards
12-7.6 below.

This project has been reviewed to
meet the requirements of Title
12, Chapter 7, see analysis

below.

The applicant submitted the
required application for a
subdivision.

Russell Badgley, a Idaho licensed
surveyor prepared the
preliminary plat.

These elements are all included in
the submitted preliminary plat.

These elements are all included
in the submitted preliminary
plat.

The surveyor has systematically
numbered each lot with
dimensions and locations.

The preliminary plat indicates
that the proposed road will be an
extension of the North Idaho
Club Drive, an existing 30" wide
approved private road.

The preliminary plat shows the
contour lines of Lower Pack River
Road, North Idaho Club Drive, Lot
1 Golden Tee Estates- Eleventh
Addition and the golf course.

Parcels are located within SFHA
Zone X and not located within
floodway, per FIRM Panel
16017C0735E, Effective Date
11/18/2009. Not Applicable.

This proposal does not contain
any mapped wetlands and is not
adjacent to any mapped
wetlands.
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12-642.B.8

12-642.B.9

12-642.B.10

12-642.B.11

12-642.C.2

12-643.A

12-643.B

12-643.1

File S0004-24

Plat Content

Plat Content

Plat Content

Plat Content

Road design and
profile

Application filed

Public hearing

Validity of
Preliminary Plat

the U.S. army corps of
engineers to perform
wetland delineations,
drainage channels,
overhead and underground
utility lines, structures,
sanitary sewers and
culverts within the tract and
immediately adjacent
thereto.

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

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

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

Statement for intended use
of parcels.

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

In accord with 12-268

In accord with Subchapter
2.6

August 21, 2025

The “Notes” portion of the
preliminary plat indicates that
TIC Utilities LLC will be the
provider of water. Gem State
Infrastructure will be the
provider of sewage disposal.
Solid waste disposal is either the
county transfer station or a
private contractor.

Conveyance of easements can be
found in the “Notes” portion in
the preliminary plat and in the
subdivision guarantee.

Note 13 of the preliminary plat
indicates the dedication of Lot 10
to the property owners for
common use.

See Conditions of Approval.

Note 4 of the preliminary plat
indicates the lots are proposed to
be single-family residential lots.

A preliminary road design and
profile plan has been prepared
by James A Sewell and
Associates and is currently under
review with Bonner County Road
and Bridge Department.

See Conditions of Approval.

The applicant submitted the
required application for a
subdivision.

A public hearing has been
scheduled as required and in
accord with subchapter 2.6 of
Title 12.

The preliminary plat shall be
valid for a period not to exceed
two years.

See Conditions of Approval.
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Plan to be prepared by a

Upon approval of the preliminary
plat the applicant shall submit

12-644 pIProvements  registered civil engineer.  plan prepared by a registered
Two copies to be provided.  civil engineer.
See Conditions of Approval.
BCRC 12-645 standards are
Standards for found in the Conditions of
12-645 . .
Review Approval and Conclusions of Law
found in this staff report.
. Not applicable at this stage of
12-646 Final Plat, the project.
Contents .
See Conditions of Approval.
Not applicable at this stage of the
267 Endersements on
See Conditions of Approval.
12-7.1 Shorelines The subject -property does _not
front or contain any water bodies.
Applicability: All new
subdivisions subject to the
provisions of chapter 6 of Stormwater management report
this title, as amended, and  and erosion control plans,
Grading, all new planned unit prepared by James A Sewell and
1972 Stormwater developments subject to Associates. The plans are
' Management and  the provisions of chapter currently being reviewed by
Erosion Control 2, subchapter 2.5 of this Bonner County Engineering
title, as amended, except Department.
as provided for in See Conditions of Approval.
subsection 12-720.3.] of
this subchapter.
12-7.3 Wetlands Not Applicable.
Idaho Department of Fish and
Game did not have any
comment on this proposal. This
The purpose of this subdivision is a part of a Planned
subchapter is to provide Unit Development - Golden Tee
12-7.4 Wildlife measures to protect and Estates that was designed with
maintain wildlife and 17% open space (151 acres) of
fisheries habitat. the 879 acres of development
area. The proposed residential
density was approved through
the Planned Unit Development.
Parcels are located within SFHA
Flood Damage Development to occur as Zone X and not located within
12-7.5 Prevention per BCRC, Title 14 floodway, per FIRM Panel
! ' 16017C0735E, Effective Date
11/18/20009.
12-7.6 Hillsides Geotgchnical Survey The proposal does not contain
Requirement mapped slopes over 30% grade.
File S0004-24 August 21, 2025 Page 9 of 17
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See Conditions of Approval.

Planner’s Initials: DB Date: August 14, 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.

ZONING COMMISSION

MOTION TO RECOMMEND APPROVAL.:

I move to recommend approval of this project to the Board of County Commissioners, FILE
S0004-24, Golden Tee Estates 11t Addition Subdivision, requesting the creation of 23
residential lots on a 7.57-acres property zoned Recreation and located in Section 36,
Township 58 North, Range 1 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 this Title and of
the zoning district in which it is located.

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

Conclusion 3: The design of the proposed subdivision will not adversely impact Bonner
County’s natural resources, as identified in the comprehensive plan. Any adverse impacts
or potential for impacts shall be mitigated as a condition of approval.

Conclusion 4: The public and private services, including but not limited to water, sewer
services, solid waste, fire protection, emergency services, and school facilities and
transportation, which will serve the proposed subdivision are adequate for the needs of
future residents or users.

Conclusion 5: The proposed subdivision 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.

This 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

File S0004-24 August 21, 2025 Page 10 of 17




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 RECOMMEND DENIAL.

I move to recommend denial of this project to the Board of County Commissioners, FILE
S0004-24, Golden Tee Estates 11t Addition Subdivision, requesting the creation of 23
residential lots on a 7.57-acres property zoned Recreation and located in Section 36,
Township 58 North, Range 1 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 this Title
and of the zoning district in which it is located.

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.

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.

This 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-
6536, have the Chair sign, and transmit to all interested parties. This action does not result
in a taking of private property
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Conditions of Approval:

1.

Show all easements of record including sufficient recording data to identify
conveyance, if not already shown. See BCRC 12-620 and BCRC 12-642.B.9.

The proposal shall provide water and sewer services.

A fire suppression plan was submitted as part of this application. As per the submitted
plan, the applicant intends to provide approved water and fire hydrant system capable
of providing more than one thousand (1,000) gallons per minute for a minimum of two
(2) hours where a community water system exists or exists 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 per BCRC 12-623.D.1. A letter of
approval of the fire suppression plan was received from Northside Fire District. Such
improvements shall be constructed prior to the recording of the final plat.

The associated PUD, C832-05 was approved with a deviation permitted to construct
the private roads to a minimum of the International Fire Code Standards and to be
paved. The proposed private road shall meet these standards.

. All lots shall have direct road frontage.

Show all existing wells, springs drainage channels, overhead and underground utility
lines, structures, sanitary sewers and culverts within the tract and immediately
adjacent thereto, if any. See BCRC 12-642.B.7.

. All parcels of land intended to be dedicated for public use or reserved for the use of all

property owners with the purpose indicated - Indicate purpose of Lot 10. See BCRC
12-642.B.10.

A statement setting forth the intended land use of the parcels, i.e., residential,
agricultural, commercial, industrial or other appropriate land use classifications shall
be noted on the plat. See BCRC 12-642.B.11.

The proposed private road shall be constructed to a minimum of the International Fire
Code standards and be paved. The Bonner County Engineering Department shall
review the road design and profile. Updates shall be made to the plans as required and
approval of the plans obtained prior to the recording of the final plat and prior to start
of road construction on site.

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
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11. An improvement plan for the subdivision shall be submitted after the approval of the
preliminary plat. The contents of the plan shall include the following. See BCRC 12-

644.A.

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").

. The plan and profile of all proposed roads showing final grades and cross

sections of roads in accord with the requirements of International Fire Code.

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

. A grading plan, showing storm water drainage for each lot.

. 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. Applicants’ engineers shall provide inspection reports for County Engineer’s review
and final inspections. See BCRC 12-644.B.

13. The subdivider may enter into a surety agreement with the Board in lieu of completing
all improvements as required before final plat recording, agreeing to complete the
improvements in accordance with surety agreement conditions and preliminary and
final plat approvals. See BCRC 12-644.C for more details.

14. The final plat shall comply with all conditions as listed in BCRC 12-646 and shall show
the following on the plat -

a.

File S0004-24

The "initial point" and description thereof, shall be indicated on the drawing and
the location and description in conformance with Idaho Code. (BRCR 12-646.C)

. Street lines of all existing or recorded streets, principal property lines, patent

lines, Township lines or Section lines, intersecting, crossing or contiguous to the
subdivision (which should be mathematically tied to the lines of the subdivision
by distances and bearings) and the status of adjoining property shall be
indicated (name of subdivision or unplatted area). (BRCR 12-646.D)

The accurate location and description and filing of all monuments shall be in
accordance with the Corner Perpetuation and Filing Act, Idaho Code title 55,
chapter 16. (BRCR 12-646.E)

. The accurate outline of all property that is offered for dedication for public use,

with the purpose indicated thereon and all property owners in the subdivision
and conform with the Idaho Code. (BRCR 12-646.H)

. Private restrictions, if any. (BCRC 12-646.1)

A certificate of a licensed engineer or surveyor of the State to the effect that
the plat represents a survey made by him that all of the monuments, shown
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thereon, actually exist and that their positions are as shown. (BCRC 12-646.K)
15. All endorsements shall be shown on the final plat per BCRC 12-647.

16. Stormwater management report and erosion control plans, prepared by James A
Sewell & Associates, were submitted as part of the application. The plans are currently
under reviewed by Bonner County Engineering Department. These plans shall be
resubmitted and approved by Bonner County Engineering Department prior to the
recording of the final plat or prior to the start of construction activities on site.

17. After the approval of the preliminary plat, a final plat shall be prepared in conformance
with BCRC 12-646, BCRC 12-647 and submitted to the Planning Department for
review. The applicant shall also submit a copy of a current preliminary title report along
with the final plat, as per BCRC 12-648.

18. A digital copy of the final plat shall be submitted to the Bonner County Planning
Department satisfying the requirements of BCRC 12-649.

19. The applicant shall follow conditions found in file #C832-05

The complete file is available for review in the Planning Department, 1500 Highway 2, Suite
#208, Sandpoint, ID. Staff reports are available online one week before the hearing at
www.bonnercountyid.gov Bonner County Revised Code (BCRC) is available at the Planning
Department or online.
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RECORD OF MAILING

Page 1 of 1
File No.: S0004-24
Record of Mailing Approved By:

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

mailed (postage prepaid) on this 15t day of July 2025.

