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ATTACHMENT 2

INTRODUCTION

The Mountain Legends Ranch Subdivision is a proposed residential subdivision in Teton
County, Idaho. The site is approximately 197 acres and is comprised of two parcels of land connected
by an access easement across the interlaying property. Access to the subdivision is from Stateline
Road and County Road N1500E / Grand Teton Road. The site is zoned A/RR-2.5; the proposed
development consists of 76 residential lots with a minimum lot size of 2.5 acres.

PROJECT COMPONENTS

Access & Circulation

The development will be accessed via North Stateline Road and County Road N1500E /
Grand Teton Road. Lots within the subdivision will be served by an internal private roadway
network. All roads within the subdivision will be constructed to Teton County street guidelines for
local roads. Maintenance and plowing of the subdivision roads will be the responsibility of the
Mountain Legends Ranch Subdivision Homeowner’s Association.

Setbacks & Building Envelopes

In all cases, building setbacks will comply with the minimum setbacks required by Teton
County. Building envelopes, which often exceed the minimum setback requirements, are being
implemented in the subdivision covenants, conditions, and restrictions (CCR) to further limit the
location of future buildings.

Open Space and Density

There is no requirement for open space in the A/RR-2.5 zoning district. Moreover, the
proposed development will provide for an open space easement in the CCR. The open space will be
reserved for agriculture, wildlife habitat, and pedestrian use. The following table shows density of
Mountain Legends Ranch and surrounding development.

Subdivision Total Acreage Total Lots Lots Per Acre
Alta Vista I 16.55 11 0.66
Alta Vista I 29.28 15 0.51
Total Alta Vista 45.83 26 0.57
Bear Creek 5.4 3 0.56
Bear Creek Estates Block 1 19.39 10 0.52
Total Bear Creek 24.79 13 0.52
Saddlehorn Ranch 250.31 122 0.49
Mountain Legends Ranch 197.05 76 0.39
Teewinot 246.72 85 0.34
Bridger Ridge Mini 21.14 2 0.09

Subdivision

Mountain Legends Ranch Subdivision

Project Narrative
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ATTACHMENT 2

Irrigation Water
The proposed development property has three water rights:

1) Idaho Water Right 22-13684 - Priority Date 1894 for .56 cfs in the name of
Peacock Property LLC

2) Idaho Water Right 22-13685 - Priority Date 1908 for 2.23 cfs in the name of
Peacock Property LLC

3) Idaho Water Right 22-13327 - Priority Date 1892 for 17.23 cfs in the name of the
Grand Teton Pipeline Association. Peacock Property LLC owns 80 shares in the
association.

Domestic Water
Domestic water will be provided by individual wells on each lot. Installation, maintenance,
and permitting of domestic wells will be the responsibility of individual lot owners.

Stormwater

During initial construction appropriate erosion control measures and best practices will be
used to minimize erosion and pollution. The proposed development maintains the natural drainage
patterns of the site to the maximum extent practicable. The predominant natural drainage channel
on the site is a dry swale running from east to west. A detailed Stormwater Management Plan will
be prepared and submitted with the Preliminary Plat Application.

Wastewater

Wastewater treatment will be accomplished using a small individual septic system on each
lot. The septic systems must be designed, constructed, and maintained in accordance with Eastern
Idaho Public Health standards. Permitting, construction, and maintenance of septic systems will be
the responsibility of individual lot owners.

Fire Protection
A fire pond with a dry hydrant will be provided in a central location. The fire pond and dry
hydrant will be constructed with the first phase of the development.

CONFORMANCE WITH THE COMPREHENSIVE PLAN

The Mountain Legends Ranch Subdivision is located in what the Comprehensive Plan
determines to be a “neighborhood” area. The Comprehensive Plan identifies two main types of land
uses, one type is “neighborhood” and the other is “rural”. The neighborhood areas “are appropriate
for varying degrees of residential, commercial, and light industrial development”. The
Comprehensive Plan identifies three types of neighborhood areas: Town Neighborhood,
Industrial/Research, and Rural Neighborhood. The Mountain Legends Ranch Subdivision is located
in an area that the Comprehensive Plan Framework Map identifies as being Rural Neighborhood.
In contrast, rural areas “are located further from the towns or in places of greater sensitivity” and
are less appropriate for residential development.

Mountain Legends Ranch Subdivision
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Rural Neighborhood Desired Characteristics

A transitional character in between that of Town Neighborhoods and Rural Areas

The density and character of the proposed subdivision provides this desired transition.
Medium density single family neighborhoods with large open spaces and provisions for
clustering

The proposed subdivision is a medium density single family neighborhood with extensive
open space easement areas.

Amenity-based neighborhoods

The proposed development is located approximately 5 miles from Driggs, 2 miles from Alta
and Ski Hill Road, and 10 miles from Grand Targhee.

Safe and convenient street and pathway connections within these areas and, when practical,
to Towns

The proposed subdivision provides safe and convenient internal circulation.

Well-defined open space areas that connect to provide corridors

The proposal includes significant open space easement areas. Unfortunately, adjacent
subdivisions do not have open spaces to connect to.

A clear distinction between residential development and open space/agricultural areas

The proposed subdivision contains agricultural open space easement areas. The CCR will
clearly delineate and define the buildable areas and the open space easement.

