TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from May 10, 2016
County Commissioners Meeting Room, Driggs, ID

COMMISSIONERS PRESENT: Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr.
Chris Larson, Ms. Marlene Robson, Mr. Jack Haddox, Mr. Pete Moyer, Ms. Sarah Johnston, and
Mr. David Breckenridge.

ELECTED OFFICIALS PRESENT: Mr. Bill Leake, Mr. Kelly Park, Ms. Cindy Riegal, and
Ms. Kathy Spitzer.

COUNTY STAFF PRESENT: Mr. Jason Boal, Planning Administrator, and Ms. Kristin Rader,
Planner.

The meeting was called to order at 5:06 PM.
Approval of Minutes:

MOTION: Mr. Arnold moved to approve the minutes of April 12, 2016. Ms. Johnston seconded
the motion.

VOTE: The motion was unanimously approved.
Chairman Business:

There was no Chairman business.
Administrative Business:

Mr. Boal announced that he would be resigning from the County, with his last day being May
20", Mr. Hensel wished him the best of luck and said he would be missed. Mr. Park explained
that the Board of County Commissioners have made Ms. Rader the Interim Planning
Administrator.

WORK SESSION: Draft Code. Discussion of Draft Land Use Development Code with the
Board of County Commissioners.

Mr. Hensel introduced the Draft Code that the Planning and Zoning Commission has been
working on. He thanked the rest of the Commission for the time and work they have put into the
Code. Mr. Hensel asked the Board how they felt about the process and moving forward with the
Draft Code, specifically how they wanted to handle public outreach.

Ms. Riegel said she would like to hear from the members of the Commission first on what they
were proud or excited about with the Draft Code and what they felt were major improvements
from the existing code.

Each member of the Commission commented on the Draft Code. The following comments were

made:
e The Commission is proud of the Draft Code, and they feel it is a good document.
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e There are more division options available now, different minimum lot sizes, and different
density options.

e The proposed zoning map is more equitable than the current zoning map because the
boundaries can be justified.

e The draft code included a lot of compromise, and the Commission felt the different views
of the community were represented well.

e The Scenario Tool that staff created was very helpful in explaining the code, and it will
be useful for public outreach and education.

e The draft code is not perfect, but it includes a lot of expertise, and the rough patches can
be worked out through public comment and when it is put into practice.

e Not all of the Commission members agree that the same densities should be used in the
rural zones. Some Commissioners felt that even though the density options are the same,
it is not an “across the board” approach because each zoning district has specific
requirements that developments have to comply with.

e |tis important to remember private property rights during the code process.

Different types of public comment were discussed — emotional based comments, like a feeling
towards the code, and comments that are directed at specific parts of the code with justification
of why it does or does not work. The Commission agreed that both types of comments should be
considered, and reviewing comments and making revisions to the code will be a compromise.

Ms. Riegel asked the Commission if they would like comments from the Board before public
outreach is started, during the public comment period, or have the Board address their own
comments during the Board’s review and public hearings. The Commission agreed they would
like to know of any key issues the Board has before going to the public.

Mr. Leake asked the Commission if they felt the philosophical concerns had been addressed with
the Draft Code and Comprehensive Plan. Mr. Hensel stated he felt that was the question the
Commission was asking the Board. Mr. Leake said he felt that staff had gone through the Draft
Code and Comprehensive Plan to address those concerns, and he felt they had been addressed.

Mr. Leake commented that he felt there should be some form of executive summary of the Draft
Code to explain the major points to the public. He felt that getting the word out to the public
would be difficult, and keeping it simple would be key. Ms. Riegal agreed, and added that if we
are asking for public input, we need to make sure there is sufficient opportunity provided for the
public to understand the changes to the code and then give comment.

Mr. Park told the Commission that he was proud of the work they have done and the
compromises that they have made with the Draft Code. He mentioned that the Commission has
worked a long time on this Draft Code, so the Board could do public outreach to help with some
of that workload. Mr. Hensel explained that the Commission has to take the Draft Code to a
public hearing, and they would feel more comfortable having some form of public outreach
versus going straight to a public hearing.

The Commission asked the Board to provide them with a list of Key Concerns, and they will

have another joint work session on June 14, 2016 to review those concerns and discuss how to
handle public outreach.
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Motion: Mr. Arnold moved to close the Work Session. Ms. Robson seconded the motion.
Vote: The motion was unanimously approved.
The Work Session was closed at 6:15pm.

PUBLIC HEARING: Zoning Map Amendment AND PUBLIC HEARING: Conditional
Use Permit Application.

Michael and Rachel Fortier, owners of the Fin and Feather Bed & Breakfast, are applying for a
zoning map amendment and a conditional use permit. The Fin and Feather was permitted as a
Residential Bed & Breakfast in 2014, which allows up to 3 rooms. The Fortiers would like to
increase the number of rooms to 5 to accommaodate their growth, allow for an operational buffer,
and allow for business insurance. A bed & breakfast with 5 rooms is considered a Bed &
Breakfast Inn, which is not permitted in the A-2.5 zone. This proposal includes rezoning the
Fortier parcel, located at 9444 S HWY 31, Victor, ID 83455, from A-2.5 to R-1, followed by a
Conditional Use Permit application for a Bed & Breakfast Inn. This increase in rooms does not
require any additional construction.

Staff Presentation:

Ms. Rader explained the rezoning application going from A-2.5 to R-1 along the scenic corridor,
so they can apply for a CUP as a Bed & Breakfast Inn, which allows 4 or more rooms. She
commented the applicant, Rachael Fortier, had a power point presentation which was the same
information contained in the Commission meeting packet, and she would speak first.

Applicant Presentation:

Ms. Rachael Fortier explained that she and her parents are the owners of Fin & Feather Inn, and
explained that the original permit was for a residential B&B, which allows up to three rooms.
She discussed the initial purchase by her parents in 2014, her subsequent purchase from her
parents, and the major remodel that took place so they could open for business in the summer of
2015. Ms. Fortier commented they had a successful summer season with all three rooms rented
the majority of the time. She briefly discussed their marketing efforts and feel that the business
is steadily increasing and could easily fill the additional two rooms. She went through the major
renovations and emphasized the safety features and improvements, and the ability for the
improved infrastructure to accommodate even more guests.  There would be no impact to the
building with the increase to 5 rooms or the parking, and felt it would not have any additional
impact on county services. She explained the difficulty with obtaining business insurance with
less than 4 rooms and the need for more tenants to meet expenses. Ms. Fortier also commented
on the positive economic impact on the community from the guests going out and spending
money on recreation and entertainment.

Mr. Hensel commented he was concerned with the zone change. He asked if the applicant was
familiar with the new zoning and subdivision regulations being developed to implement the
Comprehensive Plan and the impact that would have on the rezoning, and if she was OK with the
restrictions requested by the staff. Ms. Fortier commented she is aware of the upcoming changes
and had no problem with the staff conditions for approval.
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Staff Presentation:

Ms. Rader commented that the B&B is an existing operation and the request is for utilizing two
existing rooms for short term rentals. The applicant is not proposing anything else and is willing
to give consent in writing that the property could be rezoned with the new zoning map and draft
code. The Idaho state code states that the county cannot do that within four years of approval
without the written consent from the applicant, and they have agreed to that condition.
Normally, the four-year time frame would start with the final BOCC approval, but the written
consent allows the county to make the change before the four years are up. Ms. Rader next
reviewed the zone change considerations and the CUP considerations outlined in the staff report.

Mr. Hensel asked about proposed changes in the ordinances and draft code in six months and
what would happen to the rezone and CUP if it was approved. Ms. Rader commented the CUP
approval would stay intact along with the uses and conditions of approval, but the underlying
zone would change as outlined in the proposed zoning map and draft code.

Public Comment:

In Favor:

No public comment.

Neutral:

Mr. Sandy Mason, a Tetonia resident, felt it would make sense to change the underlying zoning
ordinance to allow five rooms rather than a zone change which he felt was spot zoning. He
believed it was cleaner and easier to do it that way.

Opposed:

Mr. Shawn Hill, representing VARD, commented he supported the use in principal but felt the
appropriate process was to change the underlying ordinance. He felt approving spot zoning was
problematic, and it was not clear when the new ordinances would be adopted. He also felt that
the issues encountered by Fin & Feather will be encountered by other B&Bs as well, and the
problem should be dealt with across the board, not spot rezoned to fix the issue.

There was no further public comment so Mr. Hensel closed the public comment portion.
Commission Deliberation:

Mr. Breckenridge asked how long it would take to change the underlying zoning. Mr. Hensel
commented it would require a public hearing with the P&Z and the BOCC, so it would take
roughly three months. Ms. Fortier commented in reviewing the Comp Plan she felt there may be
other places that would better support the use, but it is an existing use and she felt that should be

considered in allowing it to continue. Ms. Rader commented it was not necessarily in conflict
with R-1 uses and since it was an existing use, she felt it supports the underlying concept.
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Mr. Hensel commented he was opposed to spot zoning as a general rule, but had no problem
with the conditional use and would be fine with granting the zone changes with the restriction to
specifically operate as a B&B. Mr. Arnold agreed with Mr. Hensel as long as it is a restricted
use.

Ms. Johnston commented the proposed use and CUP was consistent with Comp Plan, but other
R-1 uses like multi-family and the R-1 density was not consistent with the Comp Plan for that
area. She was not comfortable approving it unless there is a mechanism for limiting the approval
to the current CUP. Mr. Boal commented that as a condition of approval they could request that
the applicant enter into a development agreement to formalize the terms. Ms. Johnston
commented she did not like the idea of spot zoning, but with specific conditions and limitations
she felt that would answer the problems with the R-1 zoning.

Motion: Zoning Map Amendment: Mr. Arnold moved that having concluded that the Criteria
for Approval of a Zoning Map Amendment found in Title 8-11 and Idaho State Statute 67-6511
can be satisfied with the inclusion of the following conditions of approval:
1. The applicant will provide written consent stating Teton County may rezone the
property with the adoption of the new Land Use Development Code and associated
Zoning Map.
2. The applicant will not pursue a zoning map amendment for their adjacent property,
also known as Lot 2 of Brown Acres Subdivision.
3. The applicant will enter into a Development Agreement with Teton County, pursuant
to Idaho State Statute 67-6511(a), restricting the R-1 uses to only allow Bed &
Breakfast Inn and restricting any subdivision under the R-1 zone.
= and having found that the considerations for granting the Zoning Map Amendment can be
justified and have been presented in the application materials, staff report, and presentations
to the Planning & Zoning Commission,
= and having found that the proposal is not in conflict with the goals and policies of the 2012-
2030 Teton County Comprehensive Plan,
= | move to RECOMMEND APPROVAL to the Teton County Board of County
Commissioners for the Zoning Map Amendment for Rachel Fortier as described in the
application materials submitted on March 28, 2016 and as supplemented with additional
applicant information attached to this staff report. There will also be a development
agreement entered into specifying allowable uses.

Mr. Breckenridge seconded the motion.
Vote: After aroll call vote, the motion was unanimously approved for the Zone Change.

Motion: Conditional Use Permit: Mr. Larson moved that having concluded that the Criteria for
Approval of a Conditional Use Permit found in Title 8-6-1 can be satisfied with the inclusion of
the following conditions of approval:

1. The Bed & Breakfast Inn is limited to using 5 guest rooms. If more rooms are desired,
the Conditional Use Permit must be modified through the required process at that
time.