Mg

Dylan Young, Hearing Coordinator

Assessor - Email

Bay Drive Recreation District - Email

Bonner County Airport Manager - Email

Bonner County EMS - Email

Bonner County Road & Bridge - Email

Bottle Bay Water & Sewer District - Email

City of Dover - Email

City of Hope - Email

City of Oldtown - Email

City of Priest River - Email

City of Spirit Lake - Email

Coolin-Cavanaugh Bay Fire District - Email

East Bonner Library - Email

Ellisport Bay Sewer - Email

GEM STATE MINER - U.S. Mail

Idaho Department of Environmental Quality (DEQ) - Email
Idaho Department of Lands - CDA - U.S. Mail
Idaho Department of Lands - Navigable Waters & Mining - Email
Idaho Department of Water Resources - IDWR - Email
Idaho Transportation Department- District I - Email
Kalispel Bay Sewer & Water - U.S. Mail

KPBX-FM 91 SPOKANE PUBLIC RADIO - U.S. Mail
Laclede Water District - Email

Lake Pend Oreille School District, #84 (Transportation) - Email
Little Blacktail Ranch Water Association - U.S. Mail
Northern Lights, Inc. - Email

Northside Fire District - Email

Panhandle Health District - Email

Priest Lake Public Library District - Email

Sagle Valley Water & Sewer - Email

Schweitzer Fire District - Email

Selkirk Fire, Rescue & EMS - Email

Southside Water & Sewer District - Email
Spokesman-Review - U.S. Mail

Swan Shores Sewer District - U.S. Mail

Tamarack Village Water & Sewer - U.S. Mail

Trestle Creek Sewer District - Email

U.S. Fish & Wildlife Service - Email

West Bonner County Cemetery District - Email
West Bonner Library - Email

West Pend Oreille Fire District - Email

Avista Utilities - Email

Bayview Water & Sewer - Email

BONNER COUNTY DAILLY BEE - U.S. Mail
Bonner County Floodplain Review - Email
Bonner County Sheriff - Email

City of Clark Fork - Email

City of East Hope - Email

City of Kootenai - Email

City of Ponderay - Email

City of Sandpoint - Email

Coolin Sewer District - Email

Drainage District #7 - Email

East Priest Lake Fire District - Email

Garfield Bay Water & Sewer District - Email
Granite Reeder Water & Sewer District - Email
Idaho Department of Fish & Game - Email
Idaho Department of Lands - Coolin - Email
Idaho Department of Lands - Sandpoint - Email
Idaho Transportation Department (Aeronautics) - U.S. Mail
Independent Highway District - Email
Kootenai-Ponderay Sewer District - Email
KSPT-KPND-KIBR RADIO - U.S. Mail

Lake Pend Oreille School District, #84 (Admin Office) - Email
Lakeland Joint School District, #272 - Email
North of the Narrows Fire District - Email
Northland/Vyve Cable Television - Email
Outlet Bay Sewer District - Email

Pend Oreille Hospital District - Email

Priest Lake Translator District - Email

Sam Owen Fire District - Email

SELKIRK ASSOCIATION OF REALTORS - U.S. Mail
Selkirk Recreation District -Email

Spirit Lake Fire District - Email

State Historical Society - Email

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

U.S. Army Corps of Engineers - Email

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

West Bonner County School District, #83 - Email
West Bonner Water & Sewer District - Email
West Priest Lake Fire District - Email
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Record of Mailing

Property Owners within 300 Feet

File Number: S0004-24

Record of Mailing Approved By:

I hereby certify that a true and correct copy of the “Notice of Agency Review” was digitally transmitted or mailed

(postage prepaid) on this 15t day of July 2025.

P

Dylan Young, Hearing Coordinator

PIN
RPOO7260000010A
RPO07360000020A
RPOO7260000070A
RP0435305A000BA
RP045060010010A
RP044020010040A
RP043600020020A
RPO07360000030A
RP044520000020A
RP043600020010A
RP044020010010A
RP044020010020A
RP043600010080A
RP043600010070A
RP043600010060A
RPOO07860000080A
RPOO7260000040A
RPO07860000050A
RP043600020030A
RP044020010050A
RPOO7360000060A
RPO07860000090A
RP044520000010A
RP58MNO1W369281A
RP045060010020A
RP043600010090A
RP044020010060A
RP58MO1W368550A
RP0O4353000R0ADA
RP044020010030A
Project Rep

Owner
Henson, Gary Lee & Trisha Anne
Kopylovsky, Anatoly & Larisa Kopylovsky, Dmitry
Insley, Charles R & Nancy J
valiant Idaho Llc
Jeffres, Nathan & Jamie
Maonk, Alan M
Wyatt, Larry D Hieber, Drusilla
Ziola Trust Ziola, James A & Linda J Trustees
Nicd Development, Lic
Mc Kay, Daniel & Laura
Valiant Idaho Llc
Clem, Alice K
Levcol Holdings, Lip
Rains, Richard A & Laura
Flanigan, Christopher A Flanigan, Jackie R A
Whyte, Robert
Hewitt, Dane E & Johna Kay
Caufield Trust Caufield, John Trustee
Wyatt, Larry D Hieber, Drusilla A
Shields, Jana L
Crocker Trust Crocker, Dana E & Lorraine M Trustees
Troughton, James Micha-Troughton, Martha
Valiant Idaho Llc
Avista Corp
Horrace, Richard & Cindy
Adler Tic, Llc
Moaore, Brett M & Cherie L
Davis, Darrell
Valiant Idaho Llc
Clem, Alice K
Jermey Grimm cfo Whiskey Rock Planning

Address
237 Lower Pack River Rd
107 Caprice Circle
11 5 Golfview Ln
151 Clubhouse Way
91 Fairway View Dr
70 S Quail Run
1613 W Pinehill Rd
73 Tubman Ln
151 Club House Way
125 Bay Dr
151 Clubhouse Way
Po Box 476
11159 E Harris Hawk Trail
Po Box 546
Po Box 1970
31 5 Golfview Ln
53 Tubman Ln
1312 5 Stephora Ave
1613 W Pinehill Rd
402 Sandpoint Ave Ste 223
1309 Stephora
Po Box 933
151 Clubhouse Way
Address Not Provided
215 Fairway View Dr
25 First Ave Sw Ste A
126 5 Quail Run
Po Box 201
151 Clubhouse Way
Po Box 476
614 Creekside Lane

City
Sandpoint
Hercules
Sandpoint
Sandpoint
Sandpoint
Sandpoint
Spokane
Sandpoint
Sandpoint
Sagle
Sandpoint
Kootenai
Scottsdale
Kootenai
Ketchum
Sandpoint
Sandpoint
Glendora
Spokane
Sandpoint
Glendora
Ponderay
Sandpoint

Sandpoint
Watertown
Sandpoint
Dover
Sandpoint
Kootenai
Sandpoint

Zip
83264
94547
83264

83864-9194
83264
83864
99210
83864
83264
83860

83264-9194
83840
85262
83840

83340-1941
83864

83864-5377

91740-5238
99210
83864
91740
83852

83264-9194

83804
57201
83804
83825
83804-3194
83840
83804
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M Gma il Dylan Young <dylan.young@bonnercountyid.gov>

Bonner County Planning - File S0004-24 Agency Review

DEQ Comments <deqcomments@deq.idaho.gov> Fri, Aug 1, 2025 at 8:14 AM
To: Bonner County Planning <planning@bonnercountyid.gov>

If you have any questions about the comments this project has received please contact:

Katy Baker-Casile for engineering and wastewater.

Anna Moody for drinking water.

Shawn Sweetapple for air quality.

Kevin Aardahl for remediation or RCRA.

Robert Steed for surface water and setback requirements.

Thank you-

Idaho Department of Environmental Quality
2110 Ironwood Parkway, Coeur d’Alene, |[daho 83814
Office Line: 208.769.1422

www.deg.idaho.gov
Our mission: To protect human health and the quality of Idaho’s air, land, and water.

[Quoted text hidden]

E Gem State Idaho Club ERU Capacity.pdf
175K


https://www.google.com/maps/search/2110+Ironwood+Parkway,+Coeur+d%E2%80%99Alene,+Idaho+83814?entry=gmail&source=g
http://www.deq.idaho.gov/
https://mail.google.com/mail/u/0/?ui=2&ik=8db2b89353&view=att&th=1986633471c48f0b&attid=0.1&disp=attd&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=8db2b89353&view=att&th=1986633471c48f0b&attid=0.1&disp=attd&safe=1&zw

From: Dan McCracken

To: tsmith@sunriverutilities.com; William Haberman
Cc: Katy Baker-Casile; CFinch@gemstate-water.com
Subject: Gem State Idaho Club ERU Capacity

Date: Friday, July 25, 2025 2:46:00 PM
Attachments: image001.png

Tim and Bill,

Thanks for the discussion today. Pursuant to our conversation, DEQ is comfortable with Gem State
approving and managing additional connections at the Idaho Club consistent with the system
capacity identified in the current draft Facility Plan documents. The table below summarizes the ERU
capacity and associated capital improvements needed to support the capacity. We expect the facility
plans to be revised and resubmitted for DEQ approval soon. In the meantime, please consider this
email as authorization for Gem State to approve or deny individual connection requests at their
discretion based on their capability to continue meeting Class B recycled water.

ERU* System Needs

209 Existing connections

Upgrades Identified in Facility Plans to be implemented at
discretion of facility owner/operator as needed to maintain
treatment for Class B permit requirements. Upgrades
include:

-Sand Filter Replacement

-Aeration System Replacement

-Collection System Cleanouts

-Chlorination System Upgrades

-Recycled Water Pump Station Improvements
-Compliance Activities As Listed in New Permit (pending)

up to 320

up to 400 | Pond B Drawdown Pumping/Piping Improvements

All Upgrades Listed above, plus

upto524 | -Pond A and C Lining and Testing

-630,000 gal Pond Expansion

*Note that ERU values presented in the facility plan assume average daily flow
of 110 gpd which reflect historic flows based on seasonal use. Low occupancy
during winter non-irrigation season Is an important limitation on the system capacity.
Gem State and TIC must continue to monitor wastewater flow rate trends and provide
For additional long term storage capacity if seasonal use trends change over time.

Dan McCracken, P.E. | Regional Administrator

Idaho Department of Environmental Quality

2110 Ironwood Parkway | Coeur d’Alene, ID 83814
Regional Office: (208) 769-1422 | Cell: (208) 512-9741


mailto:Dan.McCracken@deq.idaho.gov
mailto:tsmith@sunriverutilities.com
mailto:william.haberman@me.com
mailto:Katy.Baker-Casile@deq.idaho.gov
mailto:cfinch@gemstate-water.com





DEQ Logo

http://www.deqg.idaho.gov.
Our mission is to protect human health and the quality of Idaho’s air, land, and water.
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717/25, 9:50 AM Bonner County Mail - File S0004-24 Subdivision

M Gma || Janna Brown <janna.brown@bonnercountyid.gov>
File S0004-24 Subdivision

1 message

'Colleen Johnson' via Mail-Planning <planning@bonnercountyid.gov> Thu, Jul 3, 2025 at 11:21 AM

Reply-To: Colleen Johnson <CJohnson@kootenaiponderaysewerdistrict.org>
To: Bonner County Planning <planning@bonnercountyid.gov>

Good Morning:
Attached is the District’s response to the above-named file.

NOTICE OF CHANGE IN HOURS: THE OFFICE WILL BE CLOSED ON FRIDAYS. WE WILL BE OPEN NORMAL
HOURS MONDAY THRU THURSDAY.

Colleen Johnson

Business Office Manager

Kootenai-Ponderay Sewer District

208-263-0229 Fax - 208-265-5326 Mobile: 208-304-5820
511 Whiskey Jack Road Sandpoint, Idaho 83864

P.O. Box 562, Kootenai, ID 83840

“Dance with Life”

4 25_07_BC_S0004_24_Subdivision.pdf
98K

https://mail.google.com/mail/u/0/?ik=de5c07 150b&view=pt&search=all&permthid=thread-f:1836651006929311359%7Cmsg-f:1836651006929311359&...  1/1
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https://mail.google.com/mail/u/0/?ui=2&ik=de5c07150b&view=att&th=197d185c1c62967f&attid=0.1&disp=attd&realattid=806e65f8da8513f4_0.1&safe=1&zw

NOTICE OF PUBLIC HEARING

1907

I hereby certify that a true and correct copy of this “Notice of Public Hearing” was digitally transmitted
or mailed (postage prepaid) on this 15t day of July 2025.

s

Dylan Young, Hearing Coordinator

This notice was mailed to political subdivisions, property owners within 300 feet of the
subject property, and the media on Tuesday, July 1, 2025.