Goal ED 1: Develop a coordinated and collaborative economic development strategy that

encourages, promotes and supports locally-owned businesses and creates a
hospitable and attractive environment for businesses and tourists.
This policy is not applicable.

Goal ED2:  Preserve our rural character and heritage and promote local agricultural industries.

2.1

2.2

2.3

The proposed development includes functional agricultural open space easement
areas to foster rural character and promote local agriculture.

Encourage development and land use proposals that support prime economic values
of rural character and heritage.

This proposed development uses rural character and open space to maximize
economic value.

Promote local agricultural industries and businesses.

This proposal incorporates farming into the development itself. The residences
within the development are located near the main thoroughfare between Town and
Resort; this proximity provides housing opportunities and convenient access to
existing amenities and businesses.

Promote smart growth strategies that help preserve rural character by enhancing
existing communities and directing development towards them.

Mountain Legends Ranch Subdivision
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2.4

2.5

2.6

Goal ED 3:

3.1

3.2.

Goal ED 4:

4.1

4.2

ATTACHMENT 2

This proposal is in keeping with the existing neighborhoods surrounding the site.
This proposal has similar or lower density than several nearby subdivisions. The
existing community or “rural neighborhood” will be enhanced by this development
and its incorporation of open space.

Encourage and attract businesses that are economically and environmentally
friendly, and promote stewardship and accountability in business.
This policy is not applicable.

Encourage development that adheres to environmental standards.
This development adheres to environmental standards and best practices.

Encourage policies and resources which enable farms to adapt to changing
paradigms.

This development enables farms to adapt to a changing paradigm by preserving
farmable land in the subdivision open space.

Recognize that tourism and lifestyle are fundamental components of our economy
and are dependent on healthy natural resources.

This development site was chosen because it is does not contain unique natural
resources. There are NO natural resource overlays on the property.

Encourage economic development through the promotion of recreational
opportunities and natural resources.

The development’s open space provides pedestrian recreation opportunities for
residents. The development promotes the protection of natural resources by
providing housing opportunities in an area outside the mapped Natural Resource
Overlays.

Conserve Teton County’s natural resources in order to enhance economic
development.
There are no unique or sensitive natural resources on the site.

Accommodate additional population by supporting development that is economically
responsible to the County and the community.
This development provides housing opportunities and is economically responsible.

Assess the public service requirements of new developments and weigh their off-site
impacts against projected changes in revenue before approving new developments.
A detailed Fiscal Impact Analysis will be prepared and submitted with the
Preliminary Plat Application.

Support local retail by placing adequate residential density in close proximity to
businesses.

Mountain Legends Ranch Subdivision
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4.3

4.4

4.5

4.6

4.7

4.8

4.9

Goal ED 5:

Goal T 1:

ATTACHMENT 2

The proposed development is located approximately 5 miles from Driggs, 2 miles
from Alta, and 10 miles from Grand Targhee.

Consider the economic impact of supply and demand in residential development.
There is an often-touted excess of lots in Teton County; however, many of the
referenced lots are unbuildable due to non-compliance with development
agreements or are non-practical for building due to unnecessarily large minimum
square footage or other CCR requirements. The market indicates there is demand
for the proposed lots.

Utilize a variety of regulatory and incentive-based tools to reduce density in sensitive
areas and encourage density in areas where services exist.

The proposed development is not located in a sensitive area. The proposed density
is comparable to that of other neighborhood-type developments in the area.

Limit commercial retail business to Driggs, Victor and Tetonia.
The proposal supports this policy; there are no commercial retail uses proposed in
the development.

Provide a variety of housing types that are accessible to a socially and economically
diverse population.

The proposal supports this policy by allowing smaller homes than many existing
subdivisions in rural neighborhoods.

Encourage creative economic solutions such as live-work opportunities and
appropriate home businesses.
This policy is applicable to planning policy, but is not applicable to this proposal.

Encourage the development of low-density, high-quality neighborhoods adjacent to
existing cities.

This development is located in the Rural Neighborhood area of the Framework Map
due to its proximity to Driggs and the established land use pattern in the area.

Maintain rural areas that encourage farming and ranching and support low density
residential development.

The development incorporates agricultural open space that will help foster the rural
character of the site and allow continued farming.

Support the development of a communications Master Plan.
This policy is not applicable.

Provide well-maintained transportation infrastructure including roads, paved
pathways and sidewalks.
The HOA will maintain all subdivision infrastructure including roads.

Mountain Legends Ranch Subdivision
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1.1

1.2

1.3

1.4

1.5

1.6

1.7

Goal T 2:

Goal T 3:

Goal T 4:

Goal T 5:
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Improve the conditions and safety for vehicles, bicycles and pedestrians of existing
transportation infrastructure, especially roads important for agriculture.
This policy is not applicable.

Identify and implement financing mechanisms to pay for needed transportation
maintenance and improvements.
This policy is not applicable.

New development will provide adequate transportation facilities to accommodate
needed services.

A Traffic Impact Study will be completed and submitted with the Preliminary Plat
Application.

Adopt a variety of design standards for all transportation infrastructure.
This policy is not applicable.