2. Any additional development or changes to the existing structure on this property
requires a Scenic Corridor Design Review, where applicable.

3. Parking must meet the Teton County Code requirements, including number of spaces
and size, as well as ADA accessible requirements.
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4. The CUP is conditional on the Development Agreement for the Zoning Map
Amendment.

= and having found that the considerations for granting the Conditional Use Permit can be
justified and have been presented in the application materials, staff report, and presentations
to the Planning & Zoning Commission,

= and having found that the proposal is generally consistent with the goals and policies of the
2012-2030 Teton County Comprehensive Plan.

= | move to RECOMMEND APPROVAL to the Teton County Board of County
Commissioners for the Conditional Use Permit for the Fin and Feather Inn as described in the
application materials submitted on March 28, 2016 and as supplemented with additional
applicant information attached to this staff report.

Mr. Breckenridge seconded the motion.
Vote: After aroll call vote, the motion for the CUP was unanimously approved.
The Commission took a short break at 6:50pm. The meeting was resumed at 7:05 pm.

PUBLIC HEARING: Application for River Rim Ranch PUD Division Il to amend the
Phase | Plat and Development Agreement. GBCI Other Real Estate, LLC & 211 West Rim,
LLC, is proposing an amendment to the River Rim Ranch PUD Division Il, Phase I, Final Plat
that would return the golf course portion of the PUD and the “incidental uses” associated with
the golf course. The proposed amendment includes the following changes to the West Rim
Village (entrance) Area: office, conference space, and spa uses in the existing headquarters
building; A commercial support center with a gift shop, coffee shop, and convenience store uses;
A recreation center; 12 work force housing units; and storage facility. The proposed amendment
also includes the following changes to the Golf Village Area: Modifying Tract D from 45-
Cluster Chalets to 48- two key “Hospitality Suites”; Modifying Tract E from 12 residential lots
to 48- two key “Hospitality Suites” and Pro Shop, dining and spa uses; eliminating the 3
residential lots on Tract G for the O&M facilities; removing the 6 lots from Tract J for the
driving range. The Development Agreement would be modified to: allow the golf course and
associated incidental uses, identify the uses of each lot/tract in Phase I, and update the cost
estimate and timelines.

Mr. Hensel explained the process starting with staff presentation and how the public comment
portion would be handled.

Staff Presentation:

Mr. Boal gave a brief introduction and stated that the proposed application is to amend the plat to
Division I, which is a recorded plat. He discussed the previous Master Plan amendment which
affected all the phases, and emphasized that the current application is only for amendment to
Phase I. Because it is a substantial change it requires review and approval by the P&Z and
BOCC.

Applicant Presentation:

Mr. Brett Potter, founder of Focus Architects based out of Bozeman, MT, commented he is the
architect that designed all the community buildings in River Rim and has been involved with the
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project since 2005. He stated he is representing David Chu, who is currently under contract to
purchase River Rim development with Glacier Bank and is in the due diligence period. He is
here to determine if it is feasible under the current development agreement to execute the
allowable golf course component. He introduced the other members of the team in attendance
who he stated were available to answer questions. Mr. Potter then used a power point
presentation to show the vision of the applicant to turn River Rim into a vibrant outdoor
community. He reviewed the key components starting with restoring a family oriented golf
course designed to be pedestrian in nature with reduced impact on the environment. The second
component would be adding a small community commercial center geared to the residents at the
entrance of the subdivision intended for residents to get a cup of coffee or some milk, pick up a
newspaper, etc. without having to go outside the community. The third element would be the
central section which would be the golf club village. They are proposing to take existing
residential entitlements and reconfigure them into new residential entitlements that will reduce
the total impact on the project.

Mr. Sean Craycraft, Senior Vice President for OB Sports Golf Management based in Scottsdale,
AZ who manage golf courses all over the country. He discussed a new type of golf course
designed by David Kidd who designed the Huntsman Spring course. His links style golf course
design involves using less water and more natural landscaping with limited irrigation. The
Gamble Sands course outside Seattle was used as an example. He commented golf courses are
going more environmentally friendly and less water use to reduce impact to the environment.
Mr. Craycraft stated they are interested in broadening the appeal to include good players, but
also families and average players.

Mr. Potter commented that the proposed design is to encourage pedestrian activity throughout
River Rim. He discussed design excellence and awards won for original design in Division | and
the intent to carry on that excellence into Division Il. The idea is to create compact housing and
walking friendly open areas and circulation. Mr. Potter stated he believes the changes they are
proposing will substantially raise the tax base, provide more full time on site jobs and
construction jobs for the valley, and the proposed links type design will require less water for
maintenance and have less impact on the environment. He pointed out that River Rim has its
own water and sewer system, maintains all it’s own internal streets, has a dedicated parcel of
land to the fire district, and the majority of owners who build in this type of district have children
that are of college age or older.

Mr. Potter next discussed the entrance and commercial buildings proposed. There is an existing
admin building and the new design proposes adding a small community commercial building
with a post office, a small grocery, dry cleaner, small convenience store, events component
pavilion and small meeting rooms. They are also proposing employee housing and on site
community storage for drift boats, snowmobiles, etc.

Mr. Potter discussed the current components of existing residential approval and the proposed
concept of a hospitality village. It is proposed as a mix of two-bedroom & four-bedroom units,
which would be two key hospitality units. A dense central village is proposed that promotes
pedestrian activity. The current approval allows for 66 four bedroom residential entitlements.
The applicant is proposing 96, two-bedroom condos instead of previous approved residential
units. The condo buildings will be two story and blend into the natural environment. The four-
bedroom units will be on the 62, approved residential chalet sites. They are proposing four-
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bedroom hospitality units broken down into two-bedroom suites that can be entered into the
hospitality rental program as two key hospitality units for potential income on their investment.

Mr. Potter summarized by saying they have three components to the process: the technical and
county review, the finance and design phase, and the construction and operations phase. They
are in the first stage of county review and are working with all departments to ensure compliance
and public safety.

Staff Presentation:

Mr. Boal commented the application being presented has been through numerous revisions and is
being revised again based on existing codes today. The amendment proposes the re-introduction
of the golf course amenity into the River Rim Ranch PUD Division Il, similar to what was
originally master planned. Associated or “incidental uses” associated with the golf course are
also being proposed to be re-introduced in two areas- 1) Golf Village area - a club house/pro-
shop, restaurant, spa and other resort services; 2) West Rim Village- limited commercial uses
such as a coffee shop, café, small grocery store, fly fishing shop. These uses were eliminated in
Amendment #5, which was recorded in 2014.

He then highlighted the changes in the ordinances since the original approval, the approval
criteria in the original PUD, and specifics like open space calculations, density calculations, and
the fact that the PUD as a whole meets the requirements of the current code but the individual
phases do not necessarily comply. He discussed the question of the hospitality units versus the
approved residential units regarding density and whether or not they would decrease the impact
on the overall PUD. He expressed concerns with the current design of the incidental uses being
proposed along the highway, specifically the storage proposed which according to current code
should be on the interior of the PUD. Last key issue he identified was regarding operation and
maintenance records which he believed is being resolved through continuing dialogue with
Eastern Idaho Public Health and DEQ.

Public Comment:

In Favor:

Ms. Patti Saylor, owner of a cabin built in Division | and president of two out of three HOA
boards that run Division I. She felt that the lack of building is due to people waiting to see if the
development will continue to go forward. Ms. Saylor stated she is not speaking for the boards,
but feel most owners she has spoken with are in favor of the proposed changes. She stated she
was in favor of the proposed purchaser who has a background with the project and the valley and
felt that was a positive factor in supporting the change. She believed the hospitality units were a
big enhancement and would increase rental income potential for second home owners.

Neutral:

No Comment.
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Opposition:

Mr. Shawn Hill, representing VARD, commented he agreed with Ms. Saylor in wanting River
Rim to be successful. He wanted to see the current proposal comply with the approved Comp
Plan and with the existing code, and he felt the proposal as it currently stands does not comply.
He felt the incidental uses were highway oriented and requirements are for interior orientation,
and he wanted to see a wildlife habitat assessment conducted. He was also concerned with the
plat amendment provision of the code being adhered to. He pointed out the proposal is a PUD
amendment and the county has no obligation to approve the amendment to the development. Mr.
Hill commented on the importance of minimizing the impact of development on the south
canyon area and felt that should be used as a potential compromise when looking at the proposed
changes to the PUD. He stated he believed the change from chalet units to hospitality units was
not a reduction in impact or intensity and was not in favor of converting the use.

Mr. Sandy Mason, resident of Tetonia, commented he supported the comments of Mr. Hill and
also pointed out the PUD process involves a negotiated agreement between the county and the
developer for higher densities and required showing a real, tangible public benefit. He believed
there should be more negotiations involved with the new proposal. He wanted to bring in new
data about wildlife preservation and the affect of development on Teton River corridor to reduce
density on the south canyon area in exchange for the proposed changes. He felt there should be
more serious discussions with the applicant regarding tradeoffs for approving the proposed
changes and that more information was needed to consider making any more changes to the
River Rim PUD.

Applicant Rebuttal:

Mr. Potter commented he is a smart growth advocate and felt the inclusion of small community
commercial uses in the project were essential for success. Regarding hospitality units he felt the
single family detached homes use the most amount of community resources during the highest
peak of the day. He believed that hospitality units are more compact and use less community
resources because they are general seasonally occupied as opposed to year round residences. He
stated he was open minded about moving the commercial away from highway and will look at
moving the storage units as well.

Commission Questions:

Mr. Arnold asked Mr. Boal to repeat the existing items not resolved. Mr. Boal commented the
staff’s key issues they felt should be considered are the open space calculations, which is now
70% not 50% based on the whole PUD. He discussed the 2013 Master Plan amendments
regarding the open space and units approved in future phases. He stated this proposal is not
meant to amend or address any future phases and as each future phase comes in they will have to
go through the subdivision process. He commented this amendment was for Division Il only and
would not affect future phases, which would be judged by laws in place at that time. Mr. Boal
commented he was also concerned with the location of the commercial uses in relation to the
highway and wanted to see a development agreement that clarifies the specific acreage and use
of each identified parcel on the plat for Phase I so that is was clear what each parcel was being
used for. He wanted to see one stand alone development agreement rather than several different
ones associated with different phases.
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Ms. Johnston asked if they were borrowing from future phases that would have to be amended if
this application is approved. Mr. Boal commented what was agreed to in previous amendments
was sufficient to justify the proposed density calculations. Mr. Hensel commented the numbers
previously agreed to were in return for other negotiations, so essentially the proposed increased
density still meets the open space requirements.

Mr. Arnold asked if there was a 70% reduction in bedrooms. Mr. Boal commented utilizing the
two key hospitality suites versus a four-bedroom single family residence represented 70 fewer
bedrooms, not a 70% reduction in density.

Mr. Moyer asked if they must meet 70% open space and how that calculation works with what is
presented. Mr. Boal discussed the way the total acreage of open space was calculated and
pointed out the definition of open space was different when the project was originally approved.

Mr. Larson asked if the different phases must be combined to determine open space criteria. Mr.
Boal commented there is no way to distinguish open space per each phase independently.