NOTICE IS HEREBY GIVEN that the Bonner County Zoning Commission will hold a public hearing at
5:30 pm on Thursday July 24, 2025 in the Bonner County Administration Building, 1500 Highway 2,
Sandpoint, Idaho, by Zoom teleconference, and YouTube Livestream to consider the following request:

File S0004-24 — Subdivision— Golden Tee Estates 11th Addition

The applicants are requesting to divide one (1) 7.57-acre lot into twenty-three (23) residential lots
ranging from 0.15-acres to 0.52-acres. The parcel is zoned Recreation. The project site is located within
The Idaho Club, off Lower Pack River Road and North Idaho Club Drive, Section 36, Township 58 North,
Range 1 West, Boise-Meridian. The project is located within the North Side Fire District, water serviced
by TIC Utilities, and sewer serviced by Gem State.

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

Written statements must be submitted to the planning department record no later than
seven (7) days prior to the public hearing. Written statements not exceeding one standard letter
sized, single spaced page may be submitted at the public hearing. Statements can be sentto the
Bonner County Planning Department at 1500 Highway 2, Suite 208, Sandpoint, Idaho 83864;
faxed to 866-537-4935 or e-mailed to planning@bonnercountyid.gov. The referenced start time
stated above reflects the beginning of the hearing. Specific file start time and hearing duration vary.

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

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

NO COMMENT.




717/25, 3:03 PM Bonner County Mail - [EXT SENDER] Re: Bonner County Planning - File S0004-24 Agency Review

M Gma i| Janna Brown <janna.brown@bonnercountyid.gov>

[EXT SENDER] Re: Bonner County Planning - File S0004-24 Agency Review

1 message

Symone Legg <Symone.Legg@itd.idaho.gov> Mon, Jul 7, 2025 at 8:20 AM

To: Bonner County Planning Department <planning@bonnercountyid.gov>

https://mail.google.com/mail/u/0/?ik=de5c07 150b&view=pt&search=all&permthid=thread-f:1836463253738351512%7Cmsg-f:1837002012168682187 ...

ITD Permits has no comment.

Thank you,

Symone Legg | Project Coordinator

Idaho Transportation Department | D1 Traffic/Permits
Ext: 208.772.8073 Dept: 208.772.1297

Email: symone.legg@itd.idaho.gov | itd.idaho.gov

Enhancing quality of life through transportation
Work schedule: Monday — Thursday 6:00AM-4:30PM

From: Bonner County Planning Department <planning@bonnercountyid.gov>

Sent: Tuesday, July 1, 2025 9:37 AM

To: Alan Brinkmeier <alan.brinkmeier@bonnercountyid.gov>; Amber Burgess <clerk@ebsewerdistrict.com>; Army Corps of
Engineers <CENWW-RD-CDA@usace.army.mil>; Avista Copr - Jay West <jay.west@avistacorp.com>; Avista Corp - Peggy George
<peggy.george@avistacorp.com>; Becky Meyer <becky.meyer@Ilposd.org>; Bill Berg <billb@bbsewer.org>; Bonner County
Assessors <assessorsgroup@bonnercountyid.gov>; BONNER COUNTY HISTORICAL SOCIETY AND MUSEUM
<DIRECTOR@bonnercountyhistory.org>; Brenna Garro <Brenna.Garro@oer.idaho.gov>; Bryan Quayle
<quaylelanduseconsulting@gmail.com>; Carrol Stejer <CASTEJER@gmail.com>; Chace Bell <chace.bell@idwr.idaho.gov>;
Chief Debbie Carpenter <chief@spiritlakefire.com>; City of Clark Fork <city@clarkforkidaho.org>; City of Dover
<cityclerk@cityofdoveridaho.org>; City of East Hope Franck <easthope.city@gmail.com>; City of Hope
<hopecityclerk@gmail.com>; Manda Corbett <cityclerk@cityofkootenai.org>; City of Oldtown <cityofoldtown@hotmail.com>; City
of Priest River <layers@priestriver-id.gov>; City of Sandpoint Planning <cityplanning@sandpointidaho.gov>;
cityclerk@spiritlakeid.gov <cityclerk@spiritlakeid.gov>; Colleen Johnson <CJohnson@kootenaiponderaysewerdistrict.org>;
Coolin-Cavanaugh Bay Fire Protection District <coolinfirechief@gmail.com>; Craig Hill <craighill@hillsresort.com>; D1Permits
<D1Permits@itd.idaho.gov>; Dan Brown <dbrown@idl.idaho.gov>; Dan McCracken <Dan.McCracken@deq.idaho.gov>; Dan
Scholz <dan.scholz@nli.coop>; Dave Schuck <dave.schuck@bonnercountyid.gov>; Dean Davis <deandavis@sd83.org>; DEQ -
Kristie McEnroe <kristie.mcenroe@deq.idaho.gov>; East Bonner Library <Amanda@ebonnerlibrary.org>; East Priest Lake Fire
District <eastpriestlakefd@gmail.com>; Erik Sjoquist <esjoquist@idl.idaho.gov>; Federal Aviation Administration
<Heather.pate@faa.gov>; Frankie Dunn <Frankiejdunn@hotmail.com>; Fritz Broschet <outletbaysewer@gmail.com>; Garfield Bay
Water and Sewer District Clerk <garfieldbaywsd@hotmail.com>; Gavin Gilcrease <ggilcrease@sandpointidaho.gov>; ID State
Historical Society - Dan Everhart <dan.everhart@ishs.idaho.gov>; Idaho Department of Environmental Quality
<deqcomments@deq.idaho.gov>; Independent Hwy Dist - Julie Bishop <ihdclerk@gmail.com>; Robert Beachler
<Robert.Beachler@itd.idaho.gov>; Stacy Simkins <Stacy.Simkins@itd.idaho.gov>; Jack Schenck <Jack.schenck@vyvebb.com>;
Jamie Brown <jamieb@inlandpower.com>; Janice Best <janicesb@televar.com>; Jason Johnson <jason.johnson@bonnercountyid.
gov>; Jason Kimberling <Jason.Kimberling@itd.idaho.gov>; Jeff Lindsey <jeff.lindsey@bonnercountyid.gov>; Jessie Roe
<BWSD637@gmail.com>; Joe Kren <joekren@sd83.org>; Jordan Brooks <coolinsewer@gmail.com>; Karen Quenell
<kquenell@northsidefire.org>; KayLeigh Miller <kimiller@ponderay.org>; kbsd sewer <kbsdpl@hotmail.com>; Ken Flint
<ken_flint@tcenergy.com>; Kenny Huston <kenny.huston@oer.idaho.gov>; Kim Hoodenpyle <kjh5345@gmail.com>; Kim Spacek
<kimspacek@sd83.org>; Kimberly Hobson <Kimberly.Hobson@itd.idaho.gov>; Laclede Water District
<info@lacledewaterdistrict.org>; Lakeland Joint School District #272 <cpursley@lakeland272.org>; Lisa Rosa
<hr@ebonnerlibrary.org>; Matt Diel <matt.diel@Iposd.org>; Merritt Horsmon <merritt.horsmon@idfg.idaho.gov>; Midas Water
<midaswatercorp@gmail.com>; Mike Ahmer <mahmer@idl.idaho.gov>; Mike Schacht <firedept@clarkforkidaho.org>; Natural
Resource Conservation Service - Greg Becker <greg.becker@id.usda.gov>; Navy - Glynis Casey <glynis.casey@navy.mil>; North of
the Narrows Fire District <Huckbay2501@gmail.com>; Northern Lights <kristin.mettke@nli.coop>; Northern Lights - Clint Brewing
<clint.brewington@nli.coop>; Northside Water and Syringa Heights Water Association <allwater49@outlook.com>; Oden Water
Association - Carla Poelstra <odenwater@gmail.com>; Pend Oreille Hospital District <kim.kichenmaster@bonnergeneral.org>; PHD
<EHapplications@phd1.idaho.gov>; Priest Lake Public Library District <plplibrary@hotmail.com>; Richard Hash
<Rich.hash2022@gmail.com>; Road & Bridge - Matt Mulder <matt.mulder@bonnercountyid.gov>; Ryan Zandhuisen
<rzandhuisen@idl.idaho.gov>; Sagle Valley Water & Sewer District <markc@smartplugs.com>; Sagle Valley Water and Sewer
District <saglewatersewer@gmail.com>; Sam Owen Fire Rescue Sam Owen Fire Rescue <sofd@wow-tel.net>; Sam Ross
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<sam.ross@nli.coop>; Sarah Gilmore <sgilmore@sandpointidaho.gov>; School District 84 Transportation - James Koehler
<james.koehler@lposd.org>; SCHWEITZER FIRE DISTRICT <SchweitzerFireDistrict@gmail.com>; Selkirk Association of Realtors
<danielle@selkirkaor.com>; Selkirk Recreation District <elgar@whoi.edu>; Sheryl Austin <granitereeder@gmail.com>;
SOURDOUGH POINT OWNERS ASSOCIATION <sourdoughpoint@hotmail.com>; Southside Water and Sewer
<southsidewaterandsewer@swsdidaho.org>; Steve Elgar <selgar@mac.com>; Superintendent School Dist 84
<kelly.fisher@lposd.org>; Symone Legg <Symone.Legg@itd.idaho.gov>; TC Energy / TransCanada
<US_crossings@tcenergy.com>; Teresa Decker <Huckleberryhoa@gmail.com>; Teresa Decker <huckbayutilities01@gmail.com>;
Teresa Zamora <utilities@stoneridgeidaho.com>; Theresa Wheat <theresa@kootenai.org>; Tim Ventress
<chventresswplvfd@hotmail.com>; Timberlake Fire District <Kwright@timberlakefire.com>; Tom Renzi <eplfdchief@gmail.com>;
US Fish & Wildlife Services <fw1idahoconsultationrequests@fws.gov>; West Bonner Library <meagan@westbonnerlibrary.org>;
West Pend Oreille Fire District <wpofd1@gmail.com>

Cc: Janna Brown <janna.brown@bonnercountyid.gov>; Dylan Young <dylan.young@bonnercountyid.gov>; Jeannie Welter
<jeannie.welter@bonnercountyid.gov>; Alexander Feyen <alexander.feyen@bonnercountyid.gov>

Subject: Bonner County Planning - File SO004-24 Agency Review

CAUTION: This email oriainated outside the State of Idaho network. Verifv links and attachments BEFORE you
click or open, even if you recognize and/or trust the sender. Contact your agency service desk with any
concerns.

Please review the application relative to your agency’s area of expertise and include any recommended conditions of approval and
supporting code sections. Please see attached for details.

Very Respectfully,

Dylan Young
Hearing Coordinator

Bonner County Planning Department
1500 Highway 2, Suite 208
Sandpoint, ID 83864

Phone: 208-265-1458
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Bonner County Planning - File S0004-24 Agency Review

DEQ Comments <deqcomments@deq.idaho.gov> Fri, Aug 1, 2025 at 8:14 AM
To: Bonner County Planning <planning@bonnercountyid.gov>

If you have any questions about the comments this project has received please contact:

Katy Baker-Casile for engineering and wastewater.

Anna Moody for drinking water.

Shawn Sweetapple for air quality.

Kevin Aardahl for remediation or RCRA.

Robert Steed for surface water and setback requirements.

Thank you-

Idaho Department of Environmental Quality
2110 Ironwood Parkway, Coeur d’Alene, |[daho 83814
Office Line: 208.769.1422

www.deg.idaho.gov
Our mission: To protect human health and the quality of Idaho’s air, land, and water.

[Quoted text hidden]
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M Gma i| Janna Brown <janna.brown@bonnercountyid.gov>

[EXT SENDER] RE: Bonner County Planning - File S0004-24 Agency Review

1 message

Horsmon,Merritt <merritt.horsmon@idfg.idaho.gov> Thu, Jul 3, 2025 at 1:44 PM

To: Bonner County Planning Department <planning@bonnercountyid.gov>

Hi Dylan,

The Idaho Department of Fish and Game does not have any comments to submit for this application.

Thank you for the opportunity to review and comment,

Merritt Horsmon

Regional Technical Assistance Manager
Panhandle Region

2885 W. Kathleen Ave.

Coeur d’Alene, ID 83815

208.769.1414 office

208.251.4509 mobile

merritt.horsmon@idfg.idaho.gov

From: Bonner County Planning Department <planning@bonnercountyid.gov>

Sent: Tuesday, July 01, 2025 9:37 AM

To: Alan Brinkmeier <alan.brinkmeier@bonnercountyid.gov>; Amber Burgess <clerk@ebsewerdistrict.com>; Army Corps of
Engineers <CENWW-RD-CDA@usace.army.mil>; Avista Copr - Jay West <jay.west@avistacorp.com>; Avista Corp - Peggy George
<peggy.george@avistacorp.com>; Becky Meyer <becky.meyer@Iposd.org>; Bill Berg <billbo@bbsewer.org>; Bonner County
Assessors <assessorsgroup@bonnercountyid.gov>; BONNER COUNTY HISTORICAL SOCIETY AND MUSEUM
<DIRECTOR@bonnercountyhistory.org>; Brenna Garro <Brenna.Garro@oer.idaho.gov>; Bryan Quayle
<quaylelanduseconsulting@gmail.com>; Carrol Stejer <CASTEJER@gmail.com>; Bell, Chace <Chace.Bell@idwr.idaho.gov>;
Chief Debbie Carpenter <chief@spiritlakefire.com>; City of Clark Fork <city@clarkforkidaho.org>; City of Dover
<cityclerk@cityofdoveridaho.org>; City of East Hope Franck <easthope.city@gmail.com>; City of Hope
<hopecityclerk@gmail.com>; City of Kootenai <cityclerk@cityofkootenai.org>; City of Oldtown <cityofoldtown@hotmail.com>; City
of Priest River <layers@priestriver-id.gov>; City of Sandpoint Planning <cityplanning@sandpointidaho.gov>;
cityclerk@spiritlakeid.gov; Colleen Johnson <CJohnson@kootenaiponderaysewerdistrict.org>; Coolin-Cavanaugh Bay Fire
Protection District <coolinfirechief@gmail.com>; Craig Hill <craighill@hillsresort.com>; D1Permits <D1Permits@itd.idaho.gov>;
dbrown@idl.idaho.gov; Dan McCracken <Dan.McCracken@deg.idaho.gov>; Dan Scholz <dan.scholz@nli.coop>; Dave Schuck
<dave.schuck@bonnercountyid.gov>; Dean Davis <deandavis@sd83.org>; Kristie May <Kristie.May@deq.idaho.gov>; East
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Bonner Library <Amanda@ebonnerlibrary.org>; East Priest Lake Fire District <eastpriestlakefd@gmail.com>; Erik Sjoquist
<esjoquist@idl.idaho.gov>; Federal Aviation Administration <Heather.pate@faa.gov>; Frankie Dunn
<Frankiejdunn@hotmail.com>; Fritz Broschet <outletbaysewer@gmail.com>; Garfield Bay Water and Sewer District Clerk
<garfieldbaywsd@hotmail.com>; Gavin Gilcrease <ggilcrease@sandpointidaho.gov>; Dan Everhart
<Dan.Everhart@ishs.idaho.gov>; DEQ Comments <deqgcomments@deq.idaho.gov>; Independent Hwy Dist - Julie Bishop
<ihdclerk@gmail.com>; Robert Beachler <robert.beachler@itd.idaho.gov>; ITD - Stacy Simkins <stacy.simkins@itd.idaho.gov>;
Jack Schenck <Jack.schenck@vyvebb.com>; Jamie Brown <jamieb@inlandpower.com>; Janice Best <janicesb@televar.com>;
Jason Johnson <jason.johnson@bonnercountyid.gov>; Jason Kimberling <jason.kimberling@itd.idaho.gov>; Jeff Lindsey
<jeff.lindsey@bonnercountyid.gov>; Jessie Roe <BWSD637@gmail.com>; joekren@sd83.org; Jordan Brooks
<coolinsewer@gmail.com>; Karen Quenell <kquenell@northsidefire.org>; KayLeigh Miller <kImiller@ponderay.org>; kbsd sewer
<kbsdpl@hotmail.com>; Ken Flint <ken_flint@tcenergy.com>; Kenny Huston <kenny.huston@oer.idaho.gov>; Kim Hoodenpyle
<kjh5345@gmail.com>; Kim Spacek <kimspacek@sd83.org>; Kimberly Hobson <Kimberly.Hobson@itd.idaho.gov>; Laclede Water
District <info@lacledewaterdistrict.org>; Lakeland Joint School District #272 <cpursley@lakeland272.org>; Lisa Rosa
<hr@ebonnerlibrary.org>; Matt Diel <matt.diel@Iposd.org>; Horsmon,Merritt <merritt.horsmon@idfg.idaho.gov>; Midas Water
<midaswatercorp@gmail.com>; Mike Ahmer <mahmer@idl.idaho.gov>; Mike Schacht <firedept@clarkforkidaho.org>; Natural
Resource Conservation Service - Greg Becker <greg.becker@id.usda.gov>; Navy - Glynis Casey <glynis.casey@navy.mil>; North of
the Narrows Fire District <Huckbay2501@gmail.com>; Northern Lights <kristin.mettke@nli.coop>; Northern Lights - Clint Brewing
<clint.brewington@nli.coop>; Northside Water and Syringa Heights Water Association <allwater49@outlook.com>; Oden Water
Association - Carla Poelstra <odenwater@gmail.com>; Pend Oreille Hospital District <kim.kichenmaster@bonnergeneral.org>; PHD
<EHapplications@phd1.idaho.gov>; Priest Lake Public Library District <plplibrary@hotmail.com>; Richard Hash
<Rich.hash2022@gmail.com>; Road & Bridge - Matt Mulder <matt.mulder@bonnercountyid.gov>; Ryan Zandhuisen
<rzandhuisen@idl.idaho.gov>; Sagle Valley Water & Sewer District <markc@smartplugs.com>; Sagle Valley Water and Sewer
District <saglewatersewer@gmail.com>; Sam Owen Fire Rescue Sam Owen Fire Rescue <sofd@wow-tel.net>; Sam Ross
<sam.ross@nli.coop>; Sarah Gilmore <sgilmore@sandpointidaho.gov>; School District 84 Transportation - James Koehler
<james.koehler@Iposd.org>; SCHWEITZER FIRE DISTRICT <SchweitzerFireDistrict@gmail.com>; Selkirk Association of Realtors
<danielle@selkirkaor.com>; Selkirk Recreation District <elgar@whoi.edu>; Sheryl Austin <granitereeder@gmail.com>;
SOURDOUGH POINT OWNERS ASSOCIATION <sourdoughpoint@hotmail.com>; Southside Water and Sewer
<southsidewaterandsewer@swsdidaho.org>; Steve Elgar <selgar@mac.com>; Superintendent School Dist 84
<kelly.fisher@lposd.org>; Symone.legg@itd.idaho.gov; TC Energy / TransCanada <US_ crossings@tcenergy.com>; Teresa Decker
<Huckleberryhoa@gmail.com>; Teresa Decker <huckbayutilities01@gmail.com>; Teresa Zamora <utilities@stoneridgeidaho.com
>; Theresa Wheat <theresa@kootenai.org>; Tim Ventress <chventresswplvfd@hotmail.com>; Timberlake Fire District
<Kwright@timberlakefire.com>; Tom Renzi <eplfdchief@gmail.com>; US Fish & Wildlife Services <fw1idahoconsultationrequests@
fws.gov>; West Bonner Library <meagan@westbonnerlibrary.org>; West Pend Oreille Fire District <wpofd1@gmail.com>

Cc: Janna Brown <janna.brown@bonnercountyid.gov>; Dylan Young <dylan.young@bonnercountyid.gov>; Jeannie Welter
<jeannie.welter@bonnercountyid.gov>; Alexander Feyen <alexander.feyen@bonnercountyid.gov>

Subject: Bonner County Planning - File S0004-24 Agency Review

CAUTION: This email oriainated outside the State of Idaho network. Verifyv links and attachments BEFORE you click or open,
even if you recognize and/or trust the sender. Contact your agency service desk with any concerns.

Please review the application relative to your agency’s area of expertise and include any recommended conditions of approval and
supporting code sections. Please see attached for details.

Very Respectfully,

Dylan Young

Hearing Coordinator

Bonner County Planning Department
1500 Highway 2, Suite 208

Sandpoint, ID 83864
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M Gma il Dylan Young <dylan.young@bonnercountyid.gov>

Bonner County Planning - File S0004-24 Agency Review

Matt Mulder <matt.mulder@bonnercountyid.gov> Tue, Jul 1, 2025 at 12:05 PM
To: Bonner County Planning Department <planning@bonnercountyid.gov>

The Bonner County Road & Bridge Department has the following comments:

1. A dedication of an additional 5ft of public right-of-way along the frontage of Lower Pack River Road is
requested. Our standard width for public right of way on collector roads is currently 60 to 80ft, where the
existing road right-of-way width is only 50ft wide. A dedication of the additional 5ft will enhance the County's
ability to maintain these roads to the highest standard. A 50ft easement as currently exists is insufficient to
accommodate modern roadway widths, shoulders, ditches, utilities, and space for clear zone runoff areas in
order to preserve the safety of our major roadways. As density and traffic increases with each plat, the needs of
having wider public road ROWs becomes more pressing and platting actions are an ideal time to address these
deficiencies of the public highway which serve the subject parcels.

2. Indicate the ROW width for Lower Pack River Rd on the plat. List instrument number indicating how the ROW
was established.

-Matt Mulder, PE

Staff Engineer

Bonner County Road & Bridge
208-255-5681 ext 1

[Quoted text hidden]
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PLANNING DEPARTMENT
Clare Marley, AICP
Planning Director

April 13, 2006

Villelli Enterprises, Inc.
151 Clubhouse Way
Sandpoint, Idaho 83864

Subject: Conditional Use Permit for a Large-Scale Planned Unit Development — File C832-05 and
Replat of Golden Tee and Golden Tee 1% Addition and Golden Tee 2™ through 11"
Additions — File §1246-05

Dear Villelli Enterprises, Inc. Representative:

The referenced applications were approved with conditions by the Bonner County Commissioners at the
April 12, 2006, public hearing. The ordinance and standards used in evaluating the applications and the
reasons for approving the applications are as follows:

MOTION: It was moved by Commissioner Dye, seconded by Commissioner Phillips, to approve this
project File C832-05 for a large-scale planned unit development consisting of a redesigned golf course,
commercial and recreational uses and facilities, 498 dwellings, public utility complex facilities for water
and wastewater, solid waste collection site and public water access and the stormwater plan, finding that it
is in accord with the Bonner County Comprehensive Plan and Bonner County Revised Code as
enumerated in the foregoing conclusions of law, and based upon the evidence submitted up to the time the
Staff Report was prepared and testimony received at this hearing. It was further moved by Commissioner
Dye, seconded by Commissioner Phillips, to adopt the foregoing findings of fact, conclusions of law and
conditions of approval, with the amendment to Conditions A-8 and A-9. The action that could be taken to
obtain the conditional use permit is to complete the Conditions of Approval as adopted. This action does
not result in a taking of private property

VOTED upon and the Chair declared the motion carried, unanimously.

MOTION: It was moved by Commissioner Phillips, seconded by Commissioner Dye, to approve this
project File S1246-05 for lot line adjustments and reconfigurations of existing platted lots in Golden Tee
and Golden Tee 1% Addition and preliminary plats for Golden Tee 2™ through 11" Additions and the
stormwater plan, finding that it is in accord with the Bonner County Comprehensive Plan and Bonner
County Revised Code as enumerated in the foregoing conclusions of law, and based upon the evidence
submitted up to the time the Staff Report was prepared and testimony received at this hearing. It was

Files C832-05 and S1246-05 Decision Letter
April 13, 2006
Page | of 20

"Protecting property rights and enhancing property values..."
127 South First Ave., Suite 1 ® Sandpoint, ldaho 83864-1300 @ Phone (208)265-1458 @ Fax (208)265-1463
® c-mail: plannine@co.bonner.id.us ® Web site: wyw.co.bonner.id.us




further moved by Commissioner Phillips, seconded by Commissioner Dye, to adopt the foregoing
findings of fact, conclusions of law and conditions of approval. The action that could be taken to obtain
the plat is to complete the Conditions of Approval as adopted. This action does not result in a taking of

private property

VOTED upon and the Chair declared the motion carried, unanimously.

Findings of Fact:

Finding 1 — Site specific facts

A. Site data: The application covers about £865 acres land which is being considered for future
recreational, commercial and residential uses, private utility services, and public water access, in
conjunction with the Hidden Lakes golf course complex. The property is bounded on the east by the Pack
River and by the Burlington Northern Santa Fe rail line to the south, Lower Pack River Road forms the
north and western extents of the site on the north.

B. Access: Direct access to the site is provided by U.S. Highway 200 East, a public right-of-way with
varying widths of 120 to 180 feet along the portion fronting the subject property. The surface is paved.
Lower Pack River Road, a 60-foot wide public right-of-way with a +22-foot wide hard-surfaced
travelway, provides access to the site at the northwest end. A system of paved, private roads has been
developed or will be developed to serve the Hidden Lakes project. The interior roads are to be 20-foot
wide hard-surfaced travelways within 40-foot wide strips of land to be dedicated to the homeowner
association. Road maintenance will be private via the homeowners association. Ten lots will receive
access from 12-foot wide private paved driveways with 1-foot wide shoulders. Two new highway
approaches are to be developed to serve the southern portion of the site. The access points have been
approved by the Idaho Transportation Department (ITD), according to the record file. Improvements to
accommodate the added traffic are outlined in the traffic impact studies below and are addressed in the
conditions of approval. Access to the development will be controlled by gates. The fire district requires
the accesses be designed so that emergency vehicles can enter without delay in the event of emergencies.

C. Environmental factors: The topography of the site varies, from the level to nearly level areas along
the proposed 5 through 11" fairways on the southern side of the project and just west of the Pack River
to the steeper areas to the southeast encompassing a portion of what is known as “Moose Mountain.” The
range of slope for future homesite development is £0%-30% (Application). Wetlands, ponds, seasonal
water courses and seeps associated with the wetlands occur on site. The wetlands have been identified
and represent about 108 acres of the entire £865-acre project site. Five acres project-wide will be filled
(Application). The wetlands delineation is shown on the conceptual land use plan. No home
development is shown within the mapped wetland area, and road development is minimized, according to
the application. A mixture of vegetation, reflective of the variety of slopes and land features, are evident
on site, and include evergreens, wetland plant species, deciduous trees, rushes, sedges and native grasses,
developed golf course turf grass and residential ornamental shrubs and bluegrass, and native shrubs
(Application, site visit). Portions of the site are located within the 1% flood hazard area (Flood Zone A7,
base flood elevation 2070 to 2074), flood zone “B” (a 500-year floodplain not regulated by Bonner
County) and flood zone “C,” (which is not within the floodplain and considered an area of minimal
flooding risk) (FIRM Panel #215.) The 1% flood hazard area encompasses about one-third of Section 31.
None of the floodplain extends into Section 36 to the west, or the portion of the project within Section 2.
The majority of the floodplain within Section 6 is east of the Pack River and not within the project site.
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The applications state the proposed homesites will not be located within the flood hazard area. The
proposed clubhouse addition immediately adjoins the mapped floodplain and could be within the flood
hazard by elevation. Should the structure be within the floodplain, the application states that the structure
will be built in accord with the flood prevention standards of Chapter 16, Title 12, BCRC. Soils in this
area are cover seven different soil units: Pend Oreille-Rock outcrop complex, 5-45%; Pywell-Hoodoo
complex, 0-1%; Colburn very fine sandy loam; Treble rock outcrop; Capehorn silt loam; Mission silt
loam; and Pend Oreille silt loam. The soils vary from deep and well drained to poorly drained and from
no risk of water erosion to high risk. Colburn very fine sandy loam is a prime agricultural soil found
adjacent to the Pack River. (Soil Survey of the Bonner County Area, Idaho.). The site is over the Pend
Oreille River Aquifer. The area is identified as white-tailed deer wintering range and elk and moose
critical habitat on the comprehensive plan map, Critical Wildlife Habitat in Bonner County, Idaho.
Biological, ecological and archaeological factors are noted in the land capability summaries at Findings of
Fact “3E” below.

D. Services: Northside Fire District provides fire protection for the area. VP Inc., an existing utility
company, will provide future recreational and residential uses with water and sewer services. The urban-
level wastewater treatment and municipal public water system will be upgraded to meet the demands of
the proposed development, as outlined in the applications. A private community solid waste collection
site will be developed by the applicant, as part of the conditional use permit. Avista provides power and
gas services to the area. The project is located within the Lake Pend Oreille School District and is served
by the Bonner County Sheriff’s Office (Application).

E. Other: Of the £879 acres , about 386 acres (44%) of the site is devoted to residential development,
196 acres (22%) to dedicated common open space (5% with wastewater land application proposed 17%
without), 195 acres (22%) for golf course and club features, 60 acres (7%) for roads, 12.5 acres (1.5%) to
commercial and parking areas and a remaining 3.5% listed in areas west of Lower Pack River Road
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Finding 2 — Comprehensive Plan, Zoning and Current Land Use

Compass | Comp Plan Zoning Current Land Use & Density
Site Recreation and | Agricultural Existing lots within Golden Tee and Golden Tee 1%
Rural (proposed for | Addition, residential lots of +1/2 acre, clubhouse, golf
rezone to | course complex, utilities and road system, vacant
Recreation), timber land, existing rock quarry.
Recreation
North Rural and | Agricultural Hidden Lakes subdivision lots, ¥4 to Y% acre in size,
Recreation and residential uses, rural residential development.
Recreation
East Rural Recreation U.S. government (Bureau of Land Management and
Army Corps of Engineers) tracts, Pack River, Idaho
Fish & Game tract.
South Rural and | Agricultural Burlington Northern Santa Fe Railroad right-of-way;
Recreation +22-acre rural residential tract.
West Rural Agricultural 5-acre rural residential tract; 47.5-acre rural/ag tract
and Rural to the south, Hidden Lakes subdivision lots of ¥4 to %
acre.

Finding 3 — Standards review

A. Design, submittal compliance for plat

Required

Provided

Minimum Lot Size (BCRC 12-1421)

12,000 sq. ft.

.09 to 21 acres.
addressed in PUD.

Density

Road names, BCRC 12-2305(a)

Show on plat

Road numbers shown

Depth to width, BCRC 12-2305(b)

3:1/4:1

Deviation sought

Road network, fire access, BCRC 12-2305(c)

Ready access

IFC standard roads, with
exceptions as permitted by
Northside

Legal access, fire access, BCRC 12-2305(d)

Minimum IFC

IFC standards, private road
system, gated.

Easements, constraints, BCRC 12-2305(e)

Delineate

Shown on plats

Natural hazards, BCRC 12-2305(f)

Design around

Floodplain, wetlands
delineated and majority are
avoided. 5 acres of fill
proposed. Residential
development designed out
of floodplain. Steeper
slopes on Moose Mountain.
Application indicates
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IFC/Northside road accesses
to be met.

Urban services, BCRC 12-2305(g)

Required for

Hard-surfaced road, public

12,000 sq. ft. [ drinking water system,
density wastewater treatment
system, phone and
electricity provided.
Roads built to standards, BCRC 12-2305(i) Non-public Private roads requested
through PUD.

Preliminary plat requirements, BCRC 12-2312

To be shown on
plat.

Provided, per code.

B. Design compliance for PUD Required Provided
Minimum site area (BCRC 12-2210) 5 acres 865 acres
Uses, BCRC 12-2211(a-d) Residential, Residential, single and
single and multi- | multi-family, commercial
family, recreation.
commercial
recreation.
Design, common area, BCRC 12-2240(a) 86.5 acres 196 acres
Homeowners Association, BCRC 12-2240(b) At time of plat. | Proposed for all plats.
CC&Rs, BCRC 12-2240(c) At time of plat Proposed for all plats.
Density, (dwellings/acre), BCRC 12-2240(d) 865/12,000 sq. | 498 dwelling units.
ft. =+3,100 units
Density, bonuses, BCRC 12-2240(d) Not to exceed | None requested.
125% of
underlying
zoning.
Design standard variations, BCRC 12-2240(d) 12-627 Up to 45% requested to
' maximum lot | accommodate small (£6,000
coverage of 35% | square foot) lots to be

developed with “cabins”.

12-630, 25-foot
rear yards
setback.

10-foot rear yard for setback
on lots of 6,000 square feet
or less. Deviation sought
because lots located
adjoining open space and
golf course, reducing the
need for rear yard setbacks.

12-1421, 12-
2305(g) & (i)
12,000 sq. foot
lot size
minimum, public
road frontage.

126 lots will be less than
12,000 square feet. Lots
will be served by private
road systems built to meet
or exceed IFC standards and
paved. Densities are
averaged and open space
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 provided through PUD.
12-2305(b), A number of lots will vary
Depth to | from the standard depth to
width/angle of | width maximums and angle
intersection. of intersection requirement
to be near 90° in order to
reduce road construction
and achieve certain
“viewsheds” (Application).
Clustering, BCRC 12-2240(e) Encouraged Six neighborhoods on the
north and five on the south
are proposed. Lots smaller
than the minimum 12,000
square feet are proposed,
which results in clustering.
Density averages 1.7 acres
per dwelling.
C. Other standards Required Provided
Parking Golf course, 72. 100 proposed
Spa/fitness/pool, not | Minimum 16 proposed.
specified (Code says
4 “seats” = 1 space
for clubs, but seats
cannot be a used for
tennis, pool, spa..
Retail, 6 Minimum 6 provided
Restaurant, 25 Minimum 25 provided
PUCEF standards All  zones; no | Recreation and proposed

minimum  acreage.
Land coverage by
structures not to

Recreation, 865 acres.
Small utility buildings will
not exceed the maximum

exceed 35% land coverage.

Golf course standards, BCRC 12-2151 Ag, Rec, Rural, | Recreation and proposed
High Density | Recreation.
zoning.

No minimum area.

Requires a detailed
parking, access,
landscape and
structure plan.

865 acres

Conceptual land use plan
contains detail golf course
| plan.

D. Stormwater plan

A stormwater management plan was required pursuant to BCRC 12-2403(a). The plan was prepared by
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James A. Sewell & Associates in August of 2005, and revised January and February of 2006, in response
to Bonner County requests for further details. The plan calculates the residential and road development,
but does not provide detail on the future clubhouse expansion, spa and other commercial proposals. At
this time, the exact details of the future structures have not been determined. Therefore, separate
stormwater management plans shall be submitted at the time of building location or building permit
application, as noted in the conditions below, and consistent with BCRC 12-2403(b). The plan groups
future residential development into three categories: less than 8,000 square feet; greater than 8,000 square
feet but less than 1 acre and greater than 1 acre. The smallest lots will be provided off-site stormwater
detention areas, while the remainder will have plans for on-site treatment. Grassed infiltration areas are
planned for the roadways. The homeowners’ association is charged with maintenance of the stormwater
system. The stormwater management plan has been provided to the governing bodies for review.

E. Land capability and environmental analysis

A land capability report was submitted to the record by James A. Sewell & Associates, in accord with
BCRC §12-2110(c) and BCRC 12-2220(b). The report is also augmented by reports on the site’s
wetlands, wastewater and water services, biological assessments, archaeological reviews, fiscal impacts,
geological studies, stormwater/erosion plans and golf course management plans. Copies of these reports
as noted in the “Attachments™ list, have been provided to the governing bodies for review. A summary of
these reports follows:

E-1. James A. Sewell, Land Capability Report, 7/29/05 The report is required by BCRC 12-550(c) to
address the ability of the site to withstand disturbance by the proposal without harmful effects due to

floods, sewage, drainage, erosion, sedimentation or geological or surface slippage. The report addresses
each of these as follows: Floods: The report acknowledges the flood hazard potential of the nearby Pack
River, however this portion of the project is not within the flood hazard zone. No homes are to be built
within the flood hazard area. Sewage: Wastewater will be treated by the existing public sewage
treatment facility, VP Inc. The system is capable of expansion, based upon the Hidden Lakes Wastewater
Treatment System Conceptual Master Plan. Drainage: There are several ponds and water courses on the
property. The water systems are buffered by open area and are further buffered by proposed building
setbacks. Erosion and Sedimentation: A full stormwater/erosion control plan has been submitted to the
file record. Geological or Surface Slippage: A geological and surface slippage analysis was done
independent of this report. The report confirms no evidence of large-scale slope movement or slope
instability. Groundwater is present in the lower areas of the project, possibly warranting trench drains or
sumps to facilitate construction. Conclusion: The report concludes that the site has demonstrated the
ability to support the proposed commercial resort, private community facility, utilities, four-plex and
large-scale planned unit development without harmful consequences due to flooding, erosion, surface
slippage, sedimentation or sewage.

E-2. Toothman-Orton Engineering Co., Hidden Lakes Wastewater Treatment System Conceptual
Master Plan, 7/21/05 The report examines the expansion of the existing wastewater treatment plant and

land application process to determine needs and capabilities to serve 600 equivalent residential uses
(ERUs). The expected total annual wastewater flow is 24.2 million gallons annually. About 82 acres of
golf course are being considered for application of treated effluent. Forest land is also being proposed as
an alternative land application site, should Idaho wastewater rules prohibit the golf course land
application. About 39 acres of forest land are designated for land application of treated wastewater.
Currently two wastewater lagoons serve the Hidden Lakes complex, totaling 4.47 million gallons of
storage capacity. Once development reaches 450 ERUs, additional storage capacity will be needed. Prior
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to this benchmark, the developer plans to expand the existing lagoon capacity to 5.5 million gallons.
Once the additional need is triggered, one of the existing lagoons will be abandoned and the remaining
lagoon will be expanded.

E-3. Toothman-Orton Engineering Co., Hidden Lakes Public Water System Conceptual Master Plan,
6/6/05 The report examines the expansion of the existing VP Inc. public water system to accommodate

an eventual 600 ERUs. Currently the system consists of one 6-inch and one 8-inch groundwater well, a
45,000-gallon reservoir and a 12,000 gallon reservoir. The smaller well is capable of producing 45
gallons per minute, while the larger well can discharge 300 gallons per minute. With upgrades, the two
wells could produce a combined total of 450 gallons per minute. Based on Idaho drinking water
standards, an additional source capacity will need to be developed to serve full build-out. A third well or
a larger diameter on the 6-inch well would be required. A potential site for a third well is shown on the
south side of the highway. Water rights would need to be modified to incorporate areas south of the
highway. With additional water users and fire flow requirements, additional reservoir capacity will need
to be developed. An additional 150,000 below ground water storage tank is proposed on the south side of
the highway.

E-4.Rain Shadow Research Inc., Archaeological Survey of the Proposed Hidden Lakes Development,
Bonner County, Idaho, April 2005 A surface survey of the entire site was completed on both sides of the

highway. The study covered 904 acres. One pre-historic site revealed burned rocks and one stone tool,
but the artifacts were found below the high-water mark of Lake Pend Oreille in the Pack River mud flats
and outside an area of development. The study recommends this area be avoided. No subsurface
disturbance should take place in this area. If the area is avoided, the study finds there will be “no effect”
to properties on the National Register or eligible for nomination to the National Register of Historic
Places. Based on the low-probability of encountering buried cultural resources in the project’s “area of
potential effect,” archaeological monitoring during construction is not recommended. In the event
cultural materials are unearthed, the report recommends ground-disturbing activities be halted and the
U.S. Army Corps and Idaho State Historical Society be notified immediately. A professional
archaeologist should evaluate the find and also consult with these agencies.

E-5. Real Estate Economics, Summary — Economic Benefit Study — Hidden Lakes, 2/21/06 This study

undertakes a comparison of the economic effects of full development of the Hidden Lakes site between
2006 and 2016, versus “no action.” Over the decade span, the report estimates $420 million will be spent
developing the residential and recreational uses on the property. An average of 1,222 jobs would be
created. Of this total, 469 would be direct jobs created by the project and 753 would be created
elsewhere. One-half of these “indirect” jobs would occur in Bonner County, the report states. Over the
course of the 10-year span, an additional $265 million in total job-related income would be generated in
this construction period. An estimated $99 million would be earned directly by workers during the
development and $166 million would be indirect. By 2017, a $515.5 million increase in property values
is projected, translating to an expected $2.7 million in annual tax revenues. The resort will create the
equivalent of 40 full-time jobs, generating about $1.1 million in income. (Planning staff note: The report
does not detail the costs to the county or other taxing districts, state and federal entities which will be
incurred as a result of development. Costs will include impacts to the school district, fire district, state
and local road systems, added costs to haul solid waste, etc. The report suggests costs to taxpayers will
be mitigated because of part-time, resort ownership, few school-age children, private road maintenance
and private security. A benefit to cost analysis in estimated dollars is not provided.)
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E-6. Golf Ventures International, Integrated Golf Course Management Plan, June, 2005 The stated

objective of the golf management plan is to reduce water demand and protect water quality by appropriate
course management. The plan requires an educated, experienced golf course superintendent to manage
the golf course. Course management objectives include limiting unnecessary pesticide application,
reducing water use and fertilizers. The report provides a detailed analysis of weather patterns, water
management, pests and pest control, and turf diseases. By growing and maintaining healthy turf, the
report indicates applications of fertilizers, pesticides or excessive water can be reduced. The developer
has agreed to continue for another five years the water testing regiment designed in cooperation with
Idaho Department of Environmental Quality with the previous golf course approval (Letter to Marley
from Pend Oreille Bonner Investments LLC (Reeves), 1/23/06.)

E-7. James A. Sewell & Associates, Traffic Impact Study, 11/22/05 and Revised Traffic Impact Study,
1/20/06 The traffic impact study examined the capability of the existing road system to handle 498

residential units, a spa center, 17,000 to 20,000 square foot clubhouse, and a 174-seat restaurant. A
revision to the study was presented in January, after Bonner County requested additional detail on impacts
to the Lower Pack River county road. These reports analyze the effects of added traffic on the existing
and proposed road and highway systems. Based on traffic projections, the report recommends right-turn
lanes be constructed for eastbound traffic at each of three proposed southern approaches and a westbound
right-turn lane for traffic entering the main north entrance. Lower Pack River Road already has a right-
turn lane. Left-turn lanes were shown by the study to be warranted for the eastbound traffic at Lower
Pack River Road and at the approach to Hidden Lakes Golf Course, where lanes already exist. A left-turn
lane is proposed for westbound traffic at Lower Pack River Road by modifying pavement markings.
Traffic signals are not warranted, but the report recommends the installation of two additional light poles
at Highway 200 at the two approaches to the west and east accessing the southern portion of the project.
The existing tunnel connecting the current driving range with the golf course is proposed to be improved
and widened as part of the expansion process, and is expected to reduce or eliminate the need for
pedestrian crossings between the north and south sides of the highway. The report estimates in 20 years,
the level of service could drop from an estimated A or B to an approximate B or C. The report states the
traffic estimates are conservative, and traffic may actually be lower because of the “self-supporting”
community. The report concludes the Highway 200 will be able to safely accommodate the additional
traffic from the proposed development. The revised report re-examined needs for a traffic signal at
Lower Pack River Road and the highway, and again concluded no traffic signals were warranted. The
developer proposes to mitigate increased traffic by widening the approach onto Lower Pack River Road
from Highway 200.

E-8. InterMountain _Resources, Initial Environmental Impact Review and wetlands report
InterMountain examined the Hidden Lakes site for wetlands, listed, threatened or endangered species and
habitat and critical or unique natural environmental conditions. The north area consists of the existing 18-
hole golf course, clubhouse and residential facilities. The area is generally flat to rolling land on the Pack
River floodplain. The eastern portion features river oxbows and wetlands. There are also internal
isolated and connected wetlands. The south side, including Moose Mountain, features the existing
driving range, utility features, timber, a commercial quarry, and access roads. The report concludes there
are extensive areas of both jurisdictional and non-jurisdictional wetlands, which have been mapped as
part of the review. No listed, threatened or endangered species or their habitats were observed during the
evaluation period. No listed species or unique critical habitats were observed, either, although the
potential for such habitat exists, the report states. Of the 879 acres, 108 acres are wetlands. Less than 5
acres, or 4.6% is proposed to be filled by the development. None of the fill is expected to alter or reduce
the “viability of adjacent wetland functions and values,” according to the report. Compensation for lost
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wetlands will be made on the property or in areas near the impacted location, the report states. No stream
or river alterations are proposed. The development will result in the conversion of about 160 to 180 acres
of second growth forest to recreational/residential uses. Development of the south area is expected to
displace larger animals like deer, elk, moose and black bear. The construction of the golf course is
unlikely to cause a “significant impact” in this existing wildlife use, the report states. Residential
development may result in animal/human conflicts or will cause the animals to move to adjacent
undeveloped lands.

E-9. AllWest Geological Conditions and Surface Slippage report, July 13, 2005 AllWest examined the
Hidden Lakes site for geological hazards such as surface slippage and earthquake hazard. The report

examined known fault lines, bedrock, soils and glacial activity. No movement has occurred in historic
times along the mapped faults south and west of the project. There is no evidence of large-scale slope
movement or slope instability. Groundwater is expected to be at or near the surface in the lower, level
areas of the property. Subsurface drainage may be necessary, such as trench drains or sumps.

Finding 4 — Agency Review
The application was routed to agencies for comment on December 7, 2005. Most of the agencies did not

separately address the zone change, planned unit development and subdivision. Therefore, most
comments address the entire golf course and residential project. The following agencies commented:

Idaho Department of Environmental Quality: The state agency in a letter dated September 30, 2005,
noted that it had reviewed the conceptual master plans for the project’s wastewater and public drinking
water systems. The state concluded the water system plan “appears to provide adequate capacity for the
potential expansion with contingency plans built in.” Regarding the wastewater plan, DEQ noted
improvements may be needed to the system to produce effluent eligible for land application on the golf
course. The rules governing this application were under review at the time the letter was written, so no
determination could be made at that time. The wastewater plan also appeared to DEQ to be adequate to
address future user needs. DEQ provided a follow-up letter January 9, 2006, acknowledging that a review
of the project for sewer and water provisions has been completed. The state agency reiterated that the
review indicates the proposed expansions will likely yield adequate capacity for the future needs.

Idaho Transportation Department: ITD provided a letter dated June 9, 2005, in response to a review
of the development plans with the landowners in May. The state recommends the two new approaches to
the south side of the highway include right-turn lanes. An existing residential approach on the south side
(MP38.476, Amstutz) would require regrading and a right-turn, eastbound lane and a potential need for a
left-turn lane. ITD also commented on the traffic impact study in a letter dated December 13, 2005. The
state agency noted that its earlier comments on highway improvements had been “properly studied and
addressed.” The proposed tunnel for pedestrians and golf carts is “very important to eliminate intra-
development traffic from crossing the highway,” ITD stated. The state also requested that due to the
“sensitive nature” of this area, it required assurances that all environmental issues have been addressed
relative to any work on ITD right-of-way.

Northside Fire District: In a December 12, 2005, letter, the fire district noted that all commercial and
residential buildings must meet fire code requirements and access roads shall meet the minimum
International Fire Code standards. Road standards, fire flow, gate access and “other conditions” were
discussed with the developer, the letter states, however these conditions were not provided in the letter.
At staff’s request, a second letter of January 26, 2006, included an attached developer plan to provide: a
minimum 26-foot wide travelways, road grades not exceeding 8% wherever possible, with some grades
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up to 10%; fire hydrants consistent with IFC; direct access from residential lots to the 26-foot wide road
with the exception of 12 lots, which will have 14-foot wide roads; turnouts for roads in excess of 150 feet
in length; fire apparatus turn-arounds; required sprinkler systems on the mountainside south of the
highway; winter road maintenance; CC&Rs advising landowners of the IFC requirements; forest wildfire
protection plans and access through the security gates for emergency equipment.

Panhandle Health District: The health district had no comment on the proposed zone change in its
memo of December 13, 2005.

Idaho Department of Lands: The state agency recommends the developer assume the reclamation plan
for the existing rock quarry. Rock will be removed from the quarry for application on the project site.
The reclamation plan will be retired when the use of the site is changed from a quarry to the golf course
fairway. (E-mail, December 21, 2005.) In a second e-mail dated March 8, 2006, the department
expressed concerns over the steeper area south of the highway and the potential for wildfire. The
development would add to the “growing acreage of urban-interface wildfire area in the county,” the
correspondence stated. The state recommended International Fire Code standards be incorporated into the
development to allow for rapid, safe egress from the area in the event of fire, as well as fire hydrants or
other firefighting water storage and a plan to reduce hazardous fuels. Flammable roofing materials such
as cedar shakes should not be allowed in the development.

Idaho Fish & Game: IF&G in a letter dated January 1, 2006, acknowledged the area has been identified
as critical moose, elk and white-tailed deer winter range. The letter notes that “each new rural
subdivision displaces wildlife and permanently reduces the capability of Bonner County to support future
wildlife populations.” Moose fatalities along this stretch of Highway 200 were noted in the letter, as was
the resident herd of elk that frequent the golf course area. Because these large animals will be attracted to
the golf course, the agency expressed concern about animals crossing the highway more frequently with
the course on both sides of the highway. The agency recommends the highway tunnel be widened to
accommodate the large animals. Fish & Game noted that insufficient delineation of wildlife corridors
was provided, and urged the county to require CC&Rs to retain standing timber for food, nesting,
perching, etc. Wildlife friendly fencing should be required in the plan. The letter notes the importance of
retaining the wetlands areas and buffers from wetlands and surface water. Standard recommendations
regarding human/wildlife conflicts, pet management and good housekeeping practices to avoid attracting
animals were included in the letter. The applicant responded to the Fish & Game comments in a letter
dated January 19, 2006, explaining provisions for building envelopes to ensure open space, restrictions on
removal of vegetation, wildlife corridors, wetland avoidance, widening of the tunnel to accommodate the
larger wildlife and plans for CC&Rs.

VP Inc.: The water and sewer provider, who is also the project applicant, stated in a December 31, 2005,
letter that it is able to provide the services as outlined earlier.

Bonner County Sheriff’s Office: Sheriff Elaine Savage returned a comment sheet with “no comment”
marked.

Bonner County Public Works Department: In a memo dated January 5, 2006, Public Works requested
revisions to the stormwater plan to address roads within the steeper areas, additional information
regarding swale construction and rock check dams, additional calculations to address cart and pedestrian
paths, the location of temporary erosion control features and a request to perform a traffic impact study
for the Lower Pack River Road. A follow-up memo dated February 6, 2006, agreed with the revised
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Lower Pack River traffic study calling for approach widening at the highway. The memo requested
additional details on the stormwater plans. Revised plans were submitted to the county engineer for
review February 10, 2006, and were found to be sufficient with the required conditions that stormwater
feature “as-builts” be provided to the county at final plat and that any modifications to the plan be
submitted to the county for review and approval prior to construction.

U.S. Army Corps of Engineers: A letter dated January 24, 2006, noted that InterMountain is preparing
a wetlands delineation of the entire project. Once the delineation is submitted for review, the Corps can
comment on the jurisdictional wetlands limits. The letter offered reminders regarding wetlands fill and
permitting processes. A follow-up response dated March 9, 2006, from the Corps confirms the presence
of about 104 acres of wetlands on the site. All but wetland 4, 22, 24, 25, 26 and ponds “B” and “C” are
jurisdictional wetlands. The Corps determined that the revised wetland maps prepared by Pierre
Bordenave, InterMountain Resources, accurately delineate the extent of waters of the United States,
including wetlands.

Bonner County Solid Waste Department — County Engineer Ryan Luttman presented testimony on
behalf of the Solid Waste Department at the public hearing of March 9, 2006. The county desires
confirmation that the proposed solid waste collection site will be coordinated with Bonner County and
Waste Management and that it be limited to the Hidden Lakes residents and not be open to the general
public. He requested an added condition requiring the applicant develop an operations plan with Bonner
County. Condition A-17 of the PUD/plat addresses this.

The following agencies did not respond to requests for comment: Lake Pend Oreille School District; U.S.
Forest Service; U.S. Fish & Wildlife; Kalispel Tribe; Idaho State Historical Society; Army Corps
operations at Albeni Falls Dam; Idaho Department of Water Resources; and Northern Lights Inc.

Finding 5 — Public Notice & Comments

Numerous public comments have been received to date and have been copied to the governing bodies for
their review. Most of the letters offered support for the project because they believe it would improve the
area economy, provide recreational opportunities, be developed with appropriate care for the environment
and bring a signature golf course to the region. One letter noted concerns about the loss of view as a
result of the proposed development and the removal of golf course features from an area previously set
aside for golf course. Written comments and testimony received at the public hearing of March 9, 2006,
echoed these sentiments of support. Testimony was also received regarding potential adverse impacts to
wildlife, water quality and waterfowl. A letter from the Idaho Conservation League noted “grave
concerns” over the potential for further degradation of Pack River and Lake Pend Oreille and the loss of
wetlands and wildlife habitat. The league requested the Commission take its time in reviewing the project
because of the huge potential for negative impacts to wildlife and water quality.

Conclusions of Law for PUD:

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

Conclusion 1
The proposed subdivision is in accord with the Bonner County comprehensive plan.

*Economic Development (Findings 1B, 2, 3C)
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*Natural Resources (Findings 1C, 1E,3C1, 3C, 3E (all) 4, 5)
*Public Services (Findings, 1D, 3, 4, 5)

*Transportation (Findings, 1B, 3, 4, 5)

*Community Design (Findings 2,3, 5)

Conclusion 2

The proposed use will not create a hazard or will not be dangerous to persons on or adjacent to the
property. (Findings 1B, 1C, 1D, 3A, 3E, 3E-1, 3E-6, 3E-7, 3E-8, 3E-9, 4.)

Conclusion 3

The proposed planned unit development or the first phase of it can be substantially completed within two
(2) years from the date of approval. (Findings 1E, 3B.).

Conclusion 4

Each individual development phase can exist as an independent unit capable of creating an environment
of sustained desirability and stability, and the uses proposed will not be detrimental to present and
potential surrounding uses but instead will have a beneficial effect which could not be achieved without a
planned unit development. (Findings 1, 2, 3, 4, 5.).

Conclusion §

The proposed streets and thoroughfares are suitable and adequate to gather anticipated traffic and will not
generate fraffic in such amounts so as to overload the street network outside the planned unit
development. (Findings 1B, 3E-7, 4.).

Conclusion 6

Any residential development will constitute a residential environment of sustained desirability and
stability and will be in harmony with the character of the surrounding neighborhood and community and
will not result in densities higher than those permitted by the base zone district. (Findings 2, 5.).
Conclusion 7

Any proposed commercial or industrial development will conform to the applicable desirable standards
and will constitute an efficient well-organized development, with adequate provisions for access and
storage, and will not adversely affect adjacent or surrounding development. (Findings 3C, 2.).

Conclusion 8§

The area surrounding the planned unit development can be planned and zoned in coordination and
substantial compatibility with the proposed planned unit development. (Findings 2, 3B.).

Conclusion 9
Adequate utility service can be supplied to the area of the planned unit development. (Findings 1D, 4.)
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Conclusion 10

This proposal was reviewed for compliance with the criteria and standards set forth at Sections 12-1801 et
seq., 12-2101 et seq., and 12-2201 et. seq, Bonner County Revised Code, and storm water management
criteria and standards set forth in Chapter 24, Title 12, Bonner County Revised Code. (Findings 3A, 3B,
3G, 3D, 3E.).

Conclusion 11

The proposed use (public utility complex facility) will not adversely affect properties in the vicinity.
(Findings 2, 3D, 3E (all).).

Conclusion 12
The proposed use (public utility complex facility) is a public convenience and is a necessary facility.
(Findings 3E-2, 3E-3, 4.).

Conclusions of Law for Plat:

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

Conclusion 1
The proposed subdivision is in accord with the Bonner County comprehensive plan.

*Economic Development (Findings 1B, 2, 3C)

*Natural Resources (Findings 1C, 1E,3C1, 3C, 3E (all) 4, 5)
*Public Services (Findings, 1D, 3, 4, 5)

*Transportation (Findings, 1B, 3, 4, 5)

*Community Design (Findings 2,3, 5)

Conclusion 2
The site is physically suitable for the proposed development. (Findings 1A, 1C, 1D, 1E, 3E1-3E9.).

Conclusion 3
The proposed subdivision is compatible with surrounding land uses and is compatible with the densities
of nearby lands. (Findings 2.)

Conclusion 4
The proposed subdivision is in accord with the purposes of this title and of the zone district in which it is
located. (Findings 3A, 3B, 3C, 3D.)

Conclusion 5
The public and private services which will serve the proposed subdivision are adequate for the needs of
future residents or users. (Findings 1D, 3E-2, 3E-3, 4.)

Conclusion 6
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. (Findings 3E, 4, 1C.)
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Conclusion 7

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. (Findings 1B, 4.)

Conclusion 8
The proposed subdivision is designed to comply with the design criteria for subdivisions set forth at
section 12-2305 of this chapter. (Finding 3A.)

Conclusion 9

This proposal was reviewed for compliance with the subdivision criteria and standards set forth at
Sections 12-2305, 12-2312 and 12-2315, Bonner County Revised Code, and storm water management
criteria and standards set forth in Chapter 24, Title 12, Bonner County Revised Code. (Findings 1D, 3A,
3B, 3C, 3D, 3E-2, 3E-3,4.)

Conditions of approval:

Required PUD conditions:

A-1.  The use shall be in accordance with the approved site plan.
A-2  The Conditional Use Permit shall not supersede deed restrictions.
A-3  All county setbacks shall be met.

A-4  The Conditional Use Permit shall expire if not issued within four (4) calendar years from the date
of approval, or once issued, if the use has not commenced within four (4) calendar years from the date of
issuance. At any time prior to the expiration date of the Conditional Use Permit, the applicant may make a
written request to the Planning Director for a single extension of the Conditional Use Permit for a period
up to two (2) years. The Planning and Zoning Commission may consider such request for extension at
any public hearing. The extension request must be approved or denied prior to the expiration date of the
Conditional Use Permit. The developer is responsible for keeping the county informed of progress made
during the approval period.

A-5  The applicant shall install prior to ground disturbing activities all temporary erosion control
measures as designed and approved. The applicant shall provide to the Planning Department prior to
ground disturbing activities a signed statement from the project engineer or design professional stating
that these measures have been installed as per the design specifications as approved. The applicant shall
install upon completing ground disturbing activities and shall maintain thereafter all permanent erosion
control and stormwater management measures as designed and approved. The applicant shall provide to
the Planning Department upon completing ground disturbing activities a signed statement from the
project engineer or design professional stating that these measures have been installed as per the design
specifications as approved.

A-6  Covenants, Conditions and Restrictions (CC&Rs) shall be recorded for the PUD with the final
plat, which shall be sufficient to enforce development requirements and responsibilities of the lot owners
and which shall include the formation of a homeowners’ association or corporate ownership responsible
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for the development, use and permanent maintenance of all common activities and facilities. Prior to
issuance of the conditional use permit, the CC&Rs, shall be submitted to the Planning Department and the
portion relating to the development requirements and responsibilities shall be approved by the Planning
Director. This section, which shall not be subject to change by vote of the lot owners, shall address, at a
minimum, the following:

Maintenance and operation of the stormwater system.

Maintenance and use of the common area.

Maintenance of the road system.

Requirements to meet all applicable land use codes.

Requirements for individual lot stormwater/erosion control management.

Incorporation of Idaho Fish & Game comments (dated 1/1/06) on CC&Rs, items 1-9.

Vegetation management plan to retain as much timber as possible and to provide screening on
each lot where timbered areas now exist.

Fire protection requirements as outlined in the developer response to Northside Fire District dated
1/25/06.
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Authorization to deviate from the standards of BCRC Title 12 is hereby permitted as follows:

1) 12-627, Maximum lot coverage, permitting up to 45% coverage on lots of 6,000 square feet or
smaller.

2) 12-630, rear yard setbacks, permitting not less than 10 feet for lots of 6,000 square feet or less.
3) 12-1421, lot size minimum, permitting site area minimums of less than 12,000 square feet.

4) 12-2305(g) & (i), public road frontage and access, permitting private roads constructed to a
minimum International Fire Code standard and requiring roads be paved.

5) 12-2305(b), depth to width and angle of intersection, permitting deviation from the 3:1 depth
to width and near 90° angle of intersection of lot lines to rights-of-way.

A-8. Conditional Use Permit #C832-05 shall supersede and replace all other conditional use permits
issued by Bonner County for the golf course, planned unit development and public utility uses, within the
boundaries of this project, including Conditional Use Permit #C583-95, #C603-01 and #CM603-01.

A-9.  Anintegrated golf course/turf management program shall be instituted and maintained throughout
the life consistent with the management practices submitted in the “Integrated Golf Course Management
Plan for the Proposed Hidden Lakes Golf Course Remodel Project,” June 2005, and made a part of the
permit file record. The plan shall include vegetative buffering to provide bio-filtration for surface waters.

A-10. The water quality monitoring plan designed by Idaho Department of Environmental Quality
(DEQ) to determine the level of contribution of pollutants of concern from the golf course to the Pack
River shall be continued by the applicant for a minimum of 5 (five) years until the end of 2011, to the
satisfaction of DEQ.

A-11. Prior to conditional use permit issuance, the developer shall provide written confirmation to the
Bonner County Planning Department that it has assumed responsibility for the reclamation plan for the
existing quarry located on the site. Reclamation of the site shall be completed in accord with the
approved reclamation plan, and to the satisfaction of the Idaho Department of Lands.

A-12. Prior to construction, the applicant/landowner shall submit to Bonner County Planning
Department individual stormwater management/erosion plans for the commercial, utility or public
developments authorized by this permit, consistent with Title 12, Chapter 24. This condition applies, but
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is not limited to, the wastewater and domestic water expansions, retail structures, the spa and fitness area,
restaurant, club house expansion and solid waste transfer site.

A-13. Prior to issuance of the conditional use permit, Zone Change, File #ZC317-05 shall be effective.

A-14. Prior to issuance of the conditional use permit, a wildlife corridor plan shall be developed in
coordination with Idaho Fish and Game, addressing the issues contained in its letter of January 1, 2006.
The plan shall be completed to the satisfaction of Idaho Fish & Game, and shall be implemented by the
developer and maintained throughout the life of the project. A copy of the plan and written confirmation
from Fish & Game of the completion of this condition shall be provided by the applicant to Bonner
County Planning Department.

A-15. The following conditions pertain to the public utility complex facilities:

1). Application of wastewater to the irrigation areas shall be from in accord with the limits set by
the Idaho Department of Environmental Quality.

2).The applicant shall submit all applications, as-builts and certification required by Idaho
Department of Environmental Quality (DEQ) as required by the current state and agency requirements,
prior to operation of new or expanded facilities. Groundwater and waste water system monitoring shall
be conducted as specified by DEQ, and the system shall be operated in conformance with the
requirements of DEQ, including requirements for the maintenance of buffer zones from dwellings, public
access points and wells.

3). Prior to application of wastewater, a final wastewater land application permit shall be issued
by DEQ and a copy of the approval shall be provided by the applicant to the Planning Department.

4). The irrigation area shall be posted with signs warning the public of potential hazards, in
accordance with state standards for notification. The lagoon areas shall be fenced, to the satisfaction of
DEQ.

A-16. Prior to issuance of the conditional use permit, the applicant shall provide written confirmation
from the U.S. Army Corps of Engineers that the wetlands delineation is accurate.

A-17. Prior to issuance of the conditional use permit, the applicant shall submit to Bonner County
Public Works a plan for the collection, recycling and distribution of solid waste from the site. Written
approval of the plan by Bonner County Public Works shall be provided to the Planning Department.

Required plat notes:
The following notes shall be recorded on the face of the final plat:

B-1 "All lots within this subdivision shall be developed consistent with the approved stormwater
management plan on file with the Bonner County Planning Department.”

B-2  "Any work involving filling, excavating, flooding or draining existing wetlands requires an Army
Corps of Engineers, Section 404 permit, prior to beginning work."

B-3  Density assignments for each lot.
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B-4  “The roads within this subdivision are private, and have not been constructed to county standards
for maintenance. These roads shall be maintained at the sole expense of the property owners until such
time as they are constructed to county standards for maintenance at no expense to the taxpayers and are
dedicated to the public by the lot owners and accepted into the county's maintenance system by the
Bonner County Board of Commissioners.”

B-5 “CC&Rs have been recorded requiring maintenance of the private road and stormwater features
and other planned unit development requirements at Instrument No. >

B-6. “The landowner shall immediately notify the Idaho State Historical Society in the event of the
discovery of prehistoric artifacts or human remains.”

Standard and site-specific plat conditions:

C-1  Prior to final plat recording of any phase of this project, the conditional use permit for the planned
unit development, File #C832-05, shall be issued, and the zone change, File #ZC317-05, shall become
effective.

C-2  Building envelopes establishing approved setbacks, buffer areas or other planned unit
development design features, shall be shown on the final plat.

C-3 A final plat shall be recorded consistent with the approved planned unit development for this
project. Phasing of the project to allow separate filings of final plats is hereby authorized. Any particular
addition to the Golden Tee subdivision may be substituted for another, provided the minimum density and
open space requirements, access and service provisions are met for each phase.

C-4  The preliminary plat shall be valid for a period not to exceed four (4) calendar years from the date
of approval. At any time prior to the expiration date of the preliminary plat, the 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 of County Commissioners 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.

C-5  The applicant shall install prior to ground disturbing activities all temporary erosion control
measures as designed and approved. The applicant shall provide to the Planning Department prior to
ground disturbing activities a signed statement from the project engineer or design professional stating
that these measures have been installed as per the design specifications as approved. The applicant shall
install upon completing ground disturbing activities and shall maintain thereafter all permanent erosion
control and stormwater management measures as designed and approved. The applicant shall provide to
the Planning Department upon completing ground disturbing activities a signed statement from the
project engineer or design professional stating that these measures have been installed as per the design
specifications as approved. All stormwater facilities shall be installed and functioning as designed or a
suitable guarantee of completion shall be in place. A copy of the stormwater/erosion control “as-builts”
shall be provided for each phase at the time of final plat submission.

C-6  The following road improvements shall be completed by the applicant:
1). Prior to final plat approval for any of the subdivision phases south of U.S. Highway 200, the
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applicant shall provide a highway right-turn lane for eastbound traffic at the intersection of the
subdivision road and the highway, to the satisfaction of Idaho Transportation Department (ITD).
Approved lighting shall also be installed at these intersections, to the satisfaction of ITD. All necessary
encroachment permits shall be obtained prior to construction, and the improvement plans and
stormwater/erosion management carried out to the satisfaction of ITD.

2). Prior to final plat approval of any phase north of the highway, the applicant shall provide a
highway right-turn lane for westbound traffic at the main north entrance, to the satisfaction of Idaho
Transportation Department (ITD). All necessary encroachment permits shall be obtained prior to
construction, and the improvement plans and stormwater/erosion management carried out to the
satisfaction of ITD.

3). Prior to final plat approval for any phases, the applicant shall widen the approach at the
intersection of Lower Pack River Road and U.S. Highway 200, to the satisfaction of ITD and shall
modify pavement markings to create a left-turn, westbound lane on U.S. Highway 200 at the main south
entrance at Lower Pack River Road to the satisfaction of ITD. Prior to final plat approval for any phase,
the applicant shall also provide improvements to the access tunnel under the state highway, to the
satisfaction of ITD.

4) Prior to final plat approval for any phases connecting to the Amstutz access (Mile Post 38.476)
to Highway 200 East, the applicant shall regrade the approach and provide a right-turn lane to the
satisfaction of ITD.

C-7  Prior to final plat recording for each phase, all roads within the subdivision shall meet the latest
International Fire Code standard for fire apparatus access roads and shall be paved. The road
improvements shall be constructed and certified in writing by a professional engineer as complete, in
accordance with the International Fire Code, and shall be constructed to the satisfaction of the Northside
Fire District prior to recording the final plat.

C-8  Prior to final plat approval for each phase, the applicant shall provide a letter from the Northside
Fire District approving the fire access roads, the location and installation of fire hydrants and fire flow
supplies and other requirements as specified herein for the subject subdivision phase:

1). The roads shall not exceed 8%, except as otherwise authorized by Northside Fire District, but
no in excess of 10%.

2). For the 12 lots which do not have direct access onto the main road system, travelways shall be
constructed of not less than 12 feet of paved surface width and 2 feet of shoulder width.

3). Turn-arounds shall be provided for all access roads greater than 150 feet in length.

4). Each homesite shall be provided with a suitable area for fire apparatus to turn around.

5). All residences on the mountainside south of U.S. Highway 200 shall be provided with a fire
flow sprinkler system. The final plat for these lots shall note: “The installation of a residential sprinkler
system is required in all newly constructed residences. The landowner shall obtain written approval of
the sprinkler system from Northside Fire District and shall install the system consistent with the fire
district approval.”

6). Covenants shall be recorded outlining fire protection strategies, to the satisfaction of
Northside Fire District. The covenants shall include requirements for homeowners to develop and
implement an urban/wildland fire protection plan.

7). Entry gates shall be equipped with Knox boxes or other devices to allow access of emergency
vehicles at any time.

C-9. Prior to construction of sewer and water improvements for each phase of the subdivision, the
applicant shall obtain approval from Idaho Department of Environmental Quality (DEQ) for the utility
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plans and specifications, and shall install the systems in accord with the approved plans. Prior to final
plat approval for each phase, the applicant shall provide written approval of the “as-built” improvements
for sewer and water services from DEQ. Prior to final plat for each phase, the applicant shall provide
written confirmation from DEQ that the capacity of the water and wastewater systems is sufficient to
accommodate the additional lots.

C-10 The applicant shall provide a copy of the Environmental Protection Agency’s General
Construction stormwater permit (National Pollutant Discharge Elimination System) prior to final plat
approval for each phase where site disturbance is greater than 1 acre.

C-11. The final plat names shall be in accord with Idaho Code §50-1307, including the use of the name
Golden Tee by landowners other than the original developer. A copy of the recoded consent shall be
provided to the Planning Department if the original name is used, but the landowner filing the plat is
different than the original developer.

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(c)).

Please contact this department if you have any questions.

Sincerely,

(larg, Manling

Clare Marley, ACIP
Planning Director

c: Martin E. Taylor, AICP, Project Representative
James A. Sewell & Associates
1205 Highway 2, Suite 101
Sandpoint, Idaho 83864

Pend Oreille Bonner Investments, LLC, Applicant
6900 South McCarran Boulevard, Suite 1010
Reno, Nevada 89509

Bonner County Road Department
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