Provide/promote off-road transportation corridors to and from Public Lands suitable
for both motorized and non-motorized vehicles.
The proposed development is not adjacent to Public Lands.

Educate and inform the public regarding transportation goals, costs and benefits;
road construction and maintenance; and plowing schedules and policies.
This policy is not applicable.

When key infrastructure (roads, bridges, pathways, etc) is damaged or destroyed by
naturally occurring events, including deterioration due to age and use, it should be
replaced within as short a timeframe as feasible to avoid disruption of service to the
public.

This policy is not applicable.

Create convenient, safe, timely, financially sustainable and efficient options for multi-
modal* transportation that satisfies a multitude of needs.
This policy is not applicable.

Provide a well-connected transportation network within Teton Valley and within the
region.
This policy is not applicable.

Develop transportation appropriate for a rural community, respectful of the unique
character of Teton Valley.
This policy is not applicable.

Support continued improvements to the Driggs Memorial Airport to support Teton
County’s aviation needs.
This policy is not applicable.

Mountain Legends Ranch Subdivision
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Goal NROR 1:

Goal NROR 2:

Goal NROR 3:

Goal NROR 4:

4.1

Goal NROR 5:

Goal NROR 6:

Goal NROR 7:

Goal NROR 8:

ATTACHMENT 2

Conserve our public lands, trail systems, and natural resources (air, water, wildlife,
fisheries, wetlands, dark skies, viewsheds, soundscape, soils, open space, native
vegetation).

The proposed development uses easements and building envelopes to conserve open
space. Building envelopes are proposed to enhance the quality of meaningful
farmable ground, as well as to further protect views. The site has been farmed with
a palette of native and agricultural vegetation; the current perennial hay mix used
on the site is a mix of native and non-native species with commercial and forage
value. There are no unique or sensitive natural resources on the site. There are no
trail systems in the area. Public Lands are not affected by the proposal.

Enhance and preserve access to public lands and recognize the need to accommodate
different user groups in a way that minimizes user conflict and damage to natural
resources.

There are no Public Lands adjacent to the site; this policy is not applicable.

Provide and promote exceptional recreational opportunities for all types of users
(including but not limited to biking, skiing, fishing, off-highway vehicle use, target
practice, hunting, trail users, equestrians, boating, non-motorized flight) as a means
for economic development and enhanced quality of life.

This policy is not applicable.

Balance private property rights and protection of our natural resources.

Ensure that development regulations balance natural resources protection, viewshed
protection and growth, are clear and predictable, and preserve the economic value of
the land.

The proposed development provides a balance of housing opportunities and
agricultural open space in a way that preserves the economic value of the land.

Recognize, respect and/or mitigate natural hazards, including but not limited to
flooding, earthquakes, landslides, radon and fires.
The site is not located in a high-hazard area.

Promote natural resource protection by a variety of means including financial
compensation for willing buyer/willing seller agreements that promote open space
acquisition and land and water easements.

This development is voluntarily including open space easements.

On public lands and accesses, balance recreation with protection of natural resources.
This policy is not applicable.

Respect sensitive habitat and migration areas for wildlife.
The site does not have any migration corridors or sensitive areas.

Mountain Legends Ranch Subdivision
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Goal CEF 1:

Goal CEF 2:

Goal CEF 3:

Goal CEF 4:

Goal ARH 1:

1.1

1.2

1.3

1.4

1.5

1.6

Goal ARH 2:

Goal ARH 3:

ATTACHMENT 2

Provide high-quality public and private services and facilities in a coordinated
manner for the health, safety, and enjoyment of the community.
This policy is not applicable.

Encourage the development and support of high-quality education facilities (primary,
secondary and post-secondary) and diverse and affordable activities for all ages.
This policy is not applicable.

Encourage an environment that fosters community involvement.
This policy is not applicable.

Adequately fund existing and future public services and facilities.
This policy is not applicable.

Preserve and enhance Teton Valley’s small town feel, rural heritage and distinctive
identity.

Ensure that planned growth maintains Teton Valley’s rural character.

The development is maintaining the rural character of the area by implementing
agricultural open space easements, while also providing moderate residential
density where residential density has been identified as a community value.

Encourage vacation of subdivision plats where appropriate and viable.
This policy is not applicable.

Ensure that open spaces are managed responsibly.
The CCR will include language that will make management of the open space
easements the responsibility of the HOA.

Maintain the County’s rural heritage through the scenic corridors.
The site is not in a scenic corridor; this policy is not applicable.

Support the preservation of open space, farmland, natural beauty, and critical
environmental areas.

The development is using open space easements to help promote farmland and
natural beauty on the site. There are no critical environmental areas on the site.

Encourage higher density development in the cities of Driggs, Victor, and Tetonia.
The density of this proposal is consistent with the vision of the Comprehensive Plan
for this area.

Balance property rights and rural character.
This development provides residential housing opportunities and preserves the rural
neighborhood character of the area.

Support and enhance agriculture and ranching.
This proposal supports agriculture by using agricultural open space easements.

Mountain Legends Ranch Subdivision
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Goal ARH 4: Respect cultural heritage sites.
This policy is not applicable.

Goal ARH 5:  Reduce infestation/introduction of invasive species.
Control of invasive species will be addressed in the CCR.

AVAILABILITY AND CAPACITY OF PUBLIC SERVICES

Public water and sewer systems are not available to serve the proposed development; the
subdivision will utilize private well and onsite septic systems. Fire protection in this area is provided
by Teton County Fire & Rescue. Law enforcement is provided by the Teton County Sheriff. The
area is served by the Teton School District 401. Solid waste collection is available from RAD
Curbside. The nearest hospital is the Teton Valley Hospital, and emergency response is provided by
the Teton County Ambulance Service District.

A detailed Fiscal Impact Analysis will be prepared and submitted with the Preliminary Plat
Application.

CONFORMANCE WITH THE CAPITAL IMPROVEMENTS PLAN

The Capital Improvements Plan assumes an average density of 50-80 units per 100 acres for
the area of the proposed subdivision. The density of the proposed development is 38.6 units per
100 acres. The proposed density is significantly less than the density assumed for this area in the
Capital Improvements Plan.

All required Development Impact Fees will be paid in accordance with the Teton County
Capital Improvement Plan in effect at the time of building permit issuance.

OTHER HEALTH, SAFETY, OR GENERAL WELFARE CONCERNS

There are no FEMA Special Flood Hazard Areas (SFHA) mapped on the site. There is no
surface water on the site. The site is not located in a Natural Resource Overlay. No critical habitat
areas are known or mapped on the subject site. The site is mapped as “Class 1: Low Liquefaction
Susceptibility”, the lowest risk of three categories relating to earthquake hazard.

Mountain Legends Ranch Subdivision
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RECEIVED

File Namber: 50383 OFT 1 8 2“05
RECORDING REQUESTED BY: -
Taton County Title 13!.%1‘??@09“1%’5:"
AND WHEN RECORDED MAIL TO:
Teton County Title
PO Box 338
Victor, ID 83455

WARRANTY DEED

FOR VALUE RECEIVED .
The Bank of Commerce, Trustee for the Joseph W. Peacock & Claudia W. Peacock Trusts

the Grantor, hereby grants, bargains, sells, conveys and wartants unto
Peacock Property, LLC, A Delaware limited liability conapaxy

the grantes, whose current address is PO Box 10586, Jacksan, WY 83002
the following described premises, to wit:

The North % of the Southeast % of Section 7, Township § North, Range 46 East of the Boise
Meridian, Teton County, Idaho

Together with all water rights appnrtenant to and associated with the above-described
property, including all shares in the Grand Teton Pipeline Association held by Grantor,

Subject to: all easements, right of ways, covenants, restrictions, reservations, applicable building
and zoning ordinances and use regulations of reoord, and payment of aceruing taxes and
assessments as agreed 1o by parties above.

SUBJECT TO: Cutrent General Taxes, a lien in the process of assessment, not yet due or
payable. Easements, restrictions, reservations, provisions of record, and assessments, if any.

TOQ HAVE AND TO HOLD the said premises, with their appurtenances unto the said
Grantee, their heirs and assigns forever. And the said Grantor does hereby covenant to and with
the said Grantee, that it is the owner in fee simple of said premises, that said premises are free
from all encumbrances and that he will warrant and defend the same from all lawful claims
whatsoever,

Dated: Qctober 17, 2006

The Bank of Commerce, Trustee for the Joseph instrument # 181457
W. Peacock Trust & Trudke of the Joseph W. ol et No. of Pages: 2
Peacock and Claudia W, Peacock Trusts Recorded for : TETON COUNTY TITLE

File Number: 50383 Teton County Title, LLC
Waranty Deed - Trust

Page 1 of2 161437
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File Nnmber: 30383

STATE OF Idaho )
- )88
COUNTY OF Powuiiie/ )

On this 17th day of October, 2006, before me, the undersigned, a Notary Public, in and for said
State, personally appeared Sharla Galbraith, known to me and/or identified to me on the basis of
satisfactory evidence, to be the Vice-President and Trust Department Manager of the Bank of
Commerce, whose name is subscribed to the within instrument on behaif of The Bank of
Commerce, Trustee of the Joseph W. Pescock and Claudia W. Peacock Trusts and
acknowledged to me that she executed the zame.

WITNESS MY HAND AND OFFICIAL SEAL. 05 1%,

Nm(;&u(ﬁ a Uaggon/

Residing at: Tdah . Pylla | TC
My commission expires: (900

161457
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180623

Instrument # 180623

DRIGGS, TETON, IDAHO

2006-09-22 03:48:10 No. of Pages: 2
Recorded for : TETON TITLE

NOLAN G. BOYLE

Ex-Officio Recorder Deputy
Index to DEED. WARRANTY

WARRANTY DEED .

FOR VALUE RECEIVED
The Bank of Commerce, Trustee for the Joseph W. Peacock Trust and as Trustee
Of the Joseph W, Peacock and Claudia W. Peacock Trust

the Grantor, hereby grants, bargains, sells, conveys and warrants unto
Peacock Property, LLC, a Delaware Limited Liability Company
the grantee, whose current address is P.O. Box 10586 J ackson, Wy 83001

the following described premises, to wit:
See attached exhibit “A”

Subject to: all easements, right of ways, covenants, restrictions, reservations, applicable building
and zoning ordinances and use regulations of record, and payment of accruing taxes and
assessments as agreed to by parties above.

SUBJECT TO: Current General Taxes, a lien in the process of assessment, not yet due or
payable. Easements, restrictions, reservations, provisions of record, and assessments, if any.

TO HAVE AND TO HOLD the said premises, with their appurtenances unto the said
Grantee, their heirs and assigns forever. And the said Grantor does hereby covenant to and with
the said Grantee, that it is the owner in fee simple of said premises, that said premises are free
from all encumbrances and that he will warrant and defend the same from all lawful claims
whatsoever.

Dated: September 21,

The Bank Of Commerce, Trustee for the Joseph W. Peacock Trust and
As Trustee of the Joseph W. Peacock and Claudia W. Peacock Trust

STATE OF Idaho )
) ss.
COUNTY OF Bonneville )

On this é.g/ day of September, 2006 before me, the undersigned, a Notary Public, in and
for said State, personally appeared Sharla Galbraith, known to me, and/or identified to me on the
basis of satisfactory evidence, to be the Vice-President and Trust Department Manager of the
Bank Of Commerce, whose name is subscribed to the within instrument on behalf of The Bank
Of Commerce, Trustee of Joseph W. Peacock and Claudia W Pea(tock?‘ T usts and
acknowledged to me that she executed the same as trustee.,: . ML %

MY HAND AND OFFICIAL SEAL

Resides at=717(6ru4, /4_
My commission expires: _BL-23 XD 7

180623
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EXHIBIT “A”

A portion of Section 8, Township 5 North, Range 46 East of the Boise Meridian, Teton County,
Idaho, being more particularly described as follows:

Commencing at the NE corner of said Section 8;
thence S 00° 06' 34" E along the East line of said Section 8, also being the state line between
Idaho and Wyoming, a distance of 845.12 Feet;
thence N 89° 50' 38" W along the South Boundary of that Parcel of land identified as Tax No.
3236 in the Records of said Teton County a distance of 623.20 Feet to a found % inch Rebar
being the POINT OF BEGINNING;
thence along the boundary of Prime and Griggs parcels as identified at Tax No. 3015 and at
Instrument No. 107904 in said Teton County Records for the following two courses:

1.) S 00° 06' 34" E a distance of 1397.61 Feet;

2.) § 89° 47' 03" E a distance of 623.30 Feet;
thence S 00° 06' 34" E along east line of Section 8 a distance of 60.01 Feet; -
thence N 89° 47° 03” W a distance of 2405.10 Feet to a % inch Rebar with plastic cap bearing the
PLS No. 5717,
thence N 89° 47" 12" W a distance of 1315.76 Feet;
thence N 00° 03' 32" W along the West line of said Section 8 a distance of 975.27 Feet to the
NW corner of the SW 4 NW Y of said Section 8, being a 5/8 inch Rebar with aluminum cap
bearing the PLS No. 2860;
thence N 00° 07' 11"W along said West line of Section 8 a distance of 230.54 Feet to a % inch
Rebar with plastic cap bearing said PLS No. 5717;
thence S 89° 49" 02" E a distance of 1316.06 Feet to a % inch Rebar with plastic cap bearing said
PLS No. 5717;
thence N 00° 04' 17" W a distance of 249.26 Feet to a point, from which the NW comer of the
NE % NW % of said Section 8 bears N 00° 04' 17" W 843.86 Feet distant;
thence S 89° 50' 38" E along the South boundary of said parcel identified as Tax No. 3236 a
distance of 1780.60 Feet to the POINT OF BEGINNING.

180623
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RECORDIN UEST. 1 8982
Tetcn Covmry o ESTERDY:  Instrument # 180626
DRIGGS, TETON, IDAHO
AND WHEN RECORDED MAIL To;  2006-09-22 03:57:02 No. of Pages: 2
Toton Couary Tide Recorded for : TETON TITLE

PO Box 338 NOLAN G. BOYLE ee: 6
Vietot, ID 83455 Ex-Officio Recorder Deputy é

Index to: DEED, WARRANTY

WARRANTY DEED
#OR YALUE RECEIVED

Michael T. Prime nud Robyn Prime, Husband and Wife ,

E]

GRANTOR(S), hereby grants, bargains, sells, conveys and warrants unto
Peacock Property LLC, A Delawars limited Hsbility company

GRANTEE(S), whose curtent address is: P.O, Box 10886, Jackson, WY 83001
the following desoribed premises, to wit:
See “Exhibit A” attached hereto

Subject to: all easements, right of ways, covenants, restrictions, reservations, gpplicable building
and zoning ordinances and vse regulations of record, and payment of accruing taxes and
assossments es agreed to by partiss above,

TO HAVE AND TO HOLD the said premiges, with their Rppurtenarces unto the said
Grantee, their heirs and assigns forever. And the said Grantor does hereby covenant to end with
the seid Grantes, that it 1s the owner in fee simple of said premises, thit said promises are free
from all encumbrances and that he will warrant and dofend the same from all lawfu] olzims
whatsoaver.

Dated this 21st day of September, 2006.

Michael T. Prime Robyn %m

STATE OF /A4-HO g
B8,

COUNTY OF T &40 1w )

On this 215t day of September, 2006, before me, the undersigned, a Notary Public, in and for said
State, personally appeared, Michael T. Prime and Robyn Prime, known to me, and/or
identified to me on the basis of satisfactory evidence, to be the perscn(s) whose name(s) is/ace
subscribed to the within instrument und acknowledged to ms that he/ehe/they executed the same.
WITNESS MY HAND AND OFFICIAL SEAL.

Residing at:

180626
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File Number: 50531

EXHIBIT “A”

Parcel 1:

Commence at the Northeast Corner of Section 8, Township 5 North Range 46 East, Boise,
Meridian, Teton County, Idaho;

Thence South 0 degrees 11' 34" West along the East line of said Section 1544.25 feet to the point
of beginning; thence Continue South 0 degrees 11' 34" West along said East line 699.12 feet;
thence North 89 degrees 28' 34" West, 623.20 feet;

thence North 0 degrees 11' 34" East, 698.85 feet;

thence South 89 degrees 30' 05" East, 623.20 feet to the point of beginning,

Parcel 2:

Commencing at the Northeast corner of said Section 8, Township 5 North, Range 46 East, Boise
Meridian, Teton County, Idaho;

Thence South 0 degrees 11' 34" West along "the Easterly line of said Section 845.12 feet to the,
true point of beginning;

thence continue South 0 degrees 11' 34" West along said easterly line 699.13 feet;

thence North 89 degrees 30' 05" West, 623.20 feet; thence North 0 degrees 11' 34" East, 698.85
feet;

thence South 89 degrees 31' 37" East 623.20 feet to the point of beginning.

180626
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File Number: 50531 180625
RECORDING REQUESTED BY:
Teton County Title Instrument # 180625

DRIGGS, TETON, IDAHO
AND WHEN RECORDED MAIL TO:  2006-09-22 03:54:44 No. of Pages 2
Teton County Title Recorded for : TETON TITLE

NOLAN G. BOYLE 00
PO Box 338 Ex-Officio Recorder Deputy iEs
Victor, ID 83455 index to: DEED, WARRANTY

WARRANTY DEED

FOR VALUE RECEIVED

Neil R. Griggs & Virginia Griggs, Husband and Wife ,
GRANTOR(S), hereby grants, bargains, sells, conveys and warrants unto
Peacock Property LLC, A Delaware limited liability company

GRANTEE(S), whose current address is: P.O. Box 10586, Jackson, WY 83001

the following described premises, t0 wit:

See “Exhibit A™ attached hereto
And as relinquished property in an LR.C. 1031 Tax Deferred Exchange

Subject to: all easements, right of ways, co rvations, applicable building
and zoning ordinances and use regulations f accruing taxes and
assessments as agreed to by parties above.
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TO HAVE AND TO HOLD the said premises, with their appurtenances unto the said
Grantee, their heirs and assigns forever. And the said Grantor does hereby covenant to and with
the said Grantee, that it is the owner in fee simple of said premises, that said premises are free
from all encumbrances and that he will warrant and defend the same from all lawful claims

whatsoever.

Dated this 21st day of September, 2006.

A (@7 2

“Nell R. Griggs

STATE OF Idaho )

) ss.
COUNTY OF Bonneville )
On this 21st day of September, 2006, before me, the undersigned, a Notary Public, in and for said
State, personally appeared Neil R. Griggs & Virginia Griggs known to me, and/or identified to
me on the basis of satisfactory evidence, to be the person(s) whose name(s) is/dgrexsubscribed to
the within instrument and acknowledged to me that he/shc/@ execuled the same.
WITNESS MY HAND AND OFFICIAL SEAL.

——

180625
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File Number: 50531

EXHIBIT “A”

Parcel 1:

Commence at the Northeast Corner of Section 8, Township 5 North Range 46 East, Boise,
Meridian, Teton County, Idaho;

Thence South 0 degrees 11' 34" West along the East line of said Section 1544.25 feet to the point
of beginning; thence Continue South 0 degrees 11' 34" West along said East line 699.12 feet;
thence North 89 degrees 28' 34" West, 623.20 feet;

thence North 0 degrees 11' 34" East, 698.85 feet;

thence South 89 degrees 30' 05" East, 623.20 feet to the point of beginning.

Parcel 2:

Commencing at the Northeast corner of said Section 8, Township 5 North, Range 46 East, Boise
Meridian, Teton County, Idaho;

Thence South 0 degrees 11' 34" West along "the Easterly line of said Section 845.12 feet to the,

true point of beginning;

thence continue South 0 degrees 11' 34" West along said easterly line 699.13 feet;

thence North 89 degrees 30' 05" West, 623.20 feet; thence North 0 degrees 11' 34" East, 698.85

feet;
thence South 89 degrees 31' 37" East 623.20 feet to the point of beginning,
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E Soil Map—Teton Area, Idaho and Wyoming 3
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Soil Map—Teton Area, Idaho and Wyoming
(Mountain Legends Ranch)

MAP LEGEND MAP INFORMATION
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Soil Map—Teton Area, Ildaho and Wyoming

ATTACHMENT 5

Mountain Legends Ranch

Map Unit Legend

Teton Area, Idaho and Wyoming (ID650)
Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI
13409 Snyderville gravelly loam, 0 to 4 0.5 0.2%
percent slopes
13429 Alpine gravelly loam, 0 to 2 19.2 9.7%
percent slopes
13438 Altaby-Alpine complex, 0 to 4 53.0 26.8%
percent slopes
13455 Kucera-Lostine complex, 0 to 4 98.1 49.6%
percent slopes
13456 Iphil-Ririe complex, 4 to 20 271 13.7%
percent slopes
Totals for Area of Interest 197.8 100.0%
USDA  Natural Resources Web Soil Survey 6/3/2016
== Conservation Service National Cooperative Soil Survey Page 3 of 3



ATTACHMENT 6
Teton County Planning Department
150 Courthouse Drive, Room 107 | Driggs, ID 83422
Phone (208) 354-2593 | Fax: (208) 354-8410
www.tetoncountyidaho.gov

FROM: Kristin Rader, Interim Planning Administrator

TO: Harry Statter; Sarah Johnston, Arrowleaf Engineering; Herb Heimerl, Heimerl Law Firm, PC

CC: Darryl Johnson, Teton County Public Works Director; Kathy Spitzer, Teton County Prosecuting
Attorney; Earle Giles, Teton County Fire District; Mike Dronen, EIPH;

RE: Mountain Legends Ranch Subdivision, Concept — DRC Meeting Notes

DATE: June 16,2016

Harry, Sarah, and Herb, the purpose of this letter is to summarize the meeting we had on Tuesday June 14, 2016.

Roads & Utilities

e Roads need to meet the County’s Adopted Road Standards.

e The road rights of ways cannot be factored into the acreage of the lots — this includes the twothree
public roads that border the subdivision.

e The subdivision road surface, 22 feet wide, can be considered the right of way, taken out of the lot areas,
if this is designated as a private road. On each side, a 19-foot easement designated for snow storage and
private utilities needs to be shown (this is included in the lot area).

O Include in the Development Agreement and/or plat and the CC&Rs that the County may make
these roads public in the future.

Fire Protection
e This project does require Fire Protection.
e From Earle Giles:
O Per the 2008 subdivision resolution and the 2012 International Fire Code, Code section 2.3.4
referring to subdivisions with 30 or more residential lots, the water supply will need to be
increased.

Sewer/Septic

e From Mike Dronen:
0 The Mountain Legends Ranch proposal requires an EIPH subdivision assessment application and
review. | will contact the applicant and engineer with the information we will be looking for.

Plans & Studies

e Landscaping Plan: This plan will be required for Preliminary Review. This shall include a
vegetation/revegetation plan identifying locations where vegetation will be installed in order to replace
existing vegetation or revegetate disturbed areas, a plan for weed management, a stabilization plan to
cover any disturbed slopes, and a plan to provide screening from neighboring properties or from State
Highways 31, 32, 33 or Ski Hill Road.

e Traffic Study: A technical memo attached to the original Traffic Study explaining that the impacts have
decreased should be sufficient. This will be required for Preliminary Review. Please submit this to the
County Engineer.

e Public Service/Fiscal Analysis: This study needs to be based on the proposed subdivision. It may be
possible to update the previous study to show specifics based on the fewer lot design.

Page 1 0of 2
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ATTACHMENT 6

¢ Nutrient Pathogen Evaluation: There are three triggers that may apply to this development. If one of
these exist, the Nutrient Pathogen Evaluation will be required for Preliminary Review.
0 There is evidence that ground water, at some time of the year, comes within ten feet of the
ground’s surface at any location on the proposed development parcel; or
0 There is evidence that soil depth to fractured bedrock is ten feet or less anywhere on the
proposed development; or
0 The proposed development is within an area where the concentration of nitrate-
nitrogen in ground water is five (5) mg/L or higher
More information on the required studies can be found in the Teton County Code, Title 9.

Public Hearing Information:
You are scheduled for the Teton County Planning and Zoning Commission public on Tuesday, July 12, 2016 at
6:00 PM. This public hearing is at the Teton County Courthouse, 150 Courthouse Drive, Driggs, Idaho. A notice,
agenda, and meeting packet will be sent to you no later than the week before the meeting. Public hearings are
required for the Preliminary and Final stages of this process. The scheduling of those will depend on your
application submittal dates.

Page 2 of 2
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ATTACHMENT 7
Teton County Planning Department
150 Courthouse Drive, Room 107 | Driggs, ID 83422
Phone (208) 354-2593 | Fax: (208) 354-8410
www.tetoncountyidaho.gov

June 24, 2016

RE: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has
an application for a proposed subdivision.

Dear Property Owners:

This letter is to notify you that an application for Subdivision Concept Review has been submitted to the Teton County
Planning Department by a nearby landowner. According to the Teton County Code (9-3-2B), the purpose of the Concept
Review is to discuss, in general, the feasibility and possibility of building the proposed subdivision, including its conformity
with the Comprehensive Plan, its relationship to surrounding development, any site conditions that may require special
consideration or treatment, and to discuss and review the requirements of the Teton County Code. It is not to determine
the exactness of each item required in the checklists of the preliminary and final plat process.

Because the proposed subdivision is proposed to have more than 10 lots, a public hearing with the Teton County Planning
& Zoning Commission (PZC) is required for Concept Review approval. For approval of Concept Review of a proposed
subdivision, the County shall consider the objectives of Teton County Title 9, in addition to the applicant’s narrative
explaining the impact of the development, and in a general way, at least the following:

a. The conformance of the subdivision with the comprehensive plan.

b. The availability of public services to accommodate the proposed development.

c. The conformity of the proposed development with the capital improvements plan.

d. The public financial capability of supporting services for the proposed development.

e. Other health, safety, or general welfare concerns that may be brought to the County's attention.
The planning staff is soliciting comments from people in the vicinity of the applicant’s property, so we can be aware of
neighborhood issues related to the application and incorporate your comments into the staff report to the PZC. Please
provide comments related to this application and the criteria of approval listed above.

Applicant & Landowner: Peacock Property LLC Zoning District: A 2.5
Legal Description: RPO5N46E084500 - TAX #6485 SEC 8 TSN R46E; RPOSN46E078250 - TAX #6484 SEC 7 TSN R46E
Parcel Size: 197.05 acres

Description of Application: Peacock Property LLC is proposing a 76 lot subdivision on two parcels of land, approximately
197 acres. Two lots will be 2.5 acres, and the third lot will be 3 acres. A small portion of this property is located in the
Scenic Corridor; however, no development is proposed there, so a Scenic Corridor Design Review is not required.

PUBLIC HEARING

The Teton County Planning and Zoning Commission will hold a hearing in the Commissioners” Chamber located on the
First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on July 12, 2016 on this matter. This
application is scheduled as the second item on the agenda, at 6:00pm. The meeting will begin at 4:00 p.m.

Information on the above application is available for public viewing in the Teton County Planning Department at the Teton
County Courthouse in Driggs, Idaho. The development application and various related documents are also posted, as they
become available, at www.tetoncountyidaho.gov. To view these items, go to the PZC department page, then select the 7-
12-2016 Meeting Docs item in the Additional Information Side Bar. Written comments will be included in the packet of
information provided to the Commission for consideration prior to the hearing if they are received in the Planning
Department no later than 5:00pm on July 5, 2016. Written comments may be e-mailed to pz@co.teton.id.us, mailed to
the address above, or faxed. You may also present your comments in person at the hearing.

The public shall not contact members of the Planning and Zoning Commission or Board of County Commissioners
concerning this application, as their decision must, by law, be confined to the record produced at the public hearing.

If you have any further questions, please do not hesitate to contact Kristin Rader, Interim Planning Administrator (krader@co.teton.id.us).
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ATTACHMENT 7
Teton County Planning Department
150 Courthouse Drive, Room 107 | Driggs, ID 83422
Phone (208) 354-2593 | Fax: (208) 354-8410
www.tetoncountyidaho.gov

June 30, 2016

RE: CORRECTION - Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet
of a property that has an application for a proposed subdivision.

Dear Property Owners:

On June 24, 2016, you were sent a letter notifying you that an application for Subdivision Concept Review has
been submitted to the Teton County Planning Department by a nearby landowner. In that letter, the Description
of Application read as follows:

Description of Application: Peacock Property LLC is proposing a 76 lot subdivision on two parcels of land,
approximately 197 acres. Two lots will be 2.5 acres, and the third lot will be 3 acres. A small portion of this property
is located in the Scenic Corridor; however, no development is proposed there, so a Scenic Corridor Design Review
is not required.

The last two sentences of that description were an error. The Description of Application should read as follows:

Description of Application: Peacock Property LLC is proposing a 76 lot subdivision on two parcels of land,
approximately 197 acres. The lots will be 2.5 acres, with approximately 100 acres in open space easements. These
parcels are zoned A-2.5.

| apologize for this error and any confusion it may have caused. Nothing with this application has changed from
the previous notice. Application materials and a staff report are available on the Teton County, ID website. | have
also included the public hearing information from the original notice at the bottom of this letter.

If you have any questions related to this application, please do not hesitate to contact the Planning Department
using the contact information above.

Sincerely,
Kristin Rader
Interim Planning Administrator

PUBLIC HEARING

The Teton County Planning and Zoning Commission will hold a hearing in the Commissioners’ Chamber located on the First
Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, ldaho on July 12, 2016 on this matter. This
application is scheduled as the second item on the agenda, at 6:00pm. The meeting will begin at 4:00 p.m.

Information on the above application is available for public viewing in the Teton County Planning Department at the Teton
County Courthouse in Driggs, Idaho. The development application and various related documents are also posted, as they
become available, at www.tetoncountyidaho.gov. To view these items, go to the PZC department page, then select the 7-12-
2016 Meeting Docs item in the Additional Information Side Bar. Written comments will be included in the packet of
information provided to the Commission for consideration prior to the hearing if they are received in the Planning
Department no later than 5:00pm on July 5, 2016. Written comments may be e-mailed to pz@co.teton.id.us, mailed to the
address above, or faxed. You may also present your comments in person at the hearing.

The public shall not contact members of the Planning and Zoning Commission or Board of County Commissioners
concerning this application, as their decision must, by law, be confined to the record produced at the public hearing.
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