Ms. Johnston asked how much open space is required for Phase 2. Mr. Boal commented the
open space for the whole PUD for all of Division Il was at 70% and requires just over 3,100
acres of open space, and the last master plan approved provides just over 3,200 acres of open
space. He pointed out that the application was just for Phase 1 and doesn’t meet the 70% open
space required for Division Il. She asked if this phase has a set amount of open space through a
previous approval. Mr. Boal commented it did not. The ordinance requires 70% open space and
it does not specify each phase has to meet that, only the PUD as a whole must and the master
plan approved in 2013 meets the 70% as a whole for all the phases in Division Il. Mr. Hensel
commented the current open space requirements will have to meet the 70% overall PUD open
space requirements. The applicant is requesting to build the densest phase first.

Ms. Robson asked if the south canyon is in this phase. Mr. Boal commented it is in Phase 5 or 6
across the street, northeast of the highway.

Mr. Larson asked if the wildlife habitat assessment comes into play. Mr. Boal commented that a
wildlife habitat assessment was not required on the original approval. In 2013 Fish and Game
provided comments that were considered in the approval process. Since the design has not been
heavily modified since 2013, he did not feel it was a concern.

Mr. Arnold asked Mr. Potter if the applicant was willing to move incidental uses away from
highway. He also asked about existing developments rights on the south canyon rim edge and
the potential for moving them back. He wanted to see, as a trade, moving the building envelopes
on the canyon edge back to benefit the community and the scenic Teton River corridor. Mr.
Potter commented that he was not prepared to discuss the south canyon at this time. If the
Commission wants to move forward with negotiations to Division Il, Phasel he felt that rim area
development can be discussed in the future when new phases are ready to move forward.

Mr. Booker asked Mr. Potter about the storage facility design. Mr. Potter commented they
would have natural siding and relate to the vernacular architecture styling of Idaho. He also
stated he was willing to move them away from the highway. Mr. Booker wanted everything
enclosed, and Mr. Potter had no problem with that. Mr. Booker also asked about fencing and
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lighting. Mr. Potter commented that lighting would comply with night sky lighting restrictions
and security fences would be consistent with the subdivision design.

Mr. Moyer asked how large the commercial structure would be. Mr. Potter commented he was
proposing an 8,000 sq. ft. structure and would be happy to define how much square footage will
be allocated to each different use.

Mr. Booker asked about the hospitality rental units. Mr. Potter explained each individual owner
has the choice to enter it into the program or use it exclusively. The hospitality program is
flexible and voluntary, and the intent is to allow more choices for purchasers.

Mr. Breckenridge asked if instead of having a separate convenience store it could be part of the
golf course clubhouse. Mr. Potter commented he would be willing to consider that because his
main concern was that all Division Il owners could bike to milk.

Mr. Booker asked if the golf course would be public or private. Mr. Potter commented it would
be public.

Commission Deliberation:

Mr. Hensel commented that, since it is 8:30pm, it would be a good idea to continue the public
hearing to a future date in order to digest the information presented and suggested providing
input to the applicant for things they would like to see at the next meeting. He commented it is a
big change in direction and asked about the commitment and feasibility to put back the golf
course at this time. He wanted to see the changes in regards to the whole project and may want
to ask for some give and take in order to approve the proposed changes. He also wanted to see
the commercial moved away from the highway.

Mr. Booker commented there is a large amount of information to digest and felt there should be
more time for approval consideration. He was concerned with making changes to the PUD that
may not lead to a potential buyer obtaining financing, and that things could be changing again
with the next potential buyer. He wanted more time line information relating to financing. Mr.
Booker commented he was not sure about the wildlife habitat study being required at this time
because it is more specific to the south canyon phase than this particular phase. Mr. Boal
commented that as each phase comes forward they would be required to do a wildlife habitat
assessment in order to meet the ordinances and criteria adopted by the county at that time.

Mr. Arnold asked if this specific application involved enough changes that it would require
wildlife habitat studies. Mr. Boal commented the Commission could require it, but did not feel
the proposed changes for this phase would sufficiently change the impact on wildlife. Mr.
Arnold didn’t feel the subject should be brought up again for this phase.

Ms. Johnston commented that the density on the landscape is changing and should be considered
in wildlife habitat impact. She asked how the comparison is made between two key hospitality
units versus single family units. Mr. Boal commented there is nothing in the ordinance that talks
about the difference between a hotel unit and a single family unit. Staff did not feel it was a
significant change as far as the sewer and water system was concerned or the parking situation.
At this time there is no formula to equate residential units with hospitality units. Mr. Boal
suggested asking the applicant to provide some clarity regarding the different impacts of the
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hospitality units regarding traffic, number of users, etc. to quantify the difference. Ms. Johnston
wanted to see what was given up in the past to obtain changes to the master plan and then what
would they give up to get them back.

Mr. Larson commented it would help if staff would provide a summary of the rational and
changes agreed to in previous hearings. He felt the past information from the previous hearings
would help make decisions on the current application.

Mr. Moyer asked to see an alternative site for incidental uses away from highway. Mr.
Breckenridge wanted to see the commercial attached to the golf course facilities.

Mr. Larson commented that the new proposal has to comply with the new Comp Plan and
development code. He wanted to see the non residential commercial reduced based on the Comp
Plan, was concerned with open space calculations, and was struggling with two key hospitality
units not equating to full time residential. He felt it is an increase in use and density based on the
increase in the number of keys. Mr. Larson also wanted to see south canyon pulled back into the
decision if possible and would like to see a summary of changes from the last hearing.

Mr. Breckenridge commented he wanted to see more ideas presented for the south canyon area
besides just a density reduction.

Mr. Booker asked for a preliminary development agreement before the next hearing so they had
plenty of time to review it.

Mr. Sean Moulton, with Moulton Law Office representing the applicant, commented on the
development agreement as being a moving target and did not want to see the applicant
committed to drafting a new development agreement when the negotiations are still ongoing. He
did not want to waste time on details that will be changed based on future negotiations. He
agreed there should be one complete development agreement rather than being a continuation on
previous agreements.

Mr. Haddox commented he needed more information on previous approvals on River Rim,
specifically previous PUD changes for this phase. Ms. Johnston also wanted more background
information on the existing plan and previous approvals.

Mr. Boal asked the Commission to state the things they are looking for specifically when making
a motion. He outlined the things he believed they were looking for which included a response
based on the Comp Plan changes, a fiscal feasibility explanation, the nature of the PUD changes
regarding the incidental uses and a proposal to combine the commercial uses with the clubhouse,
as well as a detailed timeline of the development with regards to financing, and some unit
conversions to justify the conversion from single family units to hospitality units. From staff he
agreed to provide a summary of past changes and clarification of changes to the existing master
plan and specifically this phase, and staff will also look into the south rim question. Regarding
the development agreement, he commented they submitted a preliminary agreement in the
application.

Ms. Johnston wanted to see a draft development agreement that did not refer back to previous
agreements. Mr. Booker wanted to see more design information on the storage units.
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Motion: Ms. Johnston moved to continue agenda item #3 to the June 14, 2016 Planning &
Zoning Commission public hearing, at which time there will be continued public comment at the
hearing and written comments will be accepted between now and then in accordance with the
public comment and public hearing due process as far as dates. The reasons for continuation
and the additional information requested from the applicant is as follows:

1. We are asking the applicant to respond to the Comprehensive Plan items brought up in
the staff report;

2. We are asking for a fiscal feasibility analysis;

3. We are asking to see an alternate site plan with the commercial, storage, and incidental
uses moved to a more central location more in keeping with the Comprehensive Plan;

4. We are asking for a detailed timeline of the development that would correspond with the
fiscal feasibility analysis;

5. We are asking for justification of the unit density conversions, both how those densities
are calculated and converted and justification for why the increase in density should be
allowed;

6. We are asking for a development agreement draft that stands alone and does not refer
back to previous iterations;

7. We are asking that all material for that meeting be submitted seven days prior to the
meeting, so all materials need to be received by June 7, 2016;

8. We are asking the applicant if they are willing to make any concession involving the
South Rim portion of the overall development.

Information requested from staff is as follows:

1. We are asking for more background information about the current state of the entire PUD
approval, both how we got there and what is currently approved and required, and more
information on the South Rim portion specifically,

2. We are asking for specific guidance as to whether we have any leverage to bring the
South Rim portion of the development back to the table.

Mr. Breckenridge seconded the motion.
Vote: The motion was unanimously approved.

Motion: Mr. Booker moved to adjourn the meeting. Mr. Larson seconded the motion.

Vote: Unanimously approved. The meeting adjourned at 9:00 pm.

Respectfully submitted,
Sharon Fox, Scribe
Vi
N o e — '
"\ I I//

NS TP
Cleve Booker, Vice-Chairman Sharon Fox, Scribe ]
Attachments:

1. May 10, 2016 Public Comment
2. PZC May 10, 2016 Meeting Packet
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{COUNTY

May 17, 2016

Teton County Planning & Zoning Commission Written Decision for a Zoning Map Amendment
Recommendation of Approval and a Conditional Use Permit Recommendation of Approval for
the Fin and Feather Bed & Breakfast

Overview

On May 10, 2016, Rachel Fortier came before the Teton County Planning & Zoning Commission to
request a recommendation of approval for a Zoning Map Amendment from A/RR-2.5 to R-1 and a
Conditional Use Permit for a bed & breakfast inn on property located west of Victor, at 9444 S HWY 31.

This written decision includes the motion, conditions of approval, and conclusions associated with the
Zoning Map Amendment recommendation and the Conditional Use Permit recommendation.

Planning & Zoning Commissioners Present: Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr.
Chris Larson, Ms. Marlene Robson, Mr. Jack Haddox, Mr. Pete Moyer, Ms. Sarah Johnston, and Mr. David
Breckenridge.

Applicant(s)/Representative(s) Present: Rachel Fortier

Motion | Zoning Map Amendment
Mr. Arnold moved that having concluded that the Criteria for Approval of a Zoning Map Amendment
found in Title 8-11 and Idaho State Statute 67-6511 can be satisfied with the inclusion of the following
conditions of approval:
1. The applicant will provide written consent stating Teton County may rezone the property
with the adoption of the new Land Use Development Code and associated Zoning Map.
2. The applicant will not pursue a zoning map amendment for their adjacent property, also
known as Lot 2 of Brown Acres Subdivision.
3. The applicant will enter into a Development Agreement with Teton County, pursuant to
Idaho State Statute 67-6511(a), restricting the R-1 uses to only allow Bed & Breakfast Inn
and restricting any subdivision under the R-1 zone.
= and having found that the considerations for granting the Zoning Map Amendment can be justified
and have been presented in the application materials, staff report, and presentations to the
Planning & Zoning Commission,
= and having found that the proposal is not in conflict with the goals and policies of the 2012-2030
Teton County Comprehensive Plan,
= | move to RECOMMEND APPROVAL to the Teton County Board of County Commissioners for the
Zoning Map Amendment for Rachel Fortier as described in the application materials submitted on
March 28, 2016 and as supplemented with additional applicant information attached to this staff
report. There will also be a development agreement entered into specifying allowable uses.

Mr. Breckenridge seconded the motion. After a roll call vote, the motion was unanimously approved.
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Conclusions | Zoning Map Amendment

Having given due consideration to the application and evidence presented, and to the criteria of
approval defined in Teton County Code, Title 8-11 and Idaho State Statute 67-6511, the Teton County
Planning & Zoning Commission hereby makes the following conclusions:

1.

The permitted uses in the R-1 zone will be restricted to the Bed & Breakfast Inn. With this
restriction, the proposed Zoning Map Amendment is not in conflict with the goals outlined in the
2012-2030 Teton County Comprehensive Plan.

a. In general, the proposed Zoning Map Amendment supports the following goals outlined in
the Comprehensive Plan:

i. ED 1.3 Encourage and support local commerce
ii. ED 1.6 Encourage and pursue economic diversity, innovation, and creativity to keep
our economy stable
iii. ED 1.7 Support the expansion of recreational, cultural, and entertainment options
that would improve the visitor experience and boost economic development
iv. ED 4.7 Encourage creative economic solutions such as live-work opportunities and
appropriate home businesses.

b. This property is located near a Gateway on the Framework Map, which is an area identified
as areas that emphasize the sense of arrival, which could include rest areas, visitor
information, etc. The Fin and Feather Inn provides lodging to visitors, as well as visitor
information about local and regional activities.

c. This property is identified as Rural Agriculture on the Framework Map, which calls for low
density residential uses. With the R-1 uses restricted, no high density residential
development will be permitted.

This proposal is not negatively impacting the public health, safety, or general welfare. The impact of
this use will be the same as the existing use on the property. No new construction is being required,
and no new services are being required. This application will also provide additional short term
lodging options available in the County.

The proper legal requirements for advertisement of the public hearing have been fulfilled as
required by Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of
the Teton County Zoning Ordinance. The public hearing was duly noticed in the Teton Valley News
on April 21, 2016 and April 28, 2016. A notification was sent via mail to surrounding property
owners within a 300-foot buffer area, as well as all property owners in subdivisions that intersect
with the 300-foot buffer. Notice was also mailed to political subdivisions providing services in the
planning jurisdiction, including the school district and airport board. A notice was also posted on the
property providing information about the public hearing.

Other persons in attendance expressed neutral and opposing comments of the proposed Zoning
Map Amendment and Conditional Use Permit. All public comments are on file with the minutes of
May 10, 2016.

This proposal is not in conflict with the provisions of any adopted ordinance or intent of any county
policy or use within the proposed zone classification.

Recommended Conditions of Approval | Zoning Map Amendment

1.

The applicant will provide written consent stating Teton County may rezone the property with the
adoption of the new Land Use Development Code and associated Zoning Map.

The applicant will not pursue a zoning map amendment for their adjacent property, also known as
Lot 2 of Brown Acres Subdivision.

The applicant will enter into a Development Agreement with Teton County, pursuant to Idaho State
Statute 67-6511(a), restricting the R-1 uses to only allow Bed & Breakfast Inn.
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Motion | Conditional Use Permit
Mr. Larson moved that having concluded that the Criteria for Approval of a Conditional Use Permit
found in Title 8-6-1 can be satisfied with the inclusion of the following conditions of approval:

1. The Bed & Breakfast Inn is limited to using 5 guest rooms. If more rooms are desired, the
Conditional Use Permit must be modified through the required process at that time.

2. Any additional development or changes to the existing structure on this property requires a
Scenic Corridor Design Review, where applicable.

3. Parking must meet the Teton County Code requirements, including number of spaces and size,
as well as ADA accessible requirements.

4. The CUP is conditional on the Development Agreement for the Zoning Map Amendment.

and having found that the considerations for granting the Conditional Use Permit can be justified

and have been presented in the application materials, staff report, and presentations to the

Planning & Zoning Commission,

and having found that the proposal is generally consistent with the goals and policies of the 2012-

2030 Teton County Comprehensive Plan.

| move to RECOMMEND APPROVAL to the Teton County Board of County Commissioners for the

Conditional Use Permit for the Fin and Feather Inn as described in the application materials

submitted on March 28, 2016 and as supplemented with additional applicant information attached

to this staff report.

Mr. Breckenridge seconded the motion. After a roll call vote, the motion was unanimously approved.

Conclusions | Conditional Use Permit

Having given due consideration to the application and evidence presented, and to the criteria of
approval defined in Teton County Code, Title 8-6-1, the Teton County Planning & Zoning Commission
hereby makes the following conclusions:

1.

The location for the proposed use is compatible to other uses in the general neighborhood. The
existing building has been used as a bed and breakfast with three room since 2014.

The fiscal impact of the proposed use will be minimal as no new construction is being proposed.
There are eight existing rooms in the home being used, with three being used by the Bed &
Breakfast and the others being used by long term rentals and the owners. This proposal converts the
long term rental rooms to rooms utilized by the Bed & Breakfast. No new parking areas are required,
and the property is accessed directly from Highway 31.

The location for the proposed use is large enough to accommodate the proposed use as requested.
In general, the proposed Conditional Use Permit conforms with the goals outlined in the 2012-2030
Teton County Comprehensive Plan, including new services for the community and community
involvement.

The proper legal requirements for advertisement of the public hearing have been fulfilled as
required by Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of
the Teton County Zoning Ordinance. The public hearing was duly noticed in the Teton Valley News
on April 21, 2016 and April 28, 2016. A notification was sent via mail to surrounding property
owners within a 300-foot buffer area, as well as all property owners in subdivisions that intersect
with the 300-foot buffer. A notice was also posted on the property providing information about the
public hearing.

Other persons in attendance expressed neutral and opposing comments of the proposed Zoning
Map Amendment and Conditional Use Permit. All public comments are on file with the minutes of
May 10, 2016.

This proposal, in conjunction of the Zoning Map Amendment, is not in conflict with the provisions of
any adopted ordinance or intent of any county policy or use within the proposed zone classification.
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Recommended Conditions of Approval | Conditional Use Permit

1. The Bed & Breakfast Inn is limited to using 5 guest rooms. If more rooms are desired, the
Conditional Use Permit must be modified through the required process at that time.

2. Any additional development or changes to the existing structure on this property requires a Scenic
Corridor Design Review, where applicable.

3. Parking must meet the Teton County Code requirements, including number of spaces and size, as
well as ADA accessible requirements.

4. The CUP is conditional on the Development Agreement for the Zoning Map Amendment.

W AllpeFe g |7 el 29| o

Cleve Booker Date
Vice-Chair of Teton County Planning & Zoning Commission
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AGENDA
PLANNING AND ZONING COMMISSION
PUBLIC HEARING
May 10, 2016
STARTING AT 5:00 PM

LOCATION: 150 Courthouse Dr., Driggs, ID
Commissioners’ Chamber — First Floor (lower level, SW Entrance)

1. Approve Minutes

o April 12, 2016
2. Chairman Business
3. Administrator Business

5:00 PM — Item #1 - WORK SESSION: Draft Code: Discussion of Draft Land Use Development Code with the Board of
County Commissioners.
No public comment will be taken regarding the Draft Land Use Development Code.

6:00PM — Item #2 - PUBLIC HEARING: Zoning Map Amendment AND PUBLIC HEARING: Conditional Use Permit
Application

Michael and Rachel Fortier, owners of the Fin and Feather Bed & Breakfast, are applying for a zoning map amendment and a
conditional use permit. The Fin and Feather was permitted as a Residential Bed & Breakfast in 2014, which allows up to 3
rooms. The Fortiers would like to increase the number of rooms to 5 to accommodate their growth, allow for an operational
buffer, and allow for business insurance. A bed & breakfast with 5 rooms is considered a Bed & Breakfast Inn, which is not
permitted in the A-2.5 zone. This proposal includes rezoning the Fortier parcel, located at 9444 S HWY 31, Victor, ID 83455,
from A-2.5 to R-1, followed by a Conditional Use Permit application for a Bed & Breakfast Inn. This increase in rooms does
not require any additional construction.

Legal Description: RP004600000010; LOT 1 BROWNS ACRES SEC 17 T3N R45E

6:30PM — Item #3 - PUBLIC HEARING: Application for River Rim Ranch PUD Division I1 to amend the Phase | Plat
and Development Agreement. GBCI Other Real Estate, LLC & 211 West Rim, LLC, is proposing an amendment to the River
Rim Ranch PUD Division |1, Phase I, Final Plat that would return the golf course portion of the PUD and the “incidental uses”
associated with the golf course. The proposed amendment includes the following changes to the West Rim Village (entrance)
Area: office, conference space, and spa uses in the existing headquarters building; A commercial support center with a gift
shop, coffee shop, and convenience store uses; A recreation center; 12 work force housing units; and storage facility. The
proposed amendment also includes the following changes to the Golf Village Area: Modifying Tract D from 45-Cluster Chalets
to 48- two room “Hospitality Suites”; Modifying Tract E from 12 residential lots to 48- two room “Hospitality Suites” and Pro
Shop, dining and spa uses; eliminating the 3 residential lots on Tract G for the O&M facilities; removing the 6 lots from Tract
J for the driving range. The Development Agreement would be modified to: allow the golf course and associated incidental
uses, identify the uses of each lot/tract in Phase 1, and update the cost estimate and timelines.

Legal Description: River Rim Ranch Division 11 PUD, Phase I. Further described as: Parts of Sections 8, 9, 16, 17, 20, 21, 22,
29 Township 6N Range 45E B.M., Teton County.

ADJOURN

e Written comments received by 5:00 pm, April 29, 2016 will be incorporated into the packet of materials provided to the
Planning & Zoning Commission prior to the hearing.

e Information on the above application(s) is available for public viewing in the Teton County Planning and Zoning Office at the
Courthouse between the hours of 9am and 5pm Monday through Friday.

e The i and related are posted, at www. gov. To view these items, select the Planning & Zoning
Commission department page, then select the Public Hearing of May 10, 2016 item in the Additional Information Side Bar.

o Comments may be emailed to pz@co.teton.id.us. Written comments may be mailed or dropped off at: Teton County Planning & Building
Department, 150 Courthouse Drive, Room 107, Driggs, Idaho 83422. Faxed comments may be sent to (208) 354-8410

o Public comments at this hearing are welcome.

Any person needing special accommodations to participate in the above noticed meeting should
contact the Board of County Commissioners office 2 business days prior to the meeting at 208-354-8775.

meeting the laws and criteria in place at the time to create building rights. The proposed ordinance
identifies the application, processing and approval requirements that are needed to utilize this new
process. The process will be used to “rectify” parcels that were created and may have had an
expectation of a building permit, but cannot be considered “legally designated lots” because they
did not meet the legal requirements at the time of their creation. The purpose is to provide an
official process for land owners where these lots can be reviewed and approved, and the building
rights guaranteed. In order for building permits to be issued it has to be a legally designated lot.
Mr. Boal commented at the end of 2014 his office initiated lot inquiries to review legality and
property rights on lots that have been split and found problems on how some lots were created. He
commented approximately 20% of the lots reviewed had issues on how they were created. During
the inquiry the staff would identify the possible options to create the building rights. A retroactive
one time only lot split is often a viable option if the lot is eligible.

Mr. Boal commented the subdivision process is always an option to create building rights and the
proposed ordinance is to fill the gap on those lots that have issues on how they were created,
although a more costly option remedy. Mr. Boal reviewed a flow chart that showed the process for
rectifying lots without building rights. He reviewed the property requirements like meeting
underlying zoning rights and approved access, and the lot had to be created through a survey prior
to 2010. He also reviewed the steps that can be taken to establish the building rights. It requires a
lot inquiry to determine building rights, then an application, staff review, and BOCC review. The
plat then can be recorded with legal building rights. If a property cannot meet the criteria there is
always the option of going through the subdivision process. Mr. Boal also suggested some
additional language in the proposed ordinance for clarification purposes based on comments
received.

Ms. Robson asked how the date of 2010 was determined. Mr. Boal responded that research showed
there was a tapering off of lot splits and issues after 2010.

Mr. Booker asked about the 20% figure and if that referred to 20% of all lots platted or 20% of
lots that had inquires requested. He wondered how many unbuildable lots are out there. Mr. Boal
commented the 20% refers to the lot inquiries, and the only way to determine an actual number is
to review every lot platted during that time.

Mr. Hensel asked if it was a minority of the platted county lots. Mr. Boal believed it would be.
Mr. Moyer asked if there was a way of knowing what percentage of the 20% would have been
determined as not buildable. Mr. Boal commented there is a small amount, roughly 1% or 2%,
maybe less, and the new proposed code may resolve some of those problems. Lot size was an issue
on the most of the lots that were identified as unbuildable.

Mr. Hensel explained the format for public comment and then opened Public Comment.

Public Comment:

In Favor:

Mr. Shawn Hill, representing Tom Stanton, a Jackson based attorney who owns property at 250 E.

4500 S. in Victor. His comment was he supports the ordinance but suggest extending the period
for action by the owner past the deadline of January 1%, 2018 due to financial means necessary to

Planning & Zoning Commission Hearing 4/12/2016 20f9

DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from April 12, 2016
County Commissioners Meeting Room, Driggs, ID

COMMISSIONERS PRESENT: Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr.
Chris Larson, Ms. Marlene Robson, Mr. Jack Haddox, Mr. Pete Moyer, Ms. Sarah Johnston, and
Mr. David Breckenridge.

COUNTY STAFF PRESENT: Mr. Jason Boal, Planning Administrator, Ms. Kristin Rader,
Planner, Ms. Amanda Williams, Weed Superintendent/Natural Resources Specialist

The meeting was called to order at 5:03 PM.
Approval of Minutes:

Mr. Booker commented that he was not present at the March meeting, so he did not make a motion.
It was determined that Mr. Breckenridge moved to adjourn the meeting and Mr. Larson seconded
the motion.

MOTION: Mr. Arnold moved to approve the Minutes of March 8, 2016, as amended. Ms. Robson
seconded the motion.

VOTE: The motion was unanimously approved with Mr. Moyer and Mr. Booker abstaining, as
they were not present for the meeting.

Chairman Business: There was no Chairman business.

Administrative Business: Mr. Boal talked about the process of moving forward in May after the
combined meeting with the BOCC. He stated that the BOCC wanted to have the public outreach
done by the BOCC after the Commission held a public meeting to make a recommendation on the
draft code they have completed. He commented it will be discussed further at the joint meeting in
May.

PUBLIC HEARING: Amendment to Title 9, Teton County Subdivision Ordinance.
Proposing amendments to Title 9 to add Chapter 11 — GRANTING BUILDING PERMIT
ELIGIBILITY OF PREVIOUSLY CREATED PARCELS. This process is intended to rectify
parcels that are currently out of compliance with our ordinance and need an official process to
solidify their building rights.

Ms. Robson commented that she has issues with some of her property being involved in the lot
split process, but she did not feel she had a conflict of interest on the subject. The Commission
was in agreement it was not a problem.

Mr. Hensel commented that he has had a conversation with someone previously about the subject
of lot splits and did not feel that it was a conflict. The Commission again was in agreement it was
not a conflict.

Staff Presentation: Mr. Boal commented that the proposal is to amend Title 9 of the Subdivision
Ordinance to add Chapter 11 as a remedy for parcels previously created that were created without
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address the issue. He suggested a 15 year time frame would be more reasonable falling in line with
an ldaho statute of limitations for property matters that runs from the time that a cause of action is
discovered before an owner’s right for due process is terminated, especially when the issue was
caused by county departmental actions.

Neutral:

Mr. Shawn Hill, representing VARD, commented that they believe the proposed ordinance is a
good start but more study is needed because it is not known how many of these parcels are affected
by high nutrient pathogen concentrations and an evaluation should be done before a lot is rectified.
He would also like to know how many lots are in natural resource overlays so to better understand
how the proposed ordinance will be applied in overlay areas. He stated he believes the county has
access to GIS data for parcels and they can pinpoint if the lot is in an overlay area. He also wanted
to see under 9-11-1 Applicability: #1 and #3 criteria limited. He felt the criteria is too sweeping.
He did not want right-of-way vacations considered as buildable lots and was also concerned about
agriculture lot splits which were designed for lots that would remain as agricultural lots, not
residential lots. Mr. Hill commented regarding criteria #2 he believed it was reasonable. If a
property owner has an official signed letter of approval for their lot they should be able to build
and not be subjected to another process and fee. He also recommended using the “lot of record”
definition in the draft county code and in use in the Driggs and Victor codes to describe a buildable
lot.

Mr. Mark Ricks, landowner on the northwest end of the county, commented he agrees with Mr.
Hill that the people who created these unbuildable lots need a longer period to rectify the situation
because it will be a process that cost money and people should have a longer time to resubmit
when they can afford to do it. He also questioned the tax rate for residential lots that owners have
been paying higher rates on, wondering if the county would be liable for over taxation. He
commented on 9-11-3 C. regarding use of the Comprehensive Plan in the decision making process
as to whether these lots are buildable or not. Mr. Boal commented that state code designates that
the deciding body can’t find that the approval is in opposition to the Comprehensive Plan. He
suggested that the Comprehensive plan that was in affect when the lot was created should be
considered.

Opposed:

Mr. Harley Wilcox who lives in Victor commented he has worked with the staff and appreciates
the effort to resolve the problem. He felt it was important to determine the extent of the property
involved so as not to impede commerce since the valley is coming out of its recession. He also
commented on the effect on the buyers and sellers, realtors, engineers, surveyors, title companies,
etc. They do not want to represent property rights that may not be accurate. He asked about the
intent of the ag splits when the split occurred, which may not be in line with current ag split criteria.
He felt if the amount of lots that are unbuildable is a small amount (20 or 30) they should just be
allowed to build as is. He was concerned with new county officials reviewing laws and approvals
from the past and changing what past county officials have approved. Mr. Wilcox then presented
a couple of specific situations he has encountered regarding this subject. One example of a lot that
doesn’t need to be fixed would be one where someone deeded a 20-acre parcel of their land to
someone who got a building permit to build on, but can no longer get any type of building permit
for even a shed or garage addition. He spoke to an example of a lot split that had been surveyed,
approved and recoded in the county. He felt there are a limited number of lots that are in this
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situation. He was concerned with revoking something previously granted. In summary, he felt that
all lots should be identified that have gone through the process and recorded properly, and not try
and reopen those to new regulations. He did not feel that they should be put through another
process with new conditions.

Ms. Bonnie Dreher, who lives at 2805 N. 2000 W. in Tetonia, did not agree that you can
retroactively revoke someone’s rights on a parcel. She created a subdivision in Victor which was
approved and lots have been sold, and she was concerned with her liability. She did not feel it was
right to tell people that they have paid money for land that does not have the rights they believed
they did when they purchased the lot.

Ms. Joanne LaBelle, who resides in Victor, commented she did understand that the staff is trying
to solve a problem, but did not agree with revoking rights from people that have previously
approved property. People relied on the county officials to do the parcel splits and they were told
they were done legally. She also stated that we should not be using today’s Comp Plan to look at
lots approved in 2000. She suggested grandfathered rights before 2010 or 2015. She believed the
county will be sued if they try and revoke building rights.

Mr. Forrest Fischer, an attorney from Idaho Falls, came to comment because of his love of the
valley. He stated he has been working in Seattle protecting property rights and was surprised to
find out Teton valley has similar problems. He stated he believed the proposed ordinance was
fundamentally flawed and illegal as proposed. He commenting that adopting the ordinance will
result in law suits for Teton county. He talked about the 28-day timeframe for reviewing or
changing previous approvals. He also felt the county has no authority to create this procedure. Mr.
Fischer also stated the county does not have the power to go back and review previous approvals.
If the ordinance is passed as written it will open itself up to lawsuits. He felt it was a “taking case”
and the county will be liable. He believed any lot that is illegally designated should deal with the
courts not the county. He suggested the Commission ask staff to point out the law that allows them
to review previously approved lots.

Mr. Roger Brink, a local realtor living in Tetonia, commented he did not want to repeat the same
things previously stated, but commented there are people who had expectations when they
purchased property and who investigated their rights in the county at that time. They have reached
out to him as their realtor saying they don’t know what to do to protect their previously approved
rights. He felt there are people who do not want to have to spend money to rectify the county’s
mistake so they can use their property for the original intent when they purchased it. He suggested
the county find a different way to resolve the problem.

Ms. Billie Siddoway, living in Victor, commented that she was concerned with the people who
bought lots and now find out they cannot build a residence on those lots. She was concerned with
the property owners going after the realtors for compensation or the county for denying them their
rights. She commented she is not opposed to the proposed ordinance, but felt that there should be
some way to give those people the rights they thought they bought without spending more money
and time. She proposed criteria for splits that occurred prior to 2015 or even 2010, and that the
current owner make a statement that they did purchase the parcel at fair market value. Ms.
Siddoway commented she understood lot splits that do not meet the underlying density
requirements, but the majority of people that have contacted her on this subject do not fall into that
category. She did not want to see litigation against the county or realtors because of this problem.
She also wanted to support the commerce of the construction sector of the community by allowing
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permit might not have been eligible but still received a building permit. He had no knowledge of
this specific transaction.

Mr. Hensel clarified that the discussion is strictly about the proposed ordinance and not specific
cases of land owners. Since he neglected to close the public comment portion of the meeting he
allowed further public comment.

Mr. Forrest Fischer commented as a point of order the Commission has to look at what was noticed
to the public. Changes have been made without notice so he believed it is not legal to consider
those changes. He also commented staff cannot go back and review a previously approved permit.

Mr. Harley Wilcox commented that he was not talking about people who just assumed they had
building rights. He is talking about people who have a reasonable understanding that they have
building rights. He did not want all parcels put through the process based on today’s administrative
decisions.

Mr. Shawn Hill from VARD commented that he felt there is some confusion about the 3 things
the ordinance is trying to address. If a parcel has an official county approval granted, then that is
worth legitimizing one way or another. Another type of parcel being considered is a parcel not
complying with Title 9 after it was approved. He did not think amnesty should be granted to people
that did not comply with Title 9 after it was adopted. The 3" issue is the ag-split lots, which were
supposed to be split for ag purposes, not residential use. Therefore, they had no building rights. If
it was a formal county approval that granted building rights, they should stand by it. The other two
items should not be given amnesty and should go through a process to rectify the situation.

Mr. Hensel closed Public Comment.
COMMISSION DELIBERATION:

Mr. Booker commented that there were some things added that were not advertised and he thought
the Commission should not be continuing the discussion until the ordinance is properly and
completely noticed, especially since the county attorney was not present for clarification.

Mr. Larson agreed with Mr. Booker regarding noticing, but he felt they could continue at this point.
Mr. Hensel felt that the clarifications proposed by Mr. Boal could be considered, but felt that there
should be legal counsel present for this hearing and suggest that it be tabled. Mr. Booker
commented he would be alright with going forward but wanted it on the record that he was
concerned about noticing the additional language proposed.

Ms. Johnston agreed legal council should be present for this discussion but suggested giving
guidance to staff for the next hearing to move the issue forward. She also suggested there be more
recommended motions or options in the staff packet. Mr. Arold pointed out that they have usually
taken the recommended motion written in the staff report and made any changes that came up in
the discussion.

Mr. Larson commented about the ag split or the one time only land split’s that met the criteria at
the time, and felt they should be rectified. He felt there should be more information on how the ag
split process was intended to be used at the time of approval because it was his understanding that
itdid not include entitlements to build residential units. He believed that those lots that don’t meet
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people to build the home they have planned on. She was concerned with the cost and time frame
in the proposed ordinance for forcing people to go through the planning process in order to obtain
a building permit.

Ms. Kristi Clarke who lives on 4500 S. bought property to retire on and now cannot build. She
stated she is the face of the issue, and now her retirement options are gone. She wanted the
Commission to understand the impact of their actions.

Mr. Geoff Traub, a resident of Tetonia, commented his family had 20 acres and did a legal ag split
of 4 acres and was considering building this summer but was told they cannot build. His objection
was that adopting the ordinance makes what was done in the past illegal, and felt that it sets a bad
precedence. He did not agree that whether or not you paid for the lot on the open market should
be a consideration.

Applicant Rebuttal:

Mr. Boal clarified that if a lot split met the criteria at the time, it is deemed a legal lot split. They
ones that did not meet the criteria or code at the time are the ones being looked at. He stated there
is Idaho case law explains that surveys are a legal instrument for dividing property or selling
property, but does not create building rights. Mr. Boal commented on a legal case in the county,
Dunn vs Teton County. He stated the county attorney has reviewed the ordinance and does not
feel they are violating any case law with the proposed ordinance. The intent of the ordinance is to
find a way to legally allow building rights on illegal parcels. The county cannot go back and judge
the intent when it was created or purchased, they can only go back and look at the laws in place at
the time and if they were followed.

Regarding the tax questions of paying residential rates on ag land, Mr. Boal stated that would be
something that would go through the Assessor’s office for review of their tax valuations. He also
commented that Idaho is a “buyer beware” state and it is the responsibility of the buyer to find out
what their rights are prior to purchasing a parcel of land.

Mr. Amnold asked if lots that didn’t follow the criteria were signed off and approved by the county
staff. Mr. Boal commented it appears that some of them were, but very few fall into that category.

Mr. Breckenridge asked if the ag splits had criteria written on the plat that they were legal. Mr.
Boal commented in some cases it was, and if they met the criteria at the time it would be considered
avalid lot split. It would not be compared to today’s ordinances.

Mr. Larson asked if we are dealing with people who misused the one time only land split or ag
split to create lots that didn’t meet building criteria at that time and then sold them with the
assumption that there were building rights. Mr. Boal commented that in most cases there were
assumptions made that building rights would accompany the land.

Mr. Arnold commented he felt that the county should stand by what they did in the past if it was
signed off on and felt it should be exempt.

Mr. Moyer questioned the plat Harley Wilcox referred to regarding a 5 acre split off and wanted
to know what criteria was used to determine it was illegal to build on if the large parcel it was split
from was given a building permit. Mr. Boal commented that the 26-acre parcel that got a building
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the minimum lot size should go through the proposed process, and would like more information
on how the ag split was intended at the time. If a lot doesn’t meet the Title 9 minimum lot size for
the time when it was split, then it should have a process for obtaining building rights.

Mr. Moyer commented he was having a hard time trying to figure out the intent of the previous
county officials. The plat he was looking at doesn’t say on it how it was split, so he understood
why the buyer would think he had a buildable lot.

Ms. Robson commented she agreed with Mr. Larson about allowing a hardship consideration. She
stated she would like more time to review the information and had some issues with the 2010 date
proposed.

Mr. Booker commented he agreed that there should be some kind of hardship approval for people
who put their life savings into a land purchase and are then told they cannot build on it. He felt the
proposed ordinance should have some language that provides for that. He wanted to have the
county legal counsel present before a decision is made. He also wanted to know what happens to
lots that are determined to have no building rights and felt that it should part of the ordinance as
well.

Mr. Arnold commented that he agreed with Mr. Hill regarding those who went through the Title 9
process and have a signed document, believing they should get their building rights. Those who
ignored the Title 9 process should have to go by the proposed ordinance. Mr. Arnold believed the
ag split lots should be OK as well since they went through the Title 9 process.

Mr. Haddox commented he was uncomfortable because of the new information the public hasn’t
seen and felt the ordinance should be tabled so it can be done right. He commented on a record of
survey versus an approved plat, and also wanted to see legal counsel present to assist in making
the appropriate decision.

Mr. Moyer stated he agreed with previous comments made by the Commission.

Mr. Breckenridge commented he liked the chart presented by Mr. Boal and the proposed process,
but he did not like the stance the county is taking on previously signed and approved parcels. He
believes that the county should be bound by that approval. Regarding the ag splits, he felt that it
was not fully understood at the time what the rights were that go with the split. He felt the
definitions should be more specific for what is acceptable or not acceptable.

Ms. Johnston agreed with the comments that those who went through the Title 9 process to divide
parcels should be OK. Those who ignored or didn’t use the Title 9 process should be rectified
differently. She wanted to know more about the ag split lots and what process they went through,
and possibly a map showing where these lots are located. She also commented that she was not
comfortable with the proposed ordinance as written because it was not clear on the situation of
some of the lots splits.

Mr. Larson commented he would prefer instead of a map, examples with generalized locations and
what the case issues are.

Mr. Hensel commented that mistakes have been made in the past and there were some very busy
times in the past. He felt that the staff is trying to deal with that situation using the proposed
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ordinance. His sympathy was with the lot owner paying residential taxes since the ag lot split. He
thought we should start all over because mistakes were made in the past. He recommended the
public hearing be continued and reopened at a later date with legal counsel present.

The Commission discussed what date to postpone the hearing to. Ms. Johnston suggested May 17
since the May 10" hearing already has two applications. The Commission agreed to hold a special

meeting on the 17" to continue the hearing.

MOTION: Mr. Larson moved to continue the Public Hearing to May 17". Mr. Breckenridge

seconded the motion.

VOTE: The motion was unanimously approved.

MOTION: Mr. Arnold moved to adjourn the meeting. Mr. Haddox seconded the motion.

VOTE: The motion was unanimously approved.

MOTION: Mr. Arnold moved to adjourn the public hearing. Mr. Larson seconded the motion.

VOTE: The motion was unanimously approved.

The public hearing was adjourned at 7:30 pm.

WORK SESSION: Draft Code Discussion, Article 13: Property Development Plan

Mr. Larson had to leave the meeting as the Work Session was beginning.

Article 13 — Property Development Plan

= 13.2.2 Additional Required Sections: Applicability Chart
o Change Site Disturbance and Building Permit from “R” to “P” for Vegetative

Management Plan

o Change Building Permit from “R” to “P” for Parking Plan

= 13.3.1 Riparian Buffer Plan

o Make sure list of riparian features all match in B, E, and F.

= 13.3.2 Skyline View Protection Plan

o Jasonwill contact Rob about the map to verify if it is showing areas where buildings
will skyline or if it is only areas visible from the highways.

= 13.3.3 Steep Slopes Plan
o No changes
= 13.3.4 Grading Plan

o Mr. Booker asked if the SWPPP was required now. This is a federal rule, with a
permit required by the US EPA if one acre or more will be disturbed. The language

could be clarified in this section.
= 13.3.5 Vegetative Management Plan
0 Update table to match 13.2.2

o0 PZC discussed removing language from 13.3.5.D.4 about plant varieties being
selected based on the natural conditions. It was decided to keep this language.
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0 A new section under 13.3.5.D will be added for ornamental areas and lawns around
a home — plants may not be native, but they may not be invasive.
o Atypo was identified in 13.3.5.F, which will be corrected.

= 13.3.19 Parking Plan
0 Update table to match 13.2.2

o Add an exemption for residential building permits if requirements are shown on the

site plan.

Moving Forward:

= Staff gave a brief overview of the new Wildlife Habitat sections of Article 13. PZC should
be prepared with comments to complete Article 13 (13.3.6-13.3.20) at the April 19"

meeting.

= PZC should be prepared with comments on the 19" for all Redlined Versions of the Draft

Code.

o Staff will provide PZC with the Redlined Version of Article 15 by April 15",
= Any changes to the Draft Code need to be made at the April 19" meeting, so a “clean”
version can be prepared and provided to the BoCC and PZC by April 23'.
= The joint meeting with the BoCC is scheduled for May 10™. Mr. Hensel asked if the joint
meeting could be scheduled as the first item on the May 10" agenda.

MOTION: Mr. Booker moved to adjourn the meeting. Ms. Johnston seconded the motion.

VOTE: The motion was unanimously approved.

The meeting was adjourned at 8:43 pm.

Respectfully submitted,
Sharon Fox, Scribe

Dave Hensel, Chairman

Attachments:
1. April 12, 2016 Public Comment
2. PZC April 12, 2016 Meeting Packet
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13.3.8. Wildiife Habitat Management Plan #2
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Chapter 20
WILDLIFE OVERLAY DISTRICT (W)

9-20-1: PURPOSE:

sources.

9-20-6: CONSERVATION PLAN:

The y ty
statewide, and i
of fish and game (IDF&G), d
d the Unit

econarmic, recreal
19, 11-14:2006)

9-20-2: ESTABLISHMENT OF DISTRICT:

Biaine
County. (Ord. 2008-17, 11-25-2008)

9-20-3: APPLICABILITY:

Any subdvision of land within Blaine County. (Ord. 2006-19, 11-14-2006)

9-20-4: DEFINITIONS:

ed in this chapt
CLASSIFIED LANDS: Lands within Blaine County, as follows:

Class | Lands: Lands within Blaine Gounty that include elk winter habitat or mule der winter

Class Il Lands: L mule deer

T ——

to
forthe
and visitors. (Ord. 2006-

[ ——————

[T ———

Concentatons s censere Ky Flan Camminty

Class Il Lands: Lands within Blaino County that include crtt endangared,treatencd, and
to 1973, species of greatest

strategy,

5. sveas ppicabily near rsasconaning more cammon
landscape s

Tris Dlonecton appes o al and fund i

asidentiod on e Map ound o page 1323, s [T ———————

oo i and il broding weas

c
T ——
ihe roposad deslopmentcontains any Koy Pt -,

Communtes s chion et

. ovviatomirnconaos
o et denttid hcuch e wie hdit

T et o s O 0 sttt
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foms of witos managed iy o ansre

e ity o e i, SRR —
g tem vy i ek e s
£ s i The e dstancs an cnfgurston

0 design v 10 ersute tat e of o tesoutce Dikgy s and wiate

otontoastlo 1na ofctofplarned devocpmont

i e——————

1 Dssign Roven Crtera pattuays, and i) on s of o
gt s ey habist o ot coridor by e
ocommandod o aprovl hera o own Indcsor specie.

Soncic usdlos re ma: b Fencing
a. Buiing Envelopss . Foncna and ohrnasictse rust
. Builong amelopes must b oo desgned o minimiz s
Indcator spaciesan indcatrnadiat.
i Tominmiz agmentatonof any
e o o ot e s
vegetatin ot rscatr ot e fund e of ol
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ecosystem, including wetiands, riparian areas and wilife habitat

SPECIES OF GREATEST CONSERVATION NEED: Those species listed as within the

WILDLIFE HABITAT: An area with a combination of resources (food, water, cover, and space)
temperaty . absence of

PLAI by individuals of a
mitigation,
the development. habitat include, but are not imited to, principal feeding or foraging areas, winter range, summer
range, Jduction and breedi and areas
ELK to migr
habitat Elk
WILDLIFE SURVEY: Current and historical observation and documentation of me zmma\s
ELK WINTER HABITAT: ly xeric 'e property. I shall include, but not be limited to, a aescnpnon and map of
popmanans of the site
months by elk. Elk their A wildife survey at the applicant's
winter habitat in Blaine County is designated by IDF&G. has d
in the fields of : iplines. It may be
subject 1o peer revi licant’ Habi subdivisions
of 1973, by the U.S. ot t
2008-17, 11-25-2008; Ord. 2006-19, 11-14-2006)
HABITAT study and values of ion and
shallinclude iptic
Mownersmm location, type, size, mndnmn habitat potential, and elheral\nbu\es erwmm
habitat e . )
L on e o s o e olds of 9-20-5: REVIEW PROCEDURE:
3 i ol y be subig
peer Pl subdivision in
or more lot review '
MAxmuM EXTENT PRACTICABLE: Under the circumstances, that .-mmm. .«uns have
ea mpliance A. Preliminary Review:
potential benefits prop
1. Prior to the planning or f any subdivision, the
‘adverse impacts resulting from noncompliance. and any [ or q
ity IDF&G
MULE u.,y to migrate from ‘and zonir if classified lands are
habitat. Mule deer few days or may span
Soveralwocks depening upon e woatho an ohr actors. Mulo oet this chapter.
Blaine County are designated by IDF&G, N " eview by
Eml it impact on wildife or wildife habitat, no further action is Mumved of

MULE DEER WINTER HABITAT: Generally consists of low elevation, southen exposed xeric
g

y mule deer.
Mule deer winter habitat in Blaine County is designated by IDF&G.

SENSITIVE LANDS: Lands p y

s i e 150 »

toal
by the adminisirator in section 9:20-5 of this chapter 1o have classified lands:

A. Plan Preparai

applicant.

e pptcant prbuant o s chapir

3
pursuant to section 9-32-3 of ths tile. (Ord. 2008-17, 11-25-2008; Ord. 2006-19, 11-14-
2006)

. —— =

ard R the appiication, oard
O etorminen ot 2 comsmton Dlan s necessary the commission or board may requwa a
itted. (Ord. 2008-17, 1 006-1

11-14-2006)

ESIGN STANDARDS':

e ok of rosoues

hal [ and for
vhich P required. The

bilogy. fen and wmma ‘management, and similar discipines. It may

(10)or
ject o peer review 2
B. Plan Content: by this section shallinclud
o, the ollowing information:
1. Widife survey it ’ f this chapter.

2. Conservation plan:

2. An analysis of impacts of
and widife habitat on or off site;

b. Alistof proposed mitigation measures and an analysis of the probabilty of success of

. Aplan for e

ind monitoring of

d. A demonstration of prohibiton of wildife feeding;

. A plan for any
eracoston and contos and

£.A demonstration of fiscal, administrative, and technical competence of the applicant or
other relevant entiy 1o successfully execute the plan.

. Waiver Of ay

3 the site, the
P

and other relevant factors.

is chapler,
standards of evaluation. Before approving or conditionally approving this application, the board

A. Widife And Wildife Habitat: All evelopment shall be designed so it does not have a

i o ugatedto e In determining
wildife
fickinbosiy such advevse s have boon avoided or mgated 10 the maximum
commission, or

following criteria:

1
acivles tnlaang pac o cornoots pol9) i rapmotossary o ey mcions
f

wildife,
the following:
a Activities humans, pes,
nt that disturb or individual animal, gro
animals or widis species:
b, ties . resulting in

1, group of
animals or widiife species. Examples include, but are not limited to, ntroduction of

lighting;

c. that may
be affected;

a impacts of the proposed
Judi limited to,

quired by chapt of

S ————— =«



this tte; seasonal restrictions of recreational travel (motorized and nonmotorized) and
activiios, clustering of development to avoid intrusion ino or fragmentation of habitat;
‘and creation of buffers around crtical arcas.

2. Wildifo Habitat: Impact on wildifo habitat, including, but notimited to, the loss,
dogadaon orragmertaton of wdife it et 1o cpscty o re o
d the diversity of the county is
Tentens Aasosament o Saiteant pacts i oo based o he owig

a. The amount

b. The amount of habifat of similar type and qualiy within the development sie that
remains contiguous;

. The existing and proposed amount of ot coverage;

Fl of similar adjoining land; and

e. Mitigation effots that directly address the potential adverse mpacs of the proposed

land use on wilifespecies, ncluding, but ot Imile t, clstering ofdevelopmen to
into or

Tamova o

enhancement o resoraon of squvalent habiet on o aclacert o b st

3. Wildife Movement Patterns:
and habitat use, including, but not lmited o, disruption of necessary migration or
movement patterns that prevent wildife from using current or raditional habitats:
iplscement ofwidif 3acies nlo reds thatcannol uppor ofsstan he pocies ver
thefong ten an areato
ignoan mpacts il be based on e folowing

a ] migration
cormidors from summer 1o winter range:

3 tofind exposo them to
precaton,inlsracton wih motor vehices, rlanss numan Sy o more severe
topography and climatic conditions:

. The size of the affected habitat and availabilty of similary sized and quality habitat
within the surounding area;

d. The human activity and development that would resutin the inabily of a single o
multple species to adapt to the new condiions;

. Inabiy o a

s v ettt Sl 1o st v spoon ot long term; and

t that directly address the impacts of the proposed
ln use on wisspeces, nobdng, butrot iodie custerngorocaon
o

fers

hal native veges ble and

v is

o later
completed.

. Planting nonnative omamental plants on sites near or adjacent to designated big game
winter habitat is prohibited and strongly discouraged on allother sites.
immedately surrounding residential dwelling units, planing of nonpalatable vegetation
201006, 525

aly e
2010; Ord. 2006-19, 11-14-2006)

= 13.3.19 Parking Plan

imits 9
patterns; and enhancement or restoration of equivalent habitat on or adjacent o the
sie.

4. Uniqueness Of Uniqueness of
including,  loss, degradation, o
habitat

t commonly occur outside the countytothe extent tha the health and viabilty of a
species is threatened in the county and impacts on wiife spocies that do not commonly
ocour 0 the extent that in the county.
Assessment of significant adverse impacts will be based on the following:

Blaine County;

determined
by eting by tal o fodera agenies a5 threalened or endangered o as delermined by
i

. Whether the habitat does not commonly occur outside of Blaine County as determined
ty in coni the

. The extent of the threat to the viabilty of the species;

. The extent of the reduotion of the diversity of widife species in the county; and

potential the proposed
\ang use o widife paciee, Induing, b ot itd o, clstering o development to
avoid ntrusion into or

s an v ot of arosnce on a1 g ananeement o resoaion of
equivalent habitat on the site or elsewhere in the county.

5. Cumulative Impacts Assessment: An assessment of cumulative impacts including the
efecs of past. present, and easanablyforeseeabl fulur actons within and beyond the
boundaries of the.
on the following:

it of significant adverse impa

. The area, including land outside the project site, in which effects of the proposed
project will accur and the impacts of the proposed project that are expected to occur in
that area; and

b, lai tof the @ habitat
o e past, present,
oraseuane are Ipaes of oeraetios and Gocoeprions

6. Vegetation Removal And Revegetation:

. Removal of natural vegetation shall be minimized and restricted to the smallest area
sary d and

driveways within an activity envelope.

0 Add an exemption for residential building permits if requirements are shown on the site plan.

= 13.3.20 Fire Protection Plan

0 Add an exemption for residential building permits if requirements are shown on the site plan.

Article 15 — Defi ns
= Correct typos throughout

= Check Development definition to exempt ag
.

= Update Hillside definition

Clarify Eligible Parcel that accessory dwelling units are allowed.
Check Future Acquisitions Map definition — where did this come from? Remove?

®  Update Indicator Species and Indicator Habitat definitions

= Define NFIP

= Check Rural Reserve Area definition — where did this come from? Remove?
= Add disclaimer about NWI wetlands map to the Wetlands definition

Other Comments

Article 10 — make sure solar definitions allow for solar thermal, not just solar panels.

= Article 11 - fix Flags section. Should say 2 flags are allowed.

Moving Forward:

Article 14 — adjust Temporary Use times to allowed events before 9AM with sound restrictions.

The joint meeting with the BoCC is scheduled for May 10™. It is the first item on the agenda.

COMMISSIONERS PRESENT:
Larson, Mr. Jack Haddox, Ms. Sarah Johnston, Ms. Marlene Robson, and Mr. Pete Moyer.

TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Notes, April 19, 2016
Commissioners’ Chamber, Driggs, ID

Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr. David Breckenridge, Mr. Chris

Article 13 — Property D

Plan

Make sure table matches for all sections.
13.3.6 Wildfire Hazard Mitigation Plant
0 Clarify that pruning of trees means the tree branches.

0 Replace NRCS language under fuel breaks with a reference to the standards of the Defensible Space, Zone

2 section.

O Remove “use”

before fire resistant building materials in D.6.a. and E.c.

13.3.7. Wildlife Feeding Plan
0 Change name to Wildlife Non-Feeding Plan
13.3.8 Wildlife Habitat Management Plan

0 PZC was given three options for this section. After a vote, it was decided that Option 2 would be used,
with the density trigger for Rural Districts changed from “1 unit per 30 acres” to “1 unit per 25 acres”

0 Atime period

0 Indicator Habitats from the IDFG study will be included in this section, not just on the map.
be added that IDFG may comment on property with indicator habitat even if it is located

0 Language will

for IDFG’s review of this plan will be added.

outside of the mapped Key Plant Communities.
0 The IDFG study will be added as an appendix.
0 Reference fencing guidelines.
13.3.9 Nutrient Pathogen Analysis

0 This was previously only required for Full Plats with 10+ lots that met one of the 5 conditions for the NP
analysis. This was changed to include all Short Plats and Full Plats, regardless of the number of lots, that

meet one of the 5 conditions.
13.3.10 Public Service/Fiscal Impact Analysis

0 No changes
13.3.11 Traffic Impact
0 No changes

Analysis

13.3.12 Lighting Management Plan

0 No changes

13.3.13 Stormwater Management Plan

0 Update the standards to be more specific

0 Clarify the language for the SWPPP that it is one acre or more being disturbed
13.3.14 Access Management Plan

0 No changes
13.3.15 Plat

0 Typo at EIPH certification
13.3.16 Land Partitioning Survey
0 Add zoning district to be included on survey

13.3.17 Deed
0 No changes

13.3.18 Geotechnical Analysis

0 No changes

TETON COUNTY PLANNING AND ZONING COMMISSION

JOINT MEETING WITH THE BOARD OF COUNTY COMMISSIOENRS

Meeting Primer, May 10, 2016

Commissioners’ Chambers, Driggs, ID

The Planning and Zoning Commission has made revisions to the Draft Land Use Development Code over the past several

months. This is the draft PZC finished in April 2016 and feels comfortable moving forward with.

Goals:

Make sure PZC & BoCC are familiar with the Draft Land Use Development Code
Decide on a path forward for public outreach, review, revisions and adoption.
0 Inthe 4/11/2016 Meeting the BoCC discussed the following path forward:

Teton County Land Use Code Path Forward-

PZC Public Hearing

PZC Recommendation

BoCC Outreach

BoCC Revisions

BoCC Public Hearing

BoCC Adoption

Yellow denotes what is required in Idaho State
Code 67-6511

The following is a “General” Public Outreach Outline. It will be important to discuss the time that will be
needed for: preparing for the meetings, attending the meetings, distilling comments from the meetings, and
making edits.

Additional detail can and will be added to the “Outreach Plan” as we decide on a path forward and what is
needed along that path.



FROM: Teton County Planning Staff
RE: REVISED DRAFT Land Use Development Code- Public Outreach Plan Summary
DATE: April 28,2016, 2016

The purpose of this work plan is to identify parts of a plan for public outreach, revisions, and adoption to the
Draft Land Use Code after May 2016. It will be very important to help the public understand the changes in the
new Land Use Code, as well as solicit very specific public feedback on the draft code, due to the dramatic
changes to the code.

Past Public Outreach Events-

In the past, we have solicited feedback on more general issues (this is not the complete list of outreach
events):

e Comprehensive Plan is the policy for the Land Use Code

e January, 2014: Process for the new code

e April, 2014: Issue identification -review of Comprehensive Plan findings and existing code
e May, 2015: “Drictor”/Area of Impacts

e August, 2014: Character areas and divisions

e April, 2015: Code format

Now that we are nearing completion of a draft, we can begin to generate very useful, specific public input to
help revise and guide the new Land Use Code to ensure it meets the policies found in the Comprehensive Plan.
It can be used as a way to measure the progress we have made, as well as informing necessary revisions.
Below is a list of different strategies to be utilized after April as we vet the draft Land Use Code with the public.

Documents to prepare for Public Outreach efforts:

Completed-
1. Compret ive Plan Policy lysis- COMPLETED 2-2016
2. “PZC” Draft Code. COMPLETED 4-2016
3. “PZC” Draft Map. COMPLETED 4-2016
4. Article Summary for every Article (being updated and should be completed by May 10" meeting)
5. “Scenario Tool”- provides a tool to look at what development options exist and the requirements for

those options, based on a sample property COMPLETED 2-2016

Yet to be Completed-
1. Overall summary for the code. This will outline the process, the methods, and policies utilized in
developing the new code. The sections can be used independently or as a whole document.
2. Handouts and Outreach media

Feedback Methods:

1. TetonValleyCode.org has been developed to receive public comment and has been collecting
comments.

2. Hand written comments on standardized comment forms at events/meetings

3. Email to the Planning and Zoning Department.

4. Other suggestions?

The next steps include:

1. Decide on a path forward

2. Complete the documents mentioned above.
3. Identifying specific dates for the events.

4. Talk about it, Talk about it, Talk about it!!!

Meetings (Assuming BoCC will conduct most of the public outreach):

1. Outreach Kick-off Summit- this meeting will be utilized to present the “PZC” Draft Code to the Public
and start the outreach process. Even if the BoCC will do most of the outreach, | think this meeting
should be held before the PZC public hearings. This meeting would include a presentation to the public
about the code and the process and a brief question answer period. The purpose is to present the
information for the public to start reviewing, as opposed to being able to address all the public’s

concerns.
a. Proposed Dates-
i. June7
ii. June14

[ad

PZC Public Hearing- This would provide an opportunity for the public to comment on the “PZC” Draft.
From this interaction the PZC would recommend a Draft Code that would include changes or
modifications as a result of the public comment.
a. Proposed Dates-
i. July12
ii. July19
3. BoCC Open House-This is an open meeting that allows the public to come and go as they please. They
can review the “PZC Recommended Draft” documents, ask questions and leave feedback. It would be
beneficial to have at least two open houses, on different dates, and all day long. Staff would be at
these to answer questions and provide information.
a. Possibly have multiple locations (Driggs, Victor, Tetonia)
b. Proposed Dates-
i. All through the month of August
4. Workshop- This is a public meeting where the public is given a short presentation, then given a
problem to work on in smaller groups. After working on the problem the group presents their results
to everyone. This is a very interactive meeting that allows a lot of cross dialog and conversation with a
variety of groups. The number of these meeting would be based on the topic the BoCC feels would be
important to discuss.

a. Would need to focus on specific questions (After utilizing the scenario tool, are the densities
we have identified accurate for the character areas and why? What uses should be allowed in
the rural zones and why?)

i. Staff would look for specific topics the BoCC would like to solicit feedback on
b. Proposed Dates-
i. All through the month of August
5. Presentations- This is a PowerPoint or presentation given by staff to a large or small group of people.
The number of these presentations can be very flexible and allow for specific groups to request a
presentation.

a. Offer time slots for specific groups (i.e. Realtors, Builders, Business Community, Large Land

owners, etc.) to have time with staff and the code.
i. Staff would look for suggestions on specific groups to invite
b. Proposed Dates-
i.  All through the month of August
6. BOCC Public Hearing- This would provide an opportunity for the public to comment on the “PZC
Recommended Draft”. From this interaction the BoCC would make revisions as a result of the public
comment. Once the needed changes were made, the BoCC would adopt and implement the code.
a. Proposed Dates-
i. September 12
ii. September 26

AREQUEST FOR A ZONING MAP AMENDMENT & CONDITIONAL USE PERMIT
By: Rachel & Michael Fortier
For: Fin and Feather Inn
WHERe: 316 W 9500 S (Victor)
Planning & Zoning Commission

PREPARED FOR: 1 lic Hearing of May 10, 2016

APPLICANT: Rachel and Michael Fortier
LANDOWNER: Rachel Fortier

APPLICABLE COUNTY & STATE CODES: Amendments pursuant to Title 8, Chapter 11 and Conditional
Use Permit pursuant to Title 8, Chapter 6, of the Teton County Zoning Ordinance, (amended
9/9/2013); Teton County Comprehensive Plan (A Vision & Framework 2012-2030). Idaho State
Statutes 67-6511 and 67-6512.

REQUEST: Michael and Rachel Fortier, owners of the Fin and Feather Inn, are applying for a zoning
map amendment and a conditional use permit. The Fin and Feather Inn was permitted as a Residential
Bed & Breakfast in 2014, which allows up to 3 rooms. The Fortiers would like to increase the number
of rooms to 5 to accommodate their growth, allow for an operational buffer, and allow for business
insurance. A bed & breakfast with 5 rooms is considered a Bed & Breakfast Inn, which is not permitted
in the A-2.5 zone. This proposal includes rezoning the Fortier parcel from A-2.5 to R-1, followed by a
Conditional Use Permit application for a Bed & Breakfast Inn. This increase in rooms does not require
any additional construction.

LEGAL DESCRIPTION: RP004600000020; LOT 2 BROWNS ACRES SEC 17 T3N R45E
LOCATION: 316 W 9500 S, Victor, ID 83455

ZONING DISTRICT: A-2.5

PROPERTY SIZE: 3.08 acres

VICINITY MAP:

Fin & Feather Rezone & CUP Planning & Zoning Commission | 5-10-2016
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AERIAL IMAGE OF PROPERTY

PROJECT BACKGROUND

Rachel Fortier, owner of the Fin and Feather Inn, submitted applications for a Zoning Map
Amendment and a Conditional Use Permit on March 28, 2016 (Attachments 1-5). A Development
Review Committee (DRC) Meeting was held on April 12, 2016 with the applicant, Planning, and
Eastern Idaho Public Health to discuss the application materials.

This property is zoned A-2.5. The Fin and Feather Inn was permitted as a Residential Bed & Breakfast
in September 2014, which is limited to 3 guestrooms. Prior to receiving the permit for a Residential
B&B, the Fortier home was completely renovated to bring the building up to building code standards
(see Attachment 5). This property is located in the Scenic Corridor Overlay (see Attachment 7).
However, the applicant is not proposing any new structures or changes to the existing structure, so a
Scenic Corridor Design Review was not required.

PROJECT DESCRIPTION:

Rachel and Michael Fortier are proposing to use their existing home and Residential Bed & Breakfast
as a Bed & Breakfast Inn. A Bed & Breakfast Inn is not currently allowed in the A-2.5 zone. Therefore,
the Fortiers are requesting a zone change from A-2.5 to the R-1 zone.

As per Title 8-3-6-C, the purpose of the R-1 zone is “to provide a low, medium, and high density
residential land use opportunities in the area within and adjoining the designated area of city impact
and the scenic corridor overlay areas.” This property is located in the Scenic Corridor, so it meets this
purpose.

The applicants are also requesting a Conditional Use Permit for a Bed & Breakfast Inn. Currently, the
Fin and Feather Inn is permitted as a Residential Bed & Breakfast. This is limited to the use of three
(3) guestrooms with the option to serve food.

Fin & Feather Rezone & CUP Planning & Zoning Commission | 5-10-2016
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reverse its action or otherwise change the zoning classification of said property without
the consent in writing of the current property owner for a period of four (4) years from
the date the governing board adopted said individual property owner's request for a
zoning classification change.” This could be a concern as Teton County is currently
working on a new Land Use Development Code and Zoning Map. The applicants have
stated they would allow the County to rezone their property with the new Zoning Map if
the zone change and CUP were approved.

DRC MEETING - KEY ISSUES:
On April 12, 2016, we had a DRC meeting with Rachel Fortier, Michael Fortier, Eastern Idaho Public
Health (Mike Dronen), Teton County Planning Administrator (Jason Boal), and Teton County Planner
(Kristin Rader). From this meeting, there were no key issues identified.
= NumBer oF Rooms: The applicant requested the use of 5 rooms for the Bed & Breakfast Inn.
= SepTic SysTEm: Based on the application materials, Eastern Idaho Public Health stated that a
new septic system was recently installed and the capacity of the system is much larger than
needed for the existing and proposed use.

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE: Idaho Code, Title 67; Section 67-6509, 67-
6511, 67-6512, and Title 8, Section 8-6-1 and Section 8-11 of the Teton County Zoning Ordinance. The
public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News. A
notification was sent via mail to surrounding property owners within a 300-foot buffer area, including
all property owners in subdivisions within the 300-foot buffer area. Political Subdivisions providing
services in the area were also noticed, and a notice was also posted on the property providing
information about the public hearing.

COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE
Staff has not received any written comments from the public at the time of this report.

Fin & Feather Rezone & CUP Planning & Zoning Commission | 5-10-2016
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The Teton County Code, Title 8 defines a Bed & Breakfast Inn as:

BED & BREAKFAST INN, BOARDING/LODGING HOUSE: A residence or building that has four or
more guest units, exhibits a character of use similar to a motel or hotel, serves food to
overnight guests, and is open to the traveling public for stays fewer than 30 consecutive days.

The Fin and Feather Inn is already serving breakfast to its guests, so the only change will be the
number of rooms being used. The applicants are requesting the use of five (5) guestrooms. The two
additional rooms were previously used by long-term renters. The existing parking area is large enough
to accommodate parking with the use of 5 guestrooms, as it was already doing so, and the vehicle
traffic will be similar to the existing traffic.

The increase to 5 guestrooms would provide the Fin and Feather Inn with an operational buffer,
business insurance options (some insurance companies will only insure a Bed & Breakