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1.1 DEQ AUTHORIZING ACTION
In accordance with the Montana Environmental Policy Act (MEPA), 75-1-102, Montana Code Annotated (MCA), Montana agencies are required to prepare an environmental review for state actions that may have an impact on Montana’s environment. During the 2025 legislative session, Senate Bill 262 was passed which exempted subdivision sanitation approvals from a mandatory MEPA environmental review requirement, meaning a formal MEPA document is no longer automatically required for projects of this type. For this project, however, and in light of substantial public interest, the developer has elected to complete a MEPA Environmental Assessment (EA) on a discretionary basis to inform the public of anticipated impacts and to assist DEQ in better understanding potential environmental implications during its legal and technical review of the Proposed Action. 
 
The Proposed Action, described in Section 1.3 below, is considered a state action that may have an impact on the Montana environment and, therefore, DEQ has prepared an environmental review. This EA examines the Proposed Action and alternatives to the Proposed Action and discloses potential impacts that may result from the Proposed Action and alternative actions. DEQ will determine the need for additional environmental review based on consideration of the significance criteria set forth in Administrative Rules of Montana (ARM) 17.4.608.
[bookmark: _Toc63946610]
1.2 DESCRIPTION OF DEQ REGULATORY OVERSIGHT
DEQ’s subdivision review excludes impacts related to the subdivision as a whole, which fall under county actions such as zoning, platting, and planning, when applicable. Mont. Wilderness Ass’n v. Bd. of Health & Envtl. Sciences, 171 Mont. 477, 559 P.2d 1157 (1976). Under MEPA, DEQ must take a “hard look” at the environmental impacts of its actions. Bitterrooters for Planning, Inc. v. Montana Dep’t of Envtl. Quality, 2017 MT 109. However, the scope of that analysis is tied to DEQ’s legal authority and discretion under the governing statutes, and MEPA does not require an agency to analyze environmental impacts that it cannot avoid or mitigate through the lawful exercise of its authority. Id.; Belk v. Mont. Dep’t of Envtl. Quality, 2022 MT 38.
 
Accordingly, the extent of DEQ’s MEPA review for this Proposed Action is limited to the direct, secondary, and cumulative impacts relating to water supply, wastewater, and stormwater facilities that DEQ has authority to approve and conditions under the Sanitation in Subdivisions Act, Public Water Supply Act, and related water and wastewater statutes. This EA evaluates the environmental impacts of DEQ’s decision whether to issue a Certificate of Subdivision Approval (COSA) for the Phase 1 water supply, wastewater collection, and stormwater management facilities described in Section 1.3. The COSA addresses only the adequacy of water supply, sewage collection, and storm drainage systems for the subdivision lots; it does not approve the subdivision plat itself or any other aspects of land development.
 
Subdivision design, land use, and associated improvements such as home construction, internal roads, grading, and other site development are regulated and approved under the Montana Subdivision and Platting Act and applicable local regulations by Flathead County and other local and state agencies. Preliminary plat approval for the Steamboat Landing Subdivision, including Phase 1, was granted by the Flathead County Board of Commissioners under that separate authority on March 10, 2025, and final platting and related conditions are administered through the county’s processes (Preliminary Plat for Steamboat Landing, Flathead County Board of Commissioners). Those broader subdivision decisions such as the number and configuration of lots, roadway alignments, and allowable building envelopes are outside DEQ’s jurisdiction and are not analyzed in this EA.
 
Accordingly, this EA does not evaluate or authorize the overall subdivision development, home construction, road building, or other non‑sanitary improvements. Its analysis is confined to the three sanitary infrastructure components for which DEQ approval is required; public water supply and distribution system, wastewater collection, and stormwater management, and to the extent those components may affect human health and the environment.
 
SANITATION IN SUBDIVISIONS ACT
DEQ implements the Sanitation in Subdivisions Act of Montana, overseeing the development of
Subdivisions and associated facilities. Its responsibilities include regulating water supply, sewage disposal, and the potability of public and domestic water supplies, as well as protecting water quality for other beneficial uses (76-4-101, et seq., MCA). Rules promulgated pursuant to the sanitation laws are adopted in ARM Title 17, Chapter 36.  DEQ reviews subdivisions only to determine the adequacy of water, sewage, solid waste, and storm drainage systems.  Circular DEQ-8: Montana Standards for Subdivision Storm Water Drainage establishes design standards for subdivision stormwater facilities.
 
MONTANA PUBLIC WATER SUPPLIES, DISTRIBUTION, AND TREATMENT LAWS
DEQ implements the Public Water Supplies, Distribution, and Treatment Laws, reviewing public water and wastewater systems pursuant to 75-6-101, et. seq., MCA. Rules promulgated pursuant to the Laws are adopted in ARM Title 17, Chapter 38, Sub-chapter 1. Circular DEQ-1: Standards for Water Works is adopted and incorporated by reference into ARM 17.38.101 (22) and imposes design requirements for public water supply systems. Circular DEQ-2: Design Standards for Public Sewage Systems is adopted and incorporated by reference into ARM 17.38.101 (22) and imposes design requirements for sewage works. 

[bookmark: _Toc1607267934]1.3 PROPOSED ACTION
DEQ’s Proposed Action is to issue a Certificate of Subdivision Approval (COSA) under the Sanitation in Subdivisions Act, together with any associated plan approvals under the Public Water Supply laws, for the water supply, wastewater collection, and stormwater management facilities that would serve Phase 1 of the Steamboat Landing Subdivision. The COSA, if issued, would authorize construction and operation of the sanitary facilities described below, subject to applicable conditions. The COSA does not approve the subdivision itself, which received Preliminary Plat approval from the Flathead County Board of Commissioners on March 10, 2025, under separate local authority.
 
Phase 1 of the Steamboat Landing Subdivision buildout encompasses 52 residential lots, 1 condominium lot with 8 living units and three park lots approved by Flathead County on March 10, 2025 ranging from approximately 0.14 to 0.24 acres in size for the residential lots and 0.61 acres for the condominium lot, together with associated open space parcels, roads, and utility infrastructure, located on a tract of land located in the SW ¼ of Section 24, Township 27 N, Range 21 W, P.M.M., Flathead County, Montana. Only the Phase 1 sanitary facilities are the subject of this EA and DEQ’s decision. Any future phases requiring separate DEQ review and approval would be analyzed at that time. There are no concurrent actions before DEQ for Steamboat Landing. 
 
The sanitary facilities proposed for Phase 1 consist of three primary components:
 
1. Public Water Supply and Distribution System. 
The water system is designed in accordance with Circular DEQ-1 and includes new water mains and service connections to Somers County Water & Sewer District (PWSID ID MT0000332).  The project consists of the installation of approximately 3,000 linear feet of 8-inch C900 PVC water main which will be owned and operated Somers County Water & Sewer District.  A capacity letter dated March 25, 2026, was provided by Somers County Water & Sewer District for Steamboat Landing Phase 1.  
2. Wastewater Collection System. The wastewater collection system would generally consist of gravity sewer mains, manholes, gravity service connections. The system would collect wastewater from Phase 1 lots and convey it via an offsite sanitary sewer connection to the existing the Lakeside County Water and Sewer District (LCWSD) collection system and wastewater treatment facility (WWTF). The sewer collection system is designed in accordance with Circular DEQ-2. Under the ARM 17.36.123, Somers’ issued a capacity certification for connections based on the signed Wastewater and Water Service Agreement between the Applicant and LCWSD dated November 13, 2025, wastewater from the 60 living units in Phase 1 would be conveyed to and treated at the existing LCWSD WWTF. DEQ’s March 28, 2025, Lakeside Wastewater Treatment System Capacity Analysis concluded that, based on lagoon storage capacity, winter influent flows, and existing commitments, the LCWSD WWTF had 54,423 gallons per day of remaining capacity, equivalent to 228 additional EDUs at 230 gallons per day per EDU. An updated LCWSD capacity summary dated April 27, 2026, shows that, after the 60 Phase 1 living units and other commitments issued since March 28, 2025, approximately 15,393 gallons per day of treatment capacity (about 67 EDUs) remained available, without requiring capacity expansion for LCWSD. 
3. Stormwater Management System. On-site stormwater management facilities, including site grading, curb and gutter, roadside retention ponds, storm manholes and storm pipe, are designed to manage stormwater runoff from Phase 1 in accordance with Circular DEQ-8: Montana Standards for Subdivision Storm Water Drainage. DEQ-8 requires that Standard Plans must demonstrate that the post-development runoff flowrate from the proposed subdivision will not exceed the pre-development runoff flowrate during the 2-year storm event. Phase 1 stormwater facilities include 41 basins outlined in blue on plan sheets C-3 through C-6.  Each basin shows the impervious surfaces, required site grading and corresponding retention pond sizes and locations. Retention ponds are constructed basins designed to capture and reduce runoff to pre-development rates in accordance with Circular DEQ-8.  The ponds would also serve to capture and treat stormwater to reduce sediment runoff from the development.  DEQ-8 requires that Standard Plans must demonstrate that the post-development runoff flowrate from the proposed subdivision will not exceed the pre-development runoff flowrate during the 2-year storm event.  With approximately 247,725 square feet of impervious surfaces proposed, the 2-year storm event for Phase 1 would require approximately 19,365 cubic feet of storage. Due to the proximity to Flathead Lake and the slough/wetland to the south of the property bordering the BNSF Superfund site the applicant has proposed approximately 43,962 cubic feet of storage in retention ponds which exceeds the 100-year storm event (approximately 40,456 cubic feet).  By retaining the 100-year storm event, the additional runoff from the development would be kept onsite to protect the neighboring properties from any increased flooding from stormwater and silts during the larger storm events.  
 
Most figures relied on in this EA are included as separate attachments due to their large file size. Figure 1, in this EA below, depicts the general Steamboat Landing Subdivision location and surrounding areas. Figures included as attachments depict the Steamboat Landing Phase 1 Lot Layout, and the Steamboat Landing Phase 1 Permit Set Drawings including proposed water, sewer and stormwater facilities. Additional references included in the References section of this EA are also available as attachments, if they were relied on in this EA are not readily accessible online. 

[bookmark: _Toc63946614]Table 1. Summary of Proposed Action 
	[bookmark: _Hlk5284259]General Overview
	The Proposed Action is for the Montana DEQ to issue a Certificate of Subdivision Approval (COSA) and associated public water supply, wastewater, and stormwater plan approvals for Phase 1 of the Steamboat Landing  Subdivision in Flathead County. Phase 1 consists of 52 residential lots, 1 condominium lot with 8 living units, three park lots, roads, and utility corridors located on a tract of land located the SW ¼ of Section 24, Township 27 N, Range 21 W, P.M.M., Flathead County, Montana with DEQ’s decision and environmental review limited to sanitary facilities rather than the subdivision itself, which received separate preliminary plat approval from Flathead County and will require Final Plat approval before the lots can be sold. The sanitary facilities include: (1) a public water distribution main extension designed in accordance with Circular DEQ‑1 to provide both domestic supply and required fire flows via hydrants, the water system is designed in accordance with Circular DEQ-1 and includes new water mains and service connections to Somers County Water & Sewer District (PWSID ID MT0000332).  (2) The wastewater collection system will generally consist of gravity sewer mains, manholes and gravity service connections that conveys sewage to the existing LCWSD wastewater treatment facility for treatment and disposal; and (3) including an on-site stormwater system consisting of grading, curb and gutter, roadside retention ponds, storm manholes and storm pipe, designed to Circular DEQ‑8 to maintain post‑development discharge rates at or below pre‑development conditions below the 2-year storm event and maintained by Steamboat Landing Homeowner’s Association. 

	Duration & Hours of Operation
	Duration: Construction of the Phase 1 sanitary facilities would be temporary and limited to the construction period for installing the water, wastewater, and stormwater systems, but the construction schedule for the Phase 1 sanitary facilities is unknown at this time. DEQ's plan and specification approvals for the Phase 1 sanitary facilities would remain valid for up to three years from the date of approval, consistent with applicable subdivision sanitation rules. Once constructed, the Phase 1 water, wastewater, and stormwater systems are intended to function as permanent infrastructure serving the subdivision for the life of the development.

Hours of Operation: Construction activities are expected to occur during normal daytime construction hours. After construction, the sanitary facilities would operate continuously, with periodic inspection and maintenance performed by Somers County Water & Sewer District, LCWSD or their system operators.

	Estimated Disturbance 
	Construction of Phase 1 sanitary facilities (water and sewer mains) would disturb ground within subdivision utility corridors and designated facility sites. Additionally, stormwater retention ponds would disturb ground before they are revegetated. 
 
Although DEQ’s Sanitation in Subdivisions Act review does not extend to road construction itself, the 26-foot-wide roadway corridors where utilities are located—approximately 98,202 square feet (about 2.25 acres) across are used as a conservative approximation of the maximum area where trenching for buried mains could occur. The initial surface area disturbance for the stormwater ponds is approximately 42,180 square feet (0.97 acres), however this surface area will be revegetated.  DEQ based its roadway and retention pond surface area assumptions based on the Steamboat Landing Phase 1 Permit Set (June 2026).  In total, sanitary and associated utility construction for Phase 1 is expected to disturb on the order of approximately 3.2 acres, focusing on excavation for buried water and sewer mains and stormwater retention ponds rather than the full scope of road or individual lot construction. 

	Construction Equipment
	The type and number of equipment necessary to complete construction would be determined by the contractor selected to perform the work and is unknown at this time.  The following is a list of construction equipment typically used for the type of work included in the proposed action.
-	Backhoe
-	Boom truck
-	Dozer
-	Dump truck
-	Excavator
-	Front end loader
-	Light duty passenger trucks
-	Skid steer
-	Water truck
-	Small Trencher
-             Concrete truck
-             Concrete pumper

	Personnel Onsite
	The applicant has stated that construction of the Proposed Action Phase 1 sanitary facilities is expected to create approximately a few temporary construction jobs, including contractors for installation of the public water and sewer mains, and stormwater facilities. It is unknown how many personnel may be on site at any one time. Following construction, the Proposed Action would require ongoing operation and maintenance by Somers County Water & Sewer District and LCWSD personnel, either through a small increase in existing staff workload or a minor number of additional positions, but no substantial permanent employment changes are anticipated.

	Location and Analysis Area
	Location: 48.087761 -114.216905 / A tract of land located the SW ¼ of Section 24, Township 27 N, Range 21 W, P.M.M., Flathead County, Montana

Analysis Area: The area being analyzed as part of this environmental review includes the immediate project area (Figure 1), as well as neighboring lands surrounding the analysis area, as reasonably appropriate for the impacts being considered. 



Table 2. The applicant is required to comply with all applicable local, county, state, and federal requirements pertaining to the following resource areas.
	[bookmark: _Hlk214869285]Air Quality
	Construction would generate short-term exhaust from worker vehicles and heavy equipment and fugitive dust from excavation, grading, and soil handling.  The applicant proposes to minimize air quality impacts from travelled and disturbed areas through dust abatement measures and best management practices (BMPs), more fully discussed in the Air Quality section below. During operation, only minor traffic would occur from ongoing maintenance and operations activities. The project area is not located within a maintenance area or Class I airshed. Air quality impacts, including construction related dust, are expected to be minor.

	Water Quality
	The applicant proposes to minimize impacts to water quality through centralized water, wastewater, and stormwater infrastructure designed and reviewed under applicable DEQ and Flathead County requirements. The Phase 1 sanitary facilities are located upslope and landward of Flathead Lake, outside any mapped floodplain, lakeshore protection zone, or County-designated wetland and riparian “No Build Zones”. Construction phase trenching, excavation, and grading could temporarily increase erosion and sediment transport, but these short-term impacts would be addressed through the required construction stormwater permit and SWPPP, including BMPs to limit sediment discharge and protect nearby surface waters, including Flathead Lake. Following construction, the public water mains would provide potable water meeting drinking water standards via Somers County Water & Sewer District.  Wastewater would be conveyed to the existing LCWSD WWTF with remaining capacity.  DEQ-8 requires that Standard Plans must demonstrate that the post-development runoff flowrate from the proposed subdivision would not exceed the pre-development runoff flowrate during the 2-year storm event.  With approximately 247,725 square feet of impervious surfaces proposed, the 2-year storm event for Phase 1 would require approximately 19,365 cubic feet of storage. Due to the proximity to Flathead Lake and the slough/wetland to the south of the property bordering the BNSF Superfund site the applicant has proposed approximately 43,962 cubic feet of storage in retention ponds which exceeds the 100-year storm event (approximately 40,456 cubic feet). With public water supply provided by Somers County Water & Sewer District and a centralized collection and treatment of wastewater, and stormwater controls that retain the change from the pre-development runoff for the 100-year storm event water quality impacts from the Phase 1 sanitary facilities have been conservatively designed to yield minor and not significant impacts within close proximity to Flathead Lake and the wetland/slough adjacent to the BNSF Superfund Site within DEQ’s scope of review.

	Soils, Vegetation, Erosion Control and Sediment Transport
	The applicant proposes to reduce erosion and sediment transport associated with construction of the Phase 1 sanitary facilities. Since the Proposed Action involves disturbing soil over an area greater than 1 acre, the applicant must obtain coverage under the Montana Pollutant Discharge Elimination System (MPDES) General Permit for Storm Water Discharges Associated with Construction Activity (MTR100000). That permit requires preparation and implementation of a Storm Water Pollution Prevention Plan (SWPPP) that includes erosion and sediment controls such as silt fence, stabilized construction entrances, temporary seeding or mulching, and other BMPs appropriate to site conditions.

The permanent stormwater infrastructure for Phase 1 is designed in accordance with Circular DEQ-8 to control runoff and limit post development discharge rates, which is expected to reduce erosion potential and protect water quality over the long term.  Additionally, Circular DEQ-8 requires stormwater infrastructure to be designed to capture and infiltrate, or treat, the runoff from the development to limit off-site transport of sediment and pollutants.

Construction of Phase 1 sanitary and associated utility facilities is expected to disturb on the order of 3.2 acres within roadway utility corridor and retention pond areas. Disturbed areas within the sanitary review area would be regraded and revegetated with an appropriate weed-free seed mix to reestablish perennial vegetative cover and reduce the potential for erosion and noxious weed spread, consistent with county and state weed control requirements. With implementation of the construction phase SWPPP and the long-term DEQ-8 stormwater controls, vegetation impacts and erosion risk associated with the Proposed Action are expected to remain limited in extent and duration.

	Cultural Resources
	No properties were listed in or were formally determined to be eligible for listing in the National Register of Historic Places were identified within the area of potential effect for the Proposed Action, based on file review and coordination with the State Historic Preservation Office (SHPO) email (June 2, 2026). If previously unknown cultural or paleontological materials are encountered during construction, SHPO requests that it be notified so that appropriate evaluation and avoidance or mitigation measures can be developed, as applicable. With these procedures in place, impacts to cultural and historic resources from the Proposed Action are not anticipated to be significant.

	Solid Waste and Hazardous Substances
	Construction of the Phase 1 water, wastewater, and stormwater facilities would generate typical construction debris and small quantities of fuels and lubricants for equipment. These materials would be managed and disposed of in accordance with applicable local, state, and federal requirements, and no onsite treatment or disposal of hazardous waste is proposed. During operation, wastewater from the Phase 1 lots would be conveyed to the existing LCWSD WWTF under its separate permits, and the sanitary facilities reviewed in this EA are not expected to generate or discharge hazardous wastes.  

The Steamboat Landing Phase 1 Subdivision is located adjacent to the BNSF Former Tie Treating Plant Superfund Site. DEQ notes the following as it relates to absence of Volatile Organic Chemical (VOC) contamination at the Phase 1 location:
(1) As part of DEQ’s solid waste and Hazardous Substances evaluation Sanitation Act review staff contacted the DEQ’s Superfund project manager for the BNSF Former Tie Treating Plant.  The Spring 2025 Semi Annual GWMR BNSF Former Tie Treating Plant Somers MT report is provided as a reference. 
(2) DEQ Sanitation Act staff and Superfund staff reviewed Phase II ESA report by Big Sky Civil & Environmental, dated November 19, 2024. That report is provided as a reference. 
(3) DEQ staff requested additional sampling locations to incorporate Phase 1 locations of infrastructure (14 test pits). Specific VOCs (Benzene and Naphthalene) samples were taken at 1-2' depth and 3-4' depth, at specified locations based on the DEQ Superfund project manager’s expertise of the nature and extent of contamination at the site. Results and figures from this sampling are located under Phase II Environmental Site Assessment, Big Sky Civil and Environmental, Inc. (March 24, 2026), provided as a reference. All VOC samples on the Steamboat Landing property came back as non-detect. 
(4) The Phase 1 facilities are outside of the BNSF Somers Superfund Site Controlled Groundwater Area, and no new wells are proposed to be drilled. Excavation of soils for utility infrastructure are not anticipated to intersect contaminated materials associated with the adjacent Superfund site.

	Terrestrial, Avian, and Aquatic Life
	The applicant is required to comply with applicable federal and state requirements for the protection of wildlife and migratory birds during construction and operation of the Phase 1 sanitary infrastructure. The Phase 1 sanitary facilities are located entirely within utility corridors and stormwater retention areas on the northern and eastern portions of the property, which consist of previously disturbed agricultural grassland. No Phase 1 infrastructure is proposed within the delineated wetland, its 2.51-acre open space buffer, any riparian area, or Flathead Lake shoreline. No vegetation clearing or grading would occur within the wetland boundary or its open space designation. Disturbed areas within the Phase 1 footprint would be revegetated with a weed-free seed mix in accordance with the approved Weed Control Plan and applicable county plat conditions.
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Pursuant to ARM 17.4.609, when an applicant proposes an action with the potential to have an impact on the environment, the associated EA must include a description of reasonable alternatives. For purposes of MEPA, the alternatives analysis must include the “no action” alternative. However, if the applicant demonstrates compliance with all applicable rules and regulations required for approval, the “no action” alternative would not be appropriate. Rather, the “no action” alternative forms the baseline from which the impacts of the proposed action can be measured. Pursuant to section 75-1-201(4)(a), MCA, DEQ “may not withhold, deny, or impose conditions on any permit or other authority to act based on” an environmental assessment. Therefore, if an application meets all the requirements for permit approval, DEQ cannot require any alternative to the project as described in the permit application, including a “no action” alternative. 

No Action Alternative: In addition to the Proposed Action, DEQ considered a "no action" alternative. Under the no action alternative, DEQ would deny issuance of the Certificate of Subdivision Approval and associated public water supply plan approvals for the Phase 1 water distribution mains, sanitary sewer collection system, and stormwater management facilities. Without DEQ's COSA, the applicant would lack the regulatory authority to construct and operate the Phase 1 sanitary infrastructure, and Phase 1 of the Steamboat Landing Subdivision could not proceed as approved by the Flathead County Board of Commissioners under the preliminary plat.

Under the no action alternative, the Phase 1 property would remain in its current condition as open, previously farmed agricultural grassland. No construction disturbance, excavation, or grading associated with the sanitary infrastructure would occur. The approximately 3.2 acres of utility corridors and stormwater retention areas would not be disturbed, and the associated short-term construction impacts would not occur. However, the no action alternative does not alter Flathead County's preliminary plat approval, which was granted under separate county authority. 

Because the applicant has demonstrated compliance with the applicable standards of the Sanitation in Subdivisions Act, the Public Water Supplies, Distribution, and Treatment Laws, and DEQ's design circulars, the no action alternative would not be appropriate. The no action alternative serves as the baseline against which the impacts of the Proposed Action are measured for purposes of this EA.

[bookmark: _Toc1340504988]1.4 PURPOSE, NEED, AND BENEFITS
The need for the Proposed Action arises from statutory and regulatory requirements. Under the Sanitation in Subdivisions Act (Title 76, chapter 4, MCA) and the Public Water Supplies, Distribution, and Treatment Laws (Title 75, chapter 6, MCA), DEQ must review and act on applications for the water supply, wastewater, and stormwater systems that serve proposed subdivisions. The Applicant has submitted applications for a COSA and associated plan approvals for the Phase 1 sanitary facilities. DEQ must decide whether to approve these applications, with conditions as appropriate, to ensure the proposed facilities are designed and operated in a manner that protects the quality and potability of water for public water supplies and domestic uses and protects water quality for other beneficial uses, including agriculture, industry, recreation, and wildlife.

DEQ’s authority under the Sanitation in Subdivisions Act is limited to evaluating “whether there is enough water, whether it is clean, whether other waters’ cleanliness will be affected, and whether the systems are adequately designed.” Upper Missouri Waterkeeper v. Broadwater County, Cause No. BDV-2022-38, Order at 50 (1st Jud. Dist. Feb. 14, 2024). DEQ does not have authority over water rights (which are governed by DNRC under Title 85, chapter 2, MCA), land-use planning, zoning, density, road design, fire protection, or other aspects of subdivision development that fall under local or other state/federal jurisdiction.
 
The Applicant’s purpose in seeking this approval is to obtain the COSA and associated authorizations necessary to construct and operate public water mains, wastewater collection system, and stormwater infrastructure to serve Phase 1 of the Steamboat Landing Subdivision. 
 
This EA addresses DEQ’s decision on the COSA and associated plan approvals for the Phase 1 water, wastewater, and stormwater facilities. The broader Steamboat Landing development, including buildout of future phases and other amenities, will be reviewed under separate permitting processes. Future phases of the development that require DEQ approval will be subject to independent MEPA review at the time of application, if a MEPA review is required under applicable rules.

[bookmark: _Toc63946615][bookmark: _Toc138411188][bookmark: _Toc138411330][bookmark: _Toc138412015]Figure 1. General Location of the Proposed Project: 
Phase 1 of this project lies in the north and northeast side of the property outlined in red. For more detailed site plans and the exact location of Phase 1, refer to the references linked with this EA. 
[bookmark: _Toc63946616]
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[bookmark: _Toc1393874831]1.5 GOVERNMENTAL AGENCIES WITH OVERLAPPING OR ADDITIONAL JURISDICTION
The proposed action is located on private land. All applicable local, state, and federal rules must be adhered to, which may also include other local, state, federal, or tribal agency jurisdictions.
 
Other governmental agencies with overlapping or additional jurisdiction include but may not be limited to:
 

Agency – Jurisdiction 
Flathead County Address Coordinator – Road Names, house numbers
Flathead County Air Pollution Control Program – Dust Control Plan
Flathead County Planning and Zoning – Final Platting
Flathead County Commissioners – Final Platting
Flathead County Roads & Bridges Department – Review of on-site road design/construction
Flathead County Weed Department – Revegetation Plan, Weed Control Plan
Flathead City-County Environmental Health Department – water, wastewater, and stormwater
Somers County Water and Sewer District – Design construction and operation of water utilities. 
Lakeside County Water and Sewer District – Design construction and operation of sewer utilities.
Somers-Lakeside Fire Department – Road, utility, fuels reduction review, final plat review
Montana Department of Natural Resources and Conservation – Water Rights, Water sources
MDEQ Water Protection Bureau – Storm Water Pollution Prevention Plan (SWPPP)
Montana Department of Transportation – Access Road approach design/construction
United States Postal Service – Final Plat, access to mail requirements

	
	
	



	
	
	



These agencies maintain independent jurisdiction over matters within their authority. DEQ’s COSA does not replace, supersede, or interfere with these agencies’ independent review processes.

Steamboat Landing Phase 1 Draft EA
1 
Steamboat Landing Phase 1 Draft EA
[bookmark: _Toc138411190][bookmark: _Toc138411332][bookmark: _Toc196305906][bookmark: _Toc1331712532]Evaluation of Affected Environment And Impact by Resource
The impact analysis will identify and estimate whether there are direct, secondary, and cumulative impacts to the resource areas described in ARM 17.4.609. Direct impacts occur at the same time and place as the action that causes the impact. Secondary impacts are a further impact to the human environment that may be stimulated, or induced by, or otherwise result from a direct impact of the action (ARM 17.4.603(18)). Cumulative impacts are the collective impacts on Montana’s environment of the Proposed Action when considered in conjunction with other past and present actions related to the Proposed Action by location or generic type. Related future actions must also be considered when these actions are under concurrent consideration by any state agency through pre-impact statement studies, separate impact statement evaluation, or permit processing procedures.

Impacts will be described in the analysis wherever they are expected to occur. Under 75-1-220(10)(b)(i), MCA, MEPA review specifically excludes upstream, downstream, or other indirect impacts that would happen independently or are caused by other actions not within DEQ’s regulatory control.

[bookmark: _Toc196305922][bookmark: _Toc891569882]Significance of Potential Impacts and Need for Further Analysis
For each of the resource areas analyzed in this EA, DEQ also determines whether impacts to those resource areas are considered significant impacts that would require preparation of a more detailed analysis. When determining whether the preparation of more detailed analysis is needed, DEQ is required to consider the seven significance criteria set forth in ARM 17.4.608, which are as follows:

· The severity, duration, geographic extent, and frequency of the occurrence of the impact;
· The probability that the impact will occur if the proposed action occurs; or conversely, reasonable assurance in keeping with the potential severity of an impact that the impact will not occur;
· Growth-inducing or growth-inhibiting aspects of the impact, including the relationship or contribution of the impact to cumulative impacts – identify the parameters of the proposed action;
· The quantity and quality of each environmental resource or value that would be affected, including the uniqueness and fragility of those resources and values;
· The importance to the state and to society of each environmental resource or value that would be affected;
· Any precedent that would be set as a result of an impact of the proposed action that would commit the department to future actions with significant impacts or a decision in principle about such future actions; and
· Potential conflict with local, state, or federal laws, requirements, or formal plans

[bookmark: _Hlk26532472][bookmark: _Hlk185236972]The severity of the impacts is measured using the following:

· No impact: There would be no change from current conditions.
· Negligible: An adverse or beneficial effect would occur but would be at the lowest levels of detection.
· Minor: The effect would be noticeable but would be relatively small and would not affect the function or integrity of the resource.
· Moderate: The effect would be easily identifiable and would change the function or integrity of the resource.
· Major: The effect would alter the resource.

The duration is quantified as follows:
· Construction Impacts (short-term): These are impacts to the environment during the construction period. When analyzing duration, please include a specific range of time.
· Operation Impacts (long-term): These are impacts to the environment during the operational period. When analyzing duration, please include a specific range of time.

[bookmark: _Toc123413089][bookmark: _Toc63946617][bookmark: _Toc138411192][bookmark: _Toc138411334][bookmark: _Toc196305907][bookmark: _Hlk26531189]PHYSICAL ENVIRONMENT
[bookmark: _Toc1873118064][bookmark: _Hlk215207202][bookmark: _Hlk80624903]Geology and Soil Quality, Stability and Moisture

[bookmark: _Hlk199415011]Affected Environment
[bookmark: _Hlk138413849][bookmark: _Hlk26521092]Pilch Engineering conducted a geotechnical investigation of the site and Big Sky Civil & Environmental gathered water samples to analyze groundwater conditions within the Steamboat Landing property summarized in the referenced geotechnical engineering report and laboratory analytical report, (August 20, 2025). The Flathead Valley is within an active seismic area and the proposed subdivision is within an area of known liquefaction. The liquefiable zone is approximately 10 to 30 feet below ground surface. The geotechnical investigation provided design recommendations within the Phase 1 boundary. Recommendations included proper trench wall sloping to accommodate sandy soils, pumping groundwater during utility installation in some areas, proper compaction techniques to achieve the required road compaction, placement of geosynthetic reinforcement fabric and thicknesses of road subbase and base to ensure proper road construction.  

The Phase 1 sanitary infrastructure would be located in an agricultural field with mild slopes throughout and consistent soils. Pilch Engineering excavated five test pits within the Phase 1 boundary and two outside of the boundary. Soils in the Phase 1 project area include roughly 12 inches of topsoil with alluvium typically consisting of loose to medium silty sand beneath the topsoil. The geotechnical investigations did not encounter bedrock within the Phase 1 area. Groundwater was not observed in the test pits excavated by Pilch within the Phase 1 boundary.  A query of the Natural Resource Conservation Service Web Soils Survey confirmed these findings, and showed that a majority (approximately 70%) of the site consists of Kalispell silt loam, moderately deep over sand, 0 to 7 percent slopes. The next largest soil type (approximately 30%) on the site is classified Somers silty clay loam, 0 to 3 percent slopes. 

AECOM's Spring 2025 Semi-Annual Groundwater Monitoring Report, submitted to EPA on August 28, 2025, confirms that the contamination plume within the BNSF Superfund site remains under active monitoring and remediation. Groundwater samples collected from monitoring wells in April 2025 showed that while benzene exceeded the ROD cleanup level of 5.0 µg/L at three wells on the BNSF property (S-12-4S at 19.4 µg/L, S-10-2S at 131 µg/L, and S-19-6S at 9.59 µg/L), all exceedances were confined to wells within the BNSF Superfund boundary. The town well (TW-1) and monitoring wells near the subject property boundary showed no detectable phenols or PAH compounds in the April 2025 event. The location of the groundwater monitoring wells is available in the AECOM report. The property to the south is owned by Burlington Northern & Santa Fe Railway (BNSF) and was formerly the site of the Burlington Northern Tie Plant. This site was designated a Superfund site in 1984 due to groundwater and soil contamination resulting from wood tie treatment operations. Creosote was identified as the primary contaminant. A site cleanup plan was developed in 1989, and a settlement agreement between DEQ, BNSF, and EPA was reached in 1991. Remediation of the soils and groundwater began in 1994.

On March 4, 2026, fourteen test pits (SL-1 through SL-14) were excavated at locations directed by MDEQ, as documented in the Big Sky Civil & Environmental Phase II ESA dated March 24, 2026. Each test pit was excavated to approximately 48 inches (4 feet) bgs. Soil samples were collected at two depths per pit (1–2 ft and 3–4 ft bgs), yielding 28 total samples analyzed for benzene and naphthalene via EPA Method 8260. All 28 samples reported non-detectable concentrations of both analytes. No visual or olfactory signs of contamination were noted during fieldwork. The testing was requested by and completed under the direction of DEQ Superfund project manager and DEQ Sanitation Act staff in order to verify the contamination from the BNSF site was not present on the Steamboat Landing property.

All areas disturbed during development of the Steamboat Landing Phase 1 subdivision must be revegetated in accordance with an approved Weed Control Plan under Flathead County conditions of preliminary plat approval, and the County Weed Supervisor must approve that plan before final plat. Within DEQ’s sanitary review area, disturbed areas would be regraded and reseeded with a weed-free mix consistent with that plan and applicable erosion control requirements. Flathead County's preliminary plat approval (Condition 30) requires that geotechnical monitoring be conducted throughout development by a licensed engineer, with results submitted at final plat for each phase.

Direct Impacts:
Construction of the Phase 1 water, wastewater, and stormwater facilities would involve temporary excavation, trenching, and grading. The Phase 1 stormwater system, designed in accordance with Circular DEQ‑8, curb & gutter, natural drainageways, and retention basins to manage runoff and help control erosion during and after construction.

Based on the disturbance information in the project summary, DEQ’s Sanitation in Subdivisions Act review focuses on utility and stormwater disturbance rather than road construction itself. The 26‑foot‑wide roadway corridors where utilities are located—approximately 98, 202 square feet (about 2.25 acres) provide a conservative approximation of the maximum area where trenching for buried mains and adjacent stormwater swales could occur. The primary ground disturbance within DEQ’s review scope is associated with retention ponds, which are typically about 10 or 15 feet wide outside the road prism and occur on both sides of the road. In total, sanitary and associated utility construction for Phase 1 is expected to disturb on the order of 42,182 square feet (0.97 acres) for a total disturbance of approximately 3.2 acres focusing on excavation for buried water and sewer mains, stormwater retention ponds, rather than the full scope of road or residential construction. This estimate is conservative and is intended to bracket the maximum likely disturbance within DEQ’s review scope. These activities would temporarily disturb soils and increase erosion potential during construction.

These short-term impacts would be mitigated through the project SWPPP and the DEQ construction stormwater permit, which require erosion and sediment control BMPs such as silt fencing, sediment traps, stabilized construction entrances, and prompt revegetation of disturbed areas, and through Flathead County’s requirement that all disturbed areas be re‑vegetated under an approved Weed Control Plan with County Weed Supervisor approval prior to final plat. 

Direct impacts to geology and soil quality from Phase 1 sanitary facility construction are expected to be minor in severity and short-term in duration, limited to the active construction period.

Secondary Impacts:
Following construction, the utility corridors, retention ponds, and facility sites would be stabilized and, where appropriate, revegetated. The stormwater system is designed to manage runoff and reduce erosion potential within the Phase 1 infrastructure footprint. A Stormwater Maintenance Plan prepared in accordance with Circular DEQ-8 would govern long-term inspection and maintenance of stormwater basins and conveyances as part of the Phase 1 system by the Steamboat Landing Homeowner’s Association. These measures are expected to help maintain slope and drainage stability over the life of the facilities.

Secondary impacts to geology and soil quality from the Phase 1 sanitary facilities are expected to be minor and localized to the infrastructure footprint, provided that the geotechnical design recommendations are incorporated into construction plans and that post-construction stabilization is completed.

Cumulative Impacts
Past and present activities in the Lakeside area, including existing residential development, Highway 93, and agricultural use, have resulted in prior soil disturbance and altered drainage patterns. The Phase 1 sanitary facilities would add a localized increment of soil disturbance within a property that has previously been managed for agricultural use.

The geotechnical investigations prepared for the property address the Phase 1 site and include analysis of potential hazards. Future phases of the Steamboat Landing development would be subject to separate DEQ review and would need to demonstrate compliance with applicable geotechnical design recommendations at the time of application.

Based on the site-specific geotechnical investigations, the designed voluntary mitigation measures, and the relatively localized footprint of the Phase 1 utility infrastructure, cumulative impacts to geology, soil quality, stability, and moisture from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc63946618][bookmark: _Toc138411193][bookmark: _Toc138411335][bookmark: _Toc196305908][bookmark: _Toc1916143474]Water Quality, Quantity, And Distribution
[bookmark: _Hlk185236395]
Affected Environment
The Phase 1 infrastructure footprint is located on the northern and northeastern portion of the Steamboat Landing property, in proximity to Somers Road and Sunnybrook Lane, and is situated upgradient from Flathead Lake with the closest point of Phase 1 infrastructure approximately 0.2 miles from the lake. There is an existing slough located on the southwestern portion of the property associated with a wetland. Both the slough and wetland are outside of the Phase 1 sanitary infrastructure footprint, and no streambank or Section 404 permitting is anticipated for the Phase 1 sanitary facilities. 

The BNSF Former Tie Treating Plant Superfund site is located immediately south of the Steamboat Landing property; the relationship of that site to the Phase 1 footprint is addressed in Section 1 (Geology and Soils) and Section 9 (Human Health and Safety) of this EA.

Phase 1 includes approximately 247,725 square feet of impervious surfaces proposed, the 2-year storm event for Phase 1 would require approximately 19,365 cubic feet of storage. Due to the proximity to Flathead Lake and the slough/wetland to the south of the property bordering the BNSF Superfund site the applicant has proposed approximately 43,962 cubic feet of storage in retention ponds which exceeds the 100-year storm event (approximately 40,456 cubic feet) reducing the potential for increased runoff to reach downgradient water resources

The Steamboat Landing preliminary plat approval requires vegetated buffers, building setbacks, and “No Build Zones” along the existing slough and its adjacent wetlands. These conditions apply to the broader subdivision and future phases that may be applied for, not to the Phase 1 sanitary infrastructure footprint located outside the designated No Build Zones, which are located on the south of the property.

The Phase 1 sanitary infrastructure footprint is located on the along Sunnybrook Lane and Somers, within the northern and eastern portion of the approximately 64-acre Steamboat Landing property. Phase 1 sanitary facilities (mains and stormwater features) are not located in any mapped lakeshore protection zone, lakeshore permit area, or the existing superfund site.

The Proposed Action includes provision for public sanitary sewer collection extension to the existing Somers County Water and Sewer District (SCWSD) collection system and the existing LCWSD WWTF. Connection to the existing SCWSD Public Water System (PWS MT000032) is the proposed domestic water source, and extensions and connections of the public water and sewer systems would comply with the standards of SCWSD and LCWSD. 

Stormwater infrastructure is proposed within the Proposed Action area with collection and retention facilities with the goal of limiting post-development off-site discharge quantities to pre-development conditions. Stormwater facilities were designed in accordance with Montana DEQ Circular DEQ-8, Montana Standards for Subdivision Storm Water Drainage. County conditions require a DEQ General Permit for Stormwater Discharges Associated with Construction Activity (General Permit MTR100000) where disturbed area is ≥1 acre, which would control erosion, manage runoff, and reduce sediment and pollutant loading to surface waters. Implementation of centralized wastewater service through the SCWSD, rather than individual on site systems, further reduces the potential for septic effluent to affect nearby surface waters and wetlands compared to dispersed on lot systems serving the same development.

Direct Impacts
The Phase 1 sanitary facilities, including water mains, sewer mains, and stormwater features, are located within subdivision road corridors, and easements on the northern and eastern portion of the property, and are not proposed within any designated wetland areas, riparian No Build Zones, or lakeshore protection areas. No direct impacts to state waters, wetlands, or the existing superfund site are anticipated from the Phase 1 sanitary infrastructure.

Construction-phase trenching, grading, and soil disturbance over approximately 3.2 acres could temporarily increase erosion and sediment transport risk. These impacts would be minimized through the required construction stormwater permit (General Permit MTR100000) and associated Storm Water Pollution Prevention Plan (SWPPP), which requires implementation of best management practices (BMPs) including silt fencing, stabilized construction entrances, temporary seeding and mulching, and other controls appropriate to site conditions to minimize erosion and sediment transport from areas disturbed during construction. The SWPPP must include measures necessary to maintain BMPs until final stabilization, including revegetation, of all disturbed areas.

The stormwater retention facilities serving Phase 1 are designed in accordance with Circular DEQ-8 to limit post-development off-site discharge rates to pre-development conditions, capturing runoff from the Phase 1 area, with retention facilities managing peak flows and reducing the volume of runoff and associated transport of sediment. Stormwater runoff from Phase 1 would be contained within the Phase 1 boundaries by retention facilities. No stormwater runoff would be discharged directly to the existing slough that is within the designated superfund site. 

Potable drinking water would be supplied by the SCWSD public water supply system that is served by two existing groundwater wells and a 500,000-gallon storage tank. There would be no wells on the subject property. The existing public water system meets applicable drinking water standards under Circular DEQ-1 and long-term water quality impacts from operation of the Phase 1 public water system are not anticipated. 

The wastewater collection system would convey sanitary wastewater through the SCWSD collection system to the existing LCWSD WWTF for treatment and disposal, which avoids the water quality risks associated with individual on-site septic systems in this setting. No direct groundwater discharge from the Phase 1 sanitary sewer system is proposed. DEQ’s March 28, 2025, capacity analysis for the existing LCWSD WWTF indicates that, based on lagoon storage and winter influent data, the facility has remaining capacity to accept additional EDU allocations, including Phase 1 of Steamboat Landing for 60 living units, under current operating conditions, with the District’s April 27, 2026, capacity summary continuing to show remaining available capacity.

Secondary Impacts
Provision of centralized SCWSD wastewater collection and treatment through LCWSD reduces potential water quality risks that would otherwise be associated with individual on-site wastewater treatment systems in a setting upgradient of Flathead Lake. This centralized approach reduces the potential for nutrient and pathogen migration to groundwater and surface waters, including Flathead Lake. Utilizing the existing PWS MT000032 to serve the Phase 1 lots would reduce the potential of encountering contaminated groundwater within the existing Superfund site by eliminating the need for individual wells. 

This development would incrementally increase impervious surface area and associated stormwater generation within the Phase 1 footprint, which the stormwater system is designed to manage. The Phase 1 sanitary facilities are located upslope and landward of the Flathead Lake shoreline, outside of any lakeshore protection zone, and do not include any discharges to surface water. With centralized collection and treatment of wastewater at the existing LCWSD WWTF, stormwater facilities designed to DEQ-8 standards to manage runoff and limit post-development volumes, no measurable direct impacts to Flathead Lake or nearby surface waters are anticipated from Phase 1 sanitary facilities.

Secondary impacts to water quality from the Phase 1 sanitary facilities are expected to be negligible, as centralized water supply and wastewater service reduce risks otherwise associated with dispersed on-lot systems.

Cumulative Impacts
The existing slough and its associated floodplain boundary and wetland on the southwestern portion of the property, while outside the Phase 1 sanitary infrastructure footprint, are subject to Flathead County's required “No Build” designation, as explained in the preliminary plat. The designation and required United States Army Corps of Engineers coordination collectively establish a framework that would protect these water resources from cumulative impacts if future phases of the subdivision are approved. Any future phases would be evaluated by the appropriate authority at the time it is proposed, in accordance with applicable rules. There are no future phases applied for at this time. 

The Somers and Lakeside areas have experienced gradual residential growth, and existing water and sewer infrastructure serves the surrounding community through SCWSD and LCWSD. The Phase 1 water supply system (distribution mains) would be transferred to SCWSD and integrated into the District’s system. The Phase 1 wastewater flows would be conveyed to LCWSD’s existing WWTF, through the SCWSD collection system, which has documented remaining capacity under DEQ’s March 28, 2025, capacity analysis and the District’s April 27, 2026, capacity summary, and is able to accommodate Phase 1 allocations under the Wastewater and Water Service Agreement without expansion of the treatment facility. Phase 1 would constitute a minor increase on demand for the PWS and LCWSD’s treatment capacity. 

Cumulative impacts to water quality, quantity, and distribution from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc196305909][bookmark: _Toc649373756]Air Quality
[bookmark: _Hlk185236454]
Affected Environment
The Steamboat Landing Phase 1 area is located in Flathead County. The Flathead County Air Pollution Control Program has jurisdiction over air quality in this area. The project site is not located within any designated nonattainment or maintenance area for National Ambient Air Quality Standards (NAAQS). No Class I airsheds occur in the immediate vicinity.

Air quality is regulated under the federal Clean Air Act, the Montana Clean Air Act (Title 75, chapter 2, MCA), and implementing rules in ARM Title 17, chapter 8. The Flathead County Air Pollution Control Program requires a Dust Control Plan for construction activities, and the SWPPP requires erosion and sediment control BMPs that also help minimize fugitive dust.

Direct Impacts
Construction of the Phase 1 water, sewer, and stormwater infrastructure would generate short-term emissions from diesel-powered construction equipment (excavators, loaders, trucks) and fugitive dust from soil disturbance during trenching, grading, and facility site preparation.

These short-term construction-phase air quality impacts would be temporary, localized to the active construction area, and minimized through implementation of the Dust Control Plan required by the Flathead County Air Pollution Control Program and BMPs required by the SWPPP. These measures would include minimizing the area of active disturbance, applying water to access roads and exposed soils, using vehicle tracking pads at construction ingress/egress points, restricting unnecessary travel on unpaved surfaces, and post-construction revegetation of disturbed areas. The contractor must maintain compliance with Montana's Air Quality Act (Title 75, chapter 2, MCA) regarding reasonable precautions to control airborne particulate matter.

Direct air quality impacts from Phase 1 construction are expected to be minor in severity and temporary, limited to the active construction period.

Secondary Impacts
Following construction, the Proposed Action facilities would not generate ongoing air emissions. The water supply system, gravity sewer system, and stormwater system operate without combustion sources. Operational vehicle trips for system maintenance would be infrequent and represent a negligible contribution to ambient air quality.

Secondary impacts to air quality from operation of the Phase 1 sanitary facilities are expected to be negligible.

Cumulative Impacts
Construction of the Proposed Action facilities would temporarily add localized dust and equipment exhaust to existing background air quality conditions in the Somers area. These construction-phase emissions would be short-term and would not persist after construction is complete and disturbed areas are stabilized. The Phase 1 facilities themselves do not include ongoing combustion sources or other permanent sources of air emissions.

Cumulative impacts to air quality from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc63946620][bookmark: _Toc138411195][bookmark: _Toc138411337][bookmark: _Toc196305910][bookmark: _Toc721061646]Vegetation Cover, Quantity, and Quality
[bookmark: _Hlk185236505]
Affected Environment
The subject property is mostly grassland that has previously been farmed. The NRCS Custom Soil Resource Report dated March 22, 2022, shows areas of marsh, muck, and peat near the wetland. There are no areas of coniferous, deciduous, or mixed forest on the subject property. There are few trees on the property and the critical vegetation within the wetland would be preserved. The wetlands would not be disturbed and a 50-foot buffer from the wetland boundary would be provided, where no buildings would be constructed. 

Noxious weeds are present throughout the subject property. Common noxious weeds in Flathead County include spotted knapweed (Centaurea stoebe), Canada thistle (Cirsium arvense), and common mullein (Verbascum thapsus), all of which are listed on the Montana Noxious Weed List and are subject to the Flathead County Weed Control Program. The presence of noxious weeds on the property was acknowledged in the preliminary plat review, and revegetation in accordance with the Flathead County Weed Control District Revegetation Policy is required as a condition of county plat approval.

A query of the Montana Natural Heritage Program (MTNHP) Environmental Summary for the Somers project area identified several plant Species of Concern with predicted habitat suitability in the broader area, primarily associated with wetland and emergent aquatic environments. These include Carex scoparia (Pointed Broom Sedge; State S1S2), Wolffia columbiana (Columbia Water-meal; S2S3), Dichanthelium acuminatum (Panic Grass; S2S3), and Utricularia intermedia (Flatleaf Bladderwort; S2). These species are wetland-dependent and, based on the MTNHP models, are potentially associated with the wetland and slough habitat on the southwestern portion of the Steamboat Landing property. The Phase 1 sanitary infrastructure footprint is located on the northern and eastern portions of the property in previously farmed upland grassland, outside the wetland boundary and its associated buffer. No site surveys have identified these species within the Phase 1 sanitary infrastructure footprint, and no wetland or emergent vegetation would be disturbed by Phase 1 construction activities.

Direct Impacts
Construction of the Phase 1 water, sewer, and stormwater infrastructure would directly disturb approximately 3.2 acres of previously farmed grassland and dryland agricultural land within the road corridors, utility easements, and stormwater retention pond areas on the northern and eastern portions of the property. These areas consist of disturbed, low-quality grassland and agricultural vegetation. No native upland plant communities, riparian areas, or forested areas would be disturbed within the Phase 1 sanitary infrastructure footprint. Vegetation removal and soil disturbance associated with trenching, grading, and retention pond construction would be temporary within the utility corridors and permanent in areas of hardscape (roads and structures). 

Direct impacts to vegetation from Phase 1 sanitary infrastructure construction are expected to be minor and localized, affecting previously disturbed agricultural land of low vegetative quality. No wetland, riparian, or forested vegetation would be directly disturbed.

Secondary Impacts
Following construction, disturbed areas within the Phase 1 utility corridors and retention pond areas would be stabilized and revegetated with a weed-free seed mix in accordance with the Flathead County Weed Control District Revegetation Policy and the approved Weed Control Plan, as required by Flathead County plat Condition 4. Proper revegetation would help establish perennial ground cover, reduce erosion potential, and limit the spread and establishment of noxious weeds in disturbed areas, which are prone to noxious weeds. 

Secondary impacts to vegetation from the Phase 1 sanitary facilities are expected to be negligible.

Cumulative Impacts
The Somers and Lakeside area has experienced ongoing residential and commercial development along the Highway 93 and Somers Road corridors, resulting in the gradual conversion of agricultural land to developed uses. The Steamboat Landing property has previously been used for agricultural purposes, and the Phase 1 sanitary infrastructure would affect approximately 3.2 acres of previously disturbed grassland within the utility corridor and stormwater pond footprints.

Cumulative impacts to vegetation from Phase 1 sanitary facilities are not expected to be significant, given the disturbed, agricultural character of the affected land.

[bookmark: _Toc63946621][bookmark: _Toc138411196][bookmark: _Toc138411338][bookmark: _Toc196305911][bookmark: _Toc5146638]Terrestrial, Avian, and Aquatic Life and Habitats

[bookmark: _Hlk185236528]Affected Environment
The Steamboat Landing property supports a variety of common wildlife species typical of agricultural and mixed-use lowland habitats in the Flathead Valley, including white-tailed deer, black bears, various small mammals and rodents, migratory and resident songbirds, raptors, and waterfowl. The property is situated in the broader Flathead Valley ecosystem, which supports diverse wildlife (Montana Fish, Wildlife & Parks, January 19, 2024).

A wetland was delineated on the southwestern portion of the subject property by Morrison-Maierle in September 2022. Montana Fish, Wildlife & Parks (FWP) has identified the wetland as an active waterfowl nesting area. In its January 2024 comment letter on the preliminary plat, FWP confirmed that a pair of Trumpeter Swans (Cygnus buccinator) nests within the wetland and pond complex on the property, and that the adjacent agricultural field provides habitat for migratory birds and upland game birds. Trumpeter Swans are a Montana Species of Concern and protected under the federal Migratory Bird Treaty Act. 

A query of the Montana Natural Heritage Program (MTNHP) Environmental Summary Report for the Somers area identified additional Species of Concern with documented species occurrences or observed records in the broader project area. The following species had documented occurrences based on the MTNHP Report: Bull Trout (Salvelinus confluentus), Westslope Cutthroat Trout (Oncorhynchus lewisi), Bald Eagle (Haliaeetus leucocephalus), Great Blue Heron (Ardea herodias), and Grizzly Bear (Ursus arctos).

Other observed Species of Concern in the broader Somers area include aquatic and wetland-dependent birds such as Black Tern (Chlidonias niger), Horned Grebe (Podiceps auritus), Caspian Tern (Hydroprogne caspia), Common Loon (Gavia immer), and American White Pelican (Pelecanus erythrorhynchos), all of which are associated with Flathead Lake and wetland habitats rather than the upland agricultural character of the Phase 1 footprint. Similarly, Bull Trout habitat exists within Flathead Lake to the south but does not extend into the Phase 1 sanitary infrastructure footprint.

The preliminary plat designates 2.51 acres of open space for wetland and wildlife protection. Flathead County plat Condition 17 requires that all delineated wetlands be designated as a "No Build Zone" on the final plat, pending a U.S. Army Corps of Engineers-approved wetland delineation. The wetland, its associated pond, and the 2.51-acre open space designation are located on the southwestern portion of the property, outside the Phase 1 sanitary infrastructure footprint.

Direct Impacts
The Phase 1 sanitary infrastructure, including water mains, sewer mains, and stormwater retention facilities, are located within road corridors and utility easements on the northern and eastern portion of the property, which consists of previously disturbed agricultural grassland. No Phase 1 sanitary infrastructure is proposed within or adjacent to the delineated wetland, the wetland open space buffer, any riparian area, or Flathead Lake shoreline.

Construction activities would temporarily disturb approximately 3.2 acres of agricultural grassland within the Phase 1 footprint. These disturbed areas provide limited wildlife habitat value due to their prior agricultural use and disturbed character. Construction noise and activity during the construction period would temporarily displace wildlife from the immediate construction area. These displacements would be short-term and localized, and wildlife would be expected to return to undisturbed areas of the property and adjacent lands during and after construction.

No direct impacts to the delineated wetland, waterfowl nesting area, or any aquatic habitat are anticipated from Phase 1 sanitary infrastructure construction. No vegetation clearing or grading would occur within the wetland boundary or its associated open space designation.

Direct impacts to terrestrial, avian, and aquatic life and habitats are expected to be minor in severity and short-term, limited to the construction period and the 3.2-acre previously disturbed agricultural footprint.

Secondary Impacts
While Phase 1 construction itself has limited direct habitat impact, the long-term secondary effect of enabling residential occupancy could gradually reduce wildlife use of the northern and eastern portions of the property over time through increased human presence. The wetland, pond, and Trumpeter Swan nesting area on the southwestern portion of the property are outside the Phase 1 sanitary infrastructure footprint and would not be directly affected by Phase 1 construction.

Secondary impacts to wildlife and habitat from the Phase 1 sanitary facilities are expected to be negligible within DEQ's scope of review.

Cumulative Impacts
Residential and commercial development in the Somers and Lakeside area along the Highway 93 corridor has progressively reduced and fragmented agricultural and grassland wildlife habitat over time. The Phase 1 sanitary infrastructure would contribute a localized increment to this broader pattern of habitat conversion on the northern and eastern portions of the Steamboat Landing property. FWP has noted that cumulative impacts of residential development adjacent to the wetland complex, including increased human disturbance and domestic pet activity, could reduce the quality of waterfowl nesting habitat in and around the wetland over time (FWP, January 19, 2024). The Phase 1 sanitary infrastructure footprint does not extend into the wetland or its buffer.

Cumulative impacts to terrestrial, avian, and aquatic life and habitats from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc422280703]Demands on Environmental Resources of Land, Water, Air, or Energy

Affected Environment
The Phase 1 development would be served by existing utility infrastructure in the Somers and Lakeside area. Electric service would be provided by Flathead Electric Cooperative and telecommunications service by Spectrum. Underground electric and telecommunications utilities would be installed within a proposed private 10-foot utility easement outside of the proposed right-of-way, as shown on the preliminary plat. No natural gas or propane service is proposed for the subdivision.

With respect to environmental resources within DEQ's scope of review, the Phase 1 sanitary facilities would place new demands on the existing SCWSD PWS and the LCWSD WWTF. The SCWSD public water supply system (PWS MT000032) is served by two existing groundwater wells and a 500,000-gallon storage tank. The LCWSD WWTF currently serves the Lakeside and Somers areas and has documented remaining capacity. 

Direct Impacts
Construction of the Phase 1 sanitary infrastructure, including water mains, sewer mains, and stormwater retention facilities, would temporarily consume fuel and materials associated with excavation, trenching, pipe installation, and grading over the approximately 3.2 acre disturbance footprint. These construction-phase demands on energy and materials resources are short-term, localized, and typical of utility infrastructure construction in the Flathead Valley.

Upon completion, the Phase 1 water distribution system and gravity sewer collection system would place an incremental demand on the SCWSD water supply and LCWSD treatment capacity. Based on the documented capacity analyses, these demands are within the existing capacity and would not require expansion of water supply wells or the WWTF to serve Phase 1. Negligible impacts to energy supply, water supply capacity, or wastewater treatment capacity are anticipated from Phase 1 construction.

Secondary Impacts
The provision of centralized water and sewer infrastructure through Phase 1 enables residential development and associated long-term demands on the SCWSD and LCWSD systems. Over time, residential occupancy of Phase 1 lots would increase daily water demand and wastewater generation within the Districts' service areas. DEQ's approval of the Phase 1 Certification of Subdivision Approval (COSA) does not authorize sanitary facilities for future phases and does not commit DEQ to any particular outcome for future applications.

Cumulative Impacts
The Somers and Lakeside area has experienced gradual residential growth, which has incrementally increased demands on SCWSD and LCWSD infrastructure over time. Phase 1 of the Steamboat Landing development would add 52 single-family lots and 1 condominium lot with 8 living units, for a total of 60 living units, to the SCWSD service area, representing a minor but measurable incremental increase in demand on existing water supply and wastewater treatment infrastructure.

Phase 1 alone does not create a demand that would result in significant cumulative impacts to water supply, wastewater treatment, or energy resources.

[bookmark: _Toc443005051]Historical and Archaeological Sites

[bookmark: _Hlk185236567]Affected Environment
The Montana State Historic Preservation Office (SHPO) maintains the Montana Cultural Resource Database, which documents inventoried cultural and historical sites throughout the state. A cultural resource file search was conducted by SHPO for the Steamboat Landing project area. Per SHPO's standard policy, any structure over fifty years of age is considered potentially historic and potentially eligible for listing on the National Register of Historic Places (NRHP). If any structures over fifty years of age are within the area of potential effect, SHPO recommends they be recorded and a determination of eligibility made prior to disturbance.

The SHPO file search identified no historical properties, districts, or landmarks listed on or eligible for the National Register of Historic Places within or immediately adjacent to the subject property. The subject property has been used for agricultural purposes and does not contain any structures known to be over fifty years of age within the Phase 1 sanitary infrastructure footprint.

The project area is located within the ancestral territory of the Confederated Salish and Kootenai Tribes (CSKT). 

Direct Impacts
Construction of the Phase 1 sanitary infrastructure would involve trenching, grading, and excavation to depths sufficient for utility installation over approximately 3.2 acres of previously farmed agricultural land. The Phase 1 footprint is located on the northern and eastern portion of the property, which has been subject to prior agricultural ground disturbance. No previously recorded archaeological or historical sites have been identified within the Phase 1 sanitary infrastructure footprint per the SHPO file search.

Direct impacts to historical and archaeological resources are expected to be negligible, given the absence of recorded sites within the Phase 1 infrastructure footprint and the prior agricultural disturbance of the affected ground.

Secondary Impacts
No secondary impacts to historical or archaeological resources are anticipated from Phase 1 sanitary facilities. The Phase 1 infrastructure does not involve any permanent alteration of known historical properties.

Cumulative Impacts
Past agricultural and residential development in the Somers area has resulted in ongoing ground disturbance throughout the Flathead Valley. No cumulative impacts to known historical or archaeological resources are anticipated from Phase 1 sanitary infrastructure, given the absence of recorded sites within the project area and the agricultural history of the property. 

[bookmark: _Toc196305915][bookmark: _Toc2092838155]Aesthetics

[bookmark: _Hlk185236691]Affected Environment
The Steamboat Landing property is located at approximately 603 Somers Road in Somers, Flathead County, Montana, situated along the northern shore of Flathead Lake approximately 0.2 miles from the lake. The property consists of approximately 63.79 acres of relatively flat, open agricultural grassland with few trees. The Phase 1 sanitary infrastructure footprint occupies the northern and eastern portions of the property, in proximity to Somers Road and Sunnybrook Lane.

The surrounding visual environment is semi-rural and transitional. Somers Road (to the north) and Sunnybrook Lane (to the east) are paved public roads with existing residential and agricultural land uses on adjacent parcels. Somers Middle School is located nearby to the north. The existing visual character of the Phase 1 area is an open, flat agricultural field with views to the surrounding mountains (the Salish and Swan Mountain Ranges to the east) and limited existing development within the property itself. The BNSF railroad corridor is located to the south of the property.

The Somers area is a rural community with limited ambient noise beyond traffic on Highway 93 and Somers Road, and occasional train activity on the BNSF rail line. There are no major industrial or commercial noise sources within the immediate project vicinity. Existing ambient light levels are low, consistent with a small rural community setting.

Direct Impacts
Construction of the Phase 1 water, sewer, and stormwater infrastructure would temporarily alter the visual character of the Phase 1 area through active excavation, trenching, grading, and staging of construction equipment and materials. These activities would be visible from Somers Road and Sunnybrook Lane and would create a construction-zone appearance typical of utility installation in a previously agricultural setting. Construction noise from diesel equipment (excavators, loaders, trucks) would temporarily increase ambient noise levels in the immediate vicinity during active construction, primarily during daytime working hours.

These direct aesthetic impacts would be temporary, confined to the Phase 1 utility corridor and retention pond areas, and would cease upon completion of construction. The Phase 1 sanitary facilities are primarily buried infrastructure (water mains, sewer mains, stormwater conveyances), with above-ground elements limited to stormwater retention pond grading, manhole and cleanout covers within the roadway, and valve boxes. These elements are standard utility infrastructure features with minimal visual impact once construction is complete and disturbed areas are revegetated.

Direct aesthetic impacts from Phase 1 sanitary infrastructure construction are expected to be minor in severity and temporary, limited to the active construction period.

Secondary Impacts
The Phase 1 sanitary infrastructure, once operational, would support residential development on the approved lots; the broader visual change associated with home construction and landscaping is a result of Flathead County's plat approval and is outside DEQ's scope of review under the Sanitation in Subdivisions Act.

Within DEQ's scope of review, the stormwater retention pond areas, once constructed and stabilized, would be revegetated and maintained in accordance with the Stormwater Maintenance Plan. These features would blend into the landscape and would not create significant permanent visual intrusions. All utilities are underground, which eliminates the visual impact of overhead utility infrastructure. 

Secondary aesthetic impacts from the Phase 1 sanitary facilities are expected to be negligible once construction is complete and disturbed areas are stabilized and revegetated.

Cumulative Impacts
The broader Somers and Lakeside area has gradually transitioned from agricultural and rural land uses toward residential development over time, resulting in a cumulative change in the visual character of the Highway 93 and Somers Road corridors. The Steamboat Landing Phase 1 development would contribute to this ongoing transition, replacing open agricultural land with residential uses on the northern and eastern portions of the property. The delineated wetland and its associated open space on the southwestern portion of the property would remain undisturbed, preserving visual continuity with the natural landscape features in that portion of the site.

Cumulative aesthetic impacts from Phase 1 sanitary infrastructure are not expected to be significant. 

[bookmark: _Toc79814945] Greenhouse Gas Assessment

DEQ is required to evaluate greenhouse gas (GHG) emissions for proposed actions that meet the statutory definition of a fossil fuel activity, in accordance with 75-1-211 and 75-1-220, MCA. However, pursuant to 75-1-220(8), this proposed action is excluded from the definition of fossil fuel activity and therefore a GHG assessment is not mandatory. 

Instead, to determine if a GHG assessment is needed, DEQ applies the MEPA standard of whether GHG emission impacts are potentially significant because of operation of the proposed water distribution system, gravity sanitary sewer collection system, and stormwater retention facilities.

Based on the duration of operations and the absence of any combustion‑based processes during normal operation, DEQ concludes that the proposed action would not meaningfully increase GHG emissions, and therefore no additional GHG assessment is necessary for the purposes of this EA. Accordingly, GHG impacts from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc706247928]MONTANA’S POPULATION
1. [bookmark: _Toc196305914][bookmark: _Toc907141156][bookmark: _Hlk177464018][bookmark: _Toc196305912][bookmark: _Toc63946624]Human Health and Safety

[bookmark: _Hlk177464079]Affected Environment
The Proposed Action involves extension to an existing public water supply and wastewater collection systems, and construction of stormwater facilities to serve the Phase 1 residential lots. Human health and safety considerations associated with DEQ’s review primarily include construction-related worker and public safety, protection of drinking water quality, safe conveyance and treatment of wastewater, and the availability of fire-protection water through the proposed water distribution system.

The property to the south is owned by Burlington Northern & Santa Fe Railway (BNSF) and was
formerly the site of the Burlington Northern Tie Plant. This site was designated a Superfund site in
1984 due to groundwater and soil contamination resulting from wood tie treatment operations. Creosote was identified as the primary contaminant. A site cleanup plan was developed in 1989, and
a settlement agreement between DEQ, BNSF, and EPA was reached in 1991. Remediation of the soils and groundwater began in 1994.

EPA conducted its first five-year review of the cleanup remedy in 1996. Subsequent five-year reviews
were completed in 2001, 2006, 2012, 2017, and 2022. As part of the preliminary plat review process,
coordination with DEQ and EPA was undertaken, and water and soil samples were collected by Big
Sky Civil & Environmental on October 31, 2024 from the subject property. The sampling results did
not detect the presence of creosote, and both DEQ and EPA have concluded that the contaminated
groundwater does not extend into the subject property. The Big Sky Civil & Environmental Phase II Environmental Site Assessment Report is included as a reference. 

Fourteen additional test pits were excavated on March 4, 2026, at locations directed by DEQ, and described in the Big Sky Civil & Environmental Phase II Environmental Site Assessment Report. Soil samples were collected at depths of 1–2 feet and 3–4 feet below ground surface, yielding a total of 28 samples. The soil samples were analyzed for benzene and naphthalene to evaluate the potential presence of creosote on the subject property. Laboratory results indicated no detectable concentrations of benzene or naphthalene in any of the samples.

In an email correspondence, DEQ’s project manager for the Burlington Northern Somers Superfund site stated that the results of these soil samples, together with the 2025 groundwater monitoring report, “confirmed that the groundwater impact plumes are stable and do not represent a human health or ecological risk.” That correspondence, dated March 25, 2026, is included as a reference. 

AECOM's Semi-Annual Groundwater Monitoring Report (2025) documented groundwater sampling results from April 16 - 17, 2025. Benzene exceedances of the ROD cleanup level of 5.0 µg/L were detected in three monitoring wells on the BNSF property (S-12-4S at 19.4 µg/L, S-10-2S at 131 µg/L, and S-19-6S at 9.59 µg/L); however, all exceedances were confined to wells within the BNSF Superfund site boundary. The Somers town well (TW-1) and monitoring wells near the subject property boundary showed no detectable phenols or PAH compounds in the April 2025 event. The BNSF remedy remains active under EPA and DEQ oversight, with ongoing NAPL recovery and semi-annual groundwater monitoring

Direct Impacts
Construction of the Proposed Action facilities would involve typical short-term occupational and site safety hazards associated with civil construction, including excavation, trenching, and heavy equipment operation. These risks would be addressed through compliance with applicable state and federal safety requirements, including OSHA standards, contractor safety programs, traffic and site controls, and temporary restriction of public access to active work areas through fencing, barricades, and related construction controls. 

Construction of the Phase 1 sanitary infrastructure would generate temporary increases in heavy vehicle traffic on Somers Road and Sunnybrook Lane associated with the delivery of materials and equipment to and from the project site. These construction-related vehicle trips would be short-term, confined to the construction period, and managed through traffic control measures consistent with Flathead County Road and Bridge Department requirements. Following construction, ongoing maintenance of the Phase 1 water distribution and sewer collection systems would generate only occasional vehicle trips by SCWSD and LCWSD operations personnel for routine inspection and maintenance activities. These maintenance-related trips would be infrequent and indistinguishable from normal residential traffic on the surrounding road network. No significant long-term traffic impacts to public safety are anticipated from Phase 1 sanitary infrastructure construction or operation.

Because construction would occur within the project area and utility corridors rather than in public spaces, exposure of the general public to construction hazards is expected to be limited. Phase 1 sanitary infrastructure is located on the northern and eastern portions of the property, well removed from the BNSF Superfund site boundary to the south. Soil sampling directed by DEQ detected no contamination within the subject property. If contaminated soils or groundwater were unexpectedly encountered during excavation, work would be halted and DEQ would be notified in accordance with standard hazardous materials discovery protocols.

Construction also has the potential to temporarily affect nearby water resources if soils were disturbed and erosion or sediment was not controlled. However, the project would be subject to a SWPPP and associated BMPs intended to minimize sediment transport and protect nearby water quality during construction. With these controls in place, direct adverse impacts to human health and safety from construction are expected to be minor and temporary.

Secondary Impacts
Operation of the Proposed Action would provide a public water supply system designed in accordance with Circular DEQ-1 and subject to required public water monitoring, operation, and maintenance requirements. The Proposed Action would also convey wastewater from the Phase 1 lots to the existing LCWSD wastewater treatment facility through the SCWSD collection system for centralized treatment rather than relying on individual onsite septic systems, which reduces the potential for failures of individual systems and associated risks to groundwater quality and public health.

The proposed water distribution system also includes hydrants for fire protection. According to a March 23, 2026 email from the Somers–Lakeside Fire Chief, the fire protection design uses a minimum required fire flow of 1,000 gallons per minute for two hours for residential structures, with hydrants generally spaced at up to 400 feet apart. These design features are intended to support effective firefighting and reduce structural fire risk within the Phase 1 area.

Because the Phase 1 public water system would be owned, operated, and maintained by SCWSD, long-term system oversight would be provided by an established public utility rather than individual lot owners, increasing system reliability.

Secondary impacts to human health and safety from the Phase 1 sanitary facilities are expected to be negligible over the long-term operational period.

Cumulative Impacts
In combination with the existing SCWSD and LCWSD service areas, the Proposed Action would extend centralized water service, centralized wastewater treatment, and coordinated fire protection water infrastructure to additional development in the Somers area. The existing LCWSD wastewater treatment facility has documented remaining capacity for Phase 1 flows, and the District’s recent capacity summary indicates that remaining capacity is still available, so that Phase 1 service would not create a cumulative public health risk associated with wastewater overloading. No significant adverse cumulative impacts to human health and safety are anticipated from DEQ’s approval of the Phase 1 sanitary facilities.
[bookmark: _Hlk26531270]
[bookmark: _Toc649618918] Industrial, Commercial, and Agricultural Activities and Production

Affected Environment
The surrounding area is primarily residential, with Somers Middle School located to the west and
additional residential development to the northwest, west, and south. Agricultural farmland lies to the northeast, while an existing wetland with a designated waterfowl nesting area is situated to the
southwest. The proposed subdivision is located on an un-zoned property within Flathead County’s jurisdiction and lies outside the boundaries of any incorporated city or town. 

Direct Impacts
Construction of the Phase 1 sanitary infrastructure would temporarily disrupt normal traffic patterns on Somers Road and Sunnybrook Lane during utility installation within or adjacent to those road corridors. These disruptions would be short-term, managed through required traffic control plans consistent with Flathead County standards, and would not result in permanent changes to access for adjacent agricultural or commercial properties.

The Phase 1 construction activity would not directly displace, alter, or restrict any existing agricultural, commercial, or industrial operations in the surrounding area. The subject property has been farmed but is no longer in active agricultural production; DEQ's approval of the Phase 1 COSA would permanently convert the utility corridor and stormwater footprint from agricultural land to utility infrastructure.

Secondary Impacts
Provision of Phase 1 sanitary infrastructure enables residential development of the Steamboat Landing property, which would result in conversion of agricultural land to residential use. The loss of this agricultural parcel is not expected to have a measurable effect on regional agricultural production.

Cumulative Impacts
Ongoing residential growth in the Somers and Lakeside corridor has resulted in gradual conversion of agricultural and rural lands along Highway 93 and Somers Road. The Steamboat Landing Phase 1 development contributes to this cumulative pattern. No industrial or commercial uses are proposed as part of the Phase 1 development. Cumulative impacts to industrial, commercial, and agricultural activities from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc1430469337] Quantity and Distribution of Employment

Affected Environment
The Somers and Lakeside area is a small rural community in Flathead County. The broader Flathead County economy is characterized by tourism, retail trade, healthcare, construction, and service industries, with Kalispell serving as the regional employment center. The Somers area itself has limited local employment, with the surrounding community relying primarily on Kalispell/Whitefish for employment opportunities. 

Direct, Secondary and Cumulative Impacts
Construction of the Phase 1 sanitary infrastructure would generate a short-term, temporary demand for local construction labor, including civil contractors, pipe crews, equipment operators, and inspectors, over the construction period. These temporary construction jobs would likely be filled primarily by existing Flathead County contractors and trades workers.

The Phase 1 sanitary facilities themselves do not create permanent employment. Operation and maintenance of the Phase 1 water and sewer systems would be assumed by SCWSD and LCWSD respectively, representing a minor, incremental addition to the Districts' operational workloads rather than the creation of new positions. Phase 1 alone does not represent a meaningful change to the quantity or distribution of employment in Flathead County and is not expected to have significant cumulative employment impacts.

[bookmark: _Toc1127823393] Local and State Tax Base and Revenues

Affected Environment
The subject property is located in Flathead County and is currently assessed as agricultural/unimproved land. Flathead County conditionally approved changing the use of this land from agricultural to residential use.  The property is owned by the applicant and is not located within any municipality. Property taxes on the undeveloped parcel are assessed at agricultural or open land rates. Flathead County's tax base has grown in recent years due to residential development activity in the Kalispell, Whitefish, and Somers/Lakeside corridors.

Direct, Secondary, and Cumulative Impacts
DEQ's approval of the Phase 1 COSA authorizes construction of sanitary infrastructure and does not itself create taxable improvements. However, as a direct precondition of residential platting and construction, the Phase 1 sanitary infrastructure enables the creation of 60 living units, which would be reclassified for property tax purposes from unimproved land to residential parcels, generating increased property tax revenue for Flathead County, the Somers School District, and the State.

Construction of Phase 1 utilities would also generate short-term sales and use tax revenues associated with materials and equipment purchases. Phase 1 alone would contribute a modest but positive increment to the Flathead County property tax base and is not expected to result in significant adverse impacts to the local or state tax base and revenues.

[bookmark: _Toc196305916][bookmark: _Toc197517550][bookmark: _Toc2023870462] Demand for Government Services

Affected Environment
The proposed Phase 1 development would be served by Flathead County government services, including road maintenance, emergency services, and law enforcement. Fire protection and emergency response are provided by the Somers-Lakeside Fire Department, and law enforcement is provided by the Flathead County Sheriff's Office. The project would obtain access from county roads in the Somers area, and any work affecting county roads or traffic flow would require coordination with the Flathead County Road and Bridge Department. The developer would pay the cost of installing the proposed local private roadway. The Homeowners Association would maintain the roadway. An existing 60-foot-wide roadway easement grants access from Somers Road to the proposed subdivision.

Direct Impacts
Construction of the Phase 1 sanitary infrastructure would temporarily increase demand on Flathead County Road oversight for traffic control and roadway coordination during utility installation. These impacts would be short-term and limited to the construction period. The project would also increase public safety by extending water infrastructure capable of supporting fire protection within Phase 1.

Direct impacts to demand for government services from Phase 1 sanitary facility construction are expected to be negligible.

Secondary Impacts
Operation of the Phase 1 sanitary facilities would result in only minor additional demand on government services. Periodic inspection and maintenance of the water, sewer, and stormwater systems would be conducted by the responsible utility providers and would not create a substantial new demand on county services.

Secondary impacts to demand for government services from the Phase 1 sanitary facilities are expected to be minor.

Cumulative Impacts
The broader Steamboat Landing development may incrementally increase demand for county and emergency services over time as additional phases are independently reviewed and approved by the applicable authorities. However, Phase 1 sanitary infrastructure alone would not create a measurable increase in demand for government services beyond levels associated with a subdivision of this size.

Cumulative impacts to demand for government services from the Phase 1 sanitary facilities are not expected to be significant.

[bookmark: _Toc1014353687] Access to and Quality of Recreational and Wilderness Activities

Affected Environment
Public lands near the proposed subdivision include the Great Northern Rails to Trails, Somers Beach State Park, and the Flathead Waterfowl Production Area. Pedestrian access would be provided from the development to Somers Middle School. The proposed subdivision is not expected to impact public access to the Great Northern Rails to Trails, Somers State Beach, or the Flathead Waterfowl Production Area.

Direct Impacts
Construction of the Phase 1 sanitary infrastructure would not directly affect access to or the quality of any public recreational resource. The Great Northern Rails to Trails, Somers Beach State Park, and Flathead Waterfowl Production Area are located off the subject property and would not be disturbed by Phase 1 utility construction. Construction vehicle traffic on Somers Road and Sunnybrook Lane would be temporary and managed through required traffic controls. No Phase 1 sanitary infrastructure is proposed within or adjacent to any public recreational facility or trail corridor.

Secondary Impacts
As a secondary impact, residential development enabled by Phase 1 sanitary infrastructure would increase the population of users in proximity to nearby recreational amenities, including the Great Northern Rails to Trails, Somers Beach State Park, Flathead Lake, and the surrounding mountain ranges. This incremental increase in recreational users is consistent with broader residential growth trends in the Flathead Valley and is not unique to this project.

The Steamboat Landing preliminary plat requires a 5.96-acre parkland dedication in accordance with Flathead County Subdivision Regulations. This dedication would provide on-site public open space and recreation access, potentially offsetting the increased demand on nearby public recreational facilities generated by new residents. 

Cumulative Impacts
Growing residential development in the Somers and Lakeside area has incrementally increased recreational use of Flathead Lake, Somers Beach State Park, and the Great Northern Rails to Trails corridor over time. Phase 1 of the Steamboat Landing development would contribute a modest increment to this cumulative trend. No significant cumulative impacts to access to or the quality of recreational and wilderness activities are anticipated from the Phase 1 sanitary facilities.

[bookmark: _Toc959628852] Density and Distribution of Population and Housing 

Affected Environment
The Somers and Lakeside area is a small, semi-rural community in Flathead County along the northern shore of Flathead Lake. The surrounding area is characterized by a mix of single-family residential development, agricultural land uses, and scattered commercial uses along the Highway 93 corridor. Flathead County has experienced steady population and residential growth over the past decade. The subject property is currently unoccupied agricultural land with no residential structures.

Direct Impacts
The Proposed Action authorizes the construction of water distribution mains, sanitary sewer collection mains, and stormwater retention and conveyance facilities. This sanitary infrastructure is a prerequisite for residential development of Phase 1 lots but does not itself construct any residential structures or place any residents on the property. DEQ's approval of the Phase 1 COSA does not constitute approval of the residential subdivision or any residential construction, which is governed by Flathead County under separate authority.

No direct change to population density or the distribution of housing would result from construction of the Phase 1 sanitary infrastructure alone.

Secondary Impacts
By providing the sanitary infrastructure necessary for residential occupancy, the Phase 1 COSA enables the development of 60 living units on the Steamboat Landing property. When fully built out and occupied, Phase 1 residential development would introduce new households to the Somers area, incrementally increasing local population density and the regional housing supply. This is a secondary impact of DEQ's approval of the Phase 1 sanitary facilities. The actual residential construction and occupancy would occur under separate county and state permits and are not within DEQ's direct regulatory control for purposes of this review.

The addition of 60 living units in the Flathead County housing market would represent a modest contribution to regional housing supply in an area experiencing increased housing demand. The preliminary plat requires that all development occur on designated lots consistent with Flathead County Subdivision Regulations.

Cumulative Impacts
Residential growth in the Somers and Lakeside corridor has gradually increased population density and housing units in this portion of Flathead County over time. Phase 1 of Steamboat Landing, as enabled by the Phase 1 sanitary infrastructure, would contribute to this cumulative trend. Future phases of the development would require separate DEQ review and are not authorized by this approval. DEQ's approval of the Phase 1 COSA does not commit DEQ to any particular outcome for future phases. Cumulative impacts to population density and housing distribution from Phase 1 sanitary infrastructure are not expected to be significant.

[bookmark: _Toc1678838651] Social Structures and Mores

Affected Environment
The Somers area is a small rural community in Flathead County situated along the northern shore of Flathead Lake. The surrounding land uses are a mix of single-family residential, agricultural, and seasonal recreational properties. The community is not located within any incorporated municipality and is governed by Flathead County.

Direct, Secondary, and Cumulative Impacts
The Proposed Action authorizes construction of Phase 1 sanitary infrastructure (water distribution mains, sanitary sewer collection mains, and stormwater facilities) and does not itself introduce any new land use, commercial activity, or incompatible use into the community. As a secondary impact, the Phase 1 infrastructure enables residential development, which would incrementally increase the residential population of the Somers area over time. This type of incremental residential growth is consistent with broader development trends in Flathead County and does not represent a unique change to the social character of the area.

Impacts to social structures and mores from the Phase 1 sanitary facilities are expected to be negligible and not significant.

[bookmark: _Toc1847158428] Cultural Uniqueness and Diversity 

Affected Environment
The Somers area has historical ties to the timber and railroad industries, most notably the former Burlington Northern tie treatment plant that operated on the adjacent property to the south. The broader Flathead Valley lies within the ancestral territory of the Confederated Salish and Kootenai Tribes (CSKT). No cultural districts, landmarks, or designated cultural resources have been identified on the subject property.

Direct, Secondary, and Cumulative Impacts
The Proposed Action authorizes construction of Phase 1 sanitary infrastructure and does not directly alter, displace, or affect any identified cultural resource, cultural institution, or culturally significant area. As noted in Resource 7 (Historical and Archaeological Sites), the SHPO file search identified no historic properties within the Phase 1 sanitary infrastructure footprint, and standard inadvertent discovery protocols apply to all ground-disturbing activities. The incremental residential growth enabled by the Phase 1 infrastructure is not expected to alter the cultural character or diversity of the Somers community.

[bookmark: _Toc63946638][bookmark: _Toc138411212][bookmark: _Toc138411354][bookmark: _Toc196305917][bookmark: _Toc1403320412] Private Property Impacts

The proposed project would take place on private land owned by the applicant. DEQ’s approval of the proposed action would affect the applicant’s real property by authorizing the construction and operation of public water distribution mains, sanitary sewer collection mains, and stormwater retention and conveyance facilities to serve Phase 1 of the Steamboat Landing subdivision, subject to permit conditions. DEQ has conducted the required takings analysis and determined that the permit conditions are reasonably necessary to ensure compliance with applicable requirements. Therefore, DEQ’s approval of the proposed would not have private property-taking or damaging implications.

[bookmark: _Toc1923137156] Locally Adopted Environmental Plans and Goals

The subject property is located within Flathead County and is subject to the Flathead County Growth Policy and Subdivision Regulations. The Flathead County Growth Policy designates the Somers area for rural residential development. The proposed Steamboat Landing Phase 1 subdivision received preliminary plat approval from the Flathead County Commissioners, subject to conditions, indicating consistency with applicable county land use goals and subdivision standards. The proposed action does not conflict with any adopted local, regional, or state plans of which DEQ is aware. The Phase 1 sanitary facilities are designed in accordance with applicable DEQ standards under Circular DEQ-1 and Circular DEQ-8 and the Sanitation in Subdivisions Act (§ 76-4-101 et seq., MCA). No conflicts with locally adopted plans or goals have been identified.

[bookmark: _Toc2124969379] Other Appropriate Social and Economic Circumstances

No additional social or economic circumstances beyond those described in the preceding sections (employment, tax base, government services, housing, recreation, etc.) have been identified in the analysis area. Existing social and economic conditions are expected to remain generally consistent with current trends over the life of the project.

[bookmark: _Toc196305920][bookmark: _Toc713168228]Consultation
[bookmark: _Toc138411217][bookmark: _Toc138411359][bookmark: _Toc138412044][bookmark: _Toc138413375]DEQ engaged in internal and external efforts to identify substantive issues and/or concerns related to the proposed project. Internal scoping consisted of internal review of the environmental assessment document, as well as preliminary plat documents, by DEQ staff.

[bookmark: _Toc138411218][bookmark: _Toc138411360][bookmark: _Toc138412045][bookmark: _Toc138413376]External scoping efforts also included queries to the following websites/databases/personnel: 
· Flathead County agencies
· Lakeside County Water and Sewer District 
· Montana State Historic Preservation Office (SHPO)
· Montana Sage Grouse Habitat Conservation Program
· Montana Department of Natural Resource and Conservation (DNRC) 
· Montana Department of Environmental Quality (DEQ)
· Montana Department of Transportation (MDT) 
· US Geological Society – National Hydrography Data Set
· Montana Natural Heritage Program (MTNHP)
· Montana Cadastral Mapping Program
· Montana Groundwater Information Center (GWIC)
· United States Environmental Protection Agency (Superfund)

[bookmark: _Toc196305923][bookmark: _Toc817450162]Significance of Potential Impacts and Need for Further Analysis: Conclusions and Findings

When determining whether the preparation of an environmental impact statement is needed, DEQ is required to consider the seven significance criteria set forth in ARM 17.4.608, which are as follows:

· The severity, duration, geographic extent, and frequency of the occurrence of the impact;
· The probability that the impact will occur if the proposed action occurs; or conversely, reasonable assurance in keeping with the potential severity of an impact that the impact will not occur;
· Growth-inducing or growth-inhibiting aspects of the impact, including the relationship or contribution of the impact to cumulative impacts – identify the parameters of the proposed action;
· The quantity and quality of each environmental resource or value that would be affected, including the uniqueness and fragility of those resources and values;
· The importance to the state and to society of each environmental resource or value that would be affected;
· Any precedent that would be set as a result of an impact of the proposed action that would commit the department to future actions with significant impacts or a decision in principle about such future actions; and
· Potential conflict with local, state, or federal laws, requirements, or formal plans.

Severity, duration, extent, and frequency: The Phase 1 sanitary facilities consist primarily of subsurface water distribution mains, sanitary sewer collection mains, and stormwater conveyance and retention infrastructure installed within road corridors and utility easements on the northern and eastern portion of the property. Construction-phase impacts, including noise, dust, erosion, temporary vegetation removal, and temporary wildlife displacement, would be short-term and localized to the approximately 3.2 acre utility disturbance footprint. No state water features are located within the Phase 1 infrastructure footprint, and no Phase 1 facilities are proposed within the delineated wetland, its associated open space buffer, or any lakeshore protection area. Operational impacts are limited to the ongoing function of utility systems designed in accordance with applicable DEQ standards, and long-term adverse impacts to physical resources, wildlife, or water quality are not anticipated. The geographic extent of impacts is limited to the Phase 1 utility corridors and stormwater retention areas on the northern and eastern portion of the property.

Probability: The Phase 1 sanitary facilities are designed in accordance with Circulars DEQ-1, DEQ-2, and DEQ-8 standards. Compliance with these design standards, together with applicable permit conditions, the MPDES construction stormwater permit (MTR100000) and associated SWPPP, and DEQ-required BMPs, provides reasonable assurance that the facilities would operate as designed and that adverse impacts to water quality, public health, and the environment would be minimized. LCWSD's documented treatment capacity, confirmed in DEQ's March 28, 2025 capacity analysis and the District's April 27, 2026 capacity summary, confirms Phase 1 flows can be accommodated by LCWSD. Phase II ESA soil sampling directed by DEQ in March 2026 detected no detectable concentrations of benzene or naphthalene in any of 28 samples collected across 14 test pits on the subject property, and the Spring 2025 Semi-Annual Groundwater Monitoring Report confirms the BNSF contamination plume remains stable and confined to the Superfund site boundary. The design standards and permit conditions applicable to the Phase 1 sanitary facilities provide an adequate framework to minimize the impacts, and impacts to the Montana environment are expected to be not significant.

Growth-inducing or growth-inhibiting aspects: The Phase 1 infrastructure would enable residential development 60 living units that have already received conditional preliminary plat approval from the Flathead County Board of Commissioners. Future phases of the development would require separate DEQ applications and independent MEPA review if required under applicable rules at the time of application. DEQ's approval of the Phase 1 COSA does not commit DEQ to approval of future phases; each future application would be evaluated independently based on the specific facilities proposed and the circumstances at that time. The Phase 1 facilities represent a minor increment to existing resource demands in the Somers area, and cumulative impacts across the resource areas analyzed in this EA are expected to be minor.

Quantity, quality, uniqueness, and fragility of resources: The Phase 1 wastewater collection system, by connecting to the LCWSD centralized treatment facility rather than relying on individual on-site septic systems, avoids direct groundwater discharge from the project site and reduces the potential for nutrient and pathogen impacts to groundwater. The stormwater system is designed to manage runoff in accordance with Circular DEQ-8 to protect downgradient water quality. The subject property supports a variety of common wildlife species typical of disturbed agricultural habitats in the Flathead Valley. A wetland on the southwestern portion of the property has been identified by Montana Fish, Wildlife & Parks as a waterfowl nesting area; this wetland and its 2.51-acre open space designation are entirely outside the Phase 1 sanitary infrastructure footprint and are protected by the preliminary plat's required No Build Zone designation and 50-foot setback for future phases. No designated critical habitat for federally or state listed species was identified within the Phase 1 project footprint. The SHPO file search identified no historic properties within or adjacent to the Phase 1 infrastructure area.

Importance to state and society: The Phase 1 sanitary facilities are designed and conditioned to protect Flathead Lake water quality through centralized wastewater treatment and DEQ-compliant stormwater management. Provision of a public water supply system meeting Circular DEQ-1 standards, including fire flow design coordinated with the Somers-Lakeside Fire Department, supports public health and safety in the Somers community. The proximity of the subject property to the BNSF Superfund site was a point of public interest during the review process; DEQ's analysis confirms, based on Phase II ESA results and ongoing Superfund monitoring data, that the contamination plume does not extend into the subject property and does not present a human health risk associated with the Phase 1 development. 

Precedent: Issuance of a COSA for the Phase 1 sanitary facilities does not establish a precedent for DEQ's review of future phases or other applications. DEQ's approval is limited to the Phase 1 water, sewer, and stormwater facilities described in this EA and does not commit DEQ to any particular outcome for future applications. Future phases of the Steamboat Landing development would require their own COSA applications, separate design submittals, and independent MEPA review if required under applicable rules at the time of application.

Conflict with local, state, or federal laws, requirements, or formal plans: The Phase 1 sanitary facilities are consistent with applicable DEQ statutes, rules, and design standards, including the Sanitation in Subdivisions Act (Title 76, Chapter 4, MCA) and Circulars DEQ-1, DEQ-2 and DEQ-8. The preliminary plat for Steamboat Landing was conditionally approved by the Flathead County Board of Commissioners, and the Phase 1 sanitary facilities are designed to comply with the applicable County conditions related to water, sewer, and stormwater. No conflict with any known local, state, or federal laws, requirements, or formally adopted plans has been identified for the sanitary facilities within DEQ's scope of review.

Based on analysis of the significance criteria, DEQ has determined that the Proposed Action would not result in significant impacts to the Montana environment within DEQ's scope of review. Potential adverse impacts are minor in intensity, localized in geographic extent, and limited primarily to the construction period. Long-term operational impacts are expected to be minor and the centralized wastewater and DEQ-8-compliant stormwater infrastructure would reduce risks compared to the alternative of individual on-site systems. DEQ has determined that preparation of an Environmental Impact Statement is not required, and this EA constitutes DEQ's environmental review for the Phase 1 COSA and plan approvals.

[bookmark: _Toc196305921][bookmark: _Toc845733175]Public Involvement
This draft EA is available for public comment for 30 days from July 28, 2026, to August 27, 2026. Comments on the draft EA will be accepted at deqengprogrammepa@mt.gov until 11:59 p.m. on August 27, 2026. For accessibility and to reach as many interested persons as possible, DEQ will host a virtual, Zoom only public hearing to collect oral comments on the draft EA on August 20, 2026, from 5 p.m. to 7 p.m. To join that Zoom hearing, please follow the instructions below or visit DEQ’s public notice, posted on its website. A summary of comments received and DEQ’s responses will be included below.

Join from PC, Mac, iPad, or Android:
https://mt-gov.zoom.us/j/83666077856?pwd=I8ZNHFhvAmQQvbH3SEEjy1EVaKWsHs.1

Join via audio:
+1 206 337 9723 US (Seattle)

Webinar ID: 836 6607 7856
Passcode: 611694
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Environmental Assessment and Significance Determination Prepared By:
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Rachel Clark, Department of Environmental Quality, Bureau Chief, DEQ Water Quality Division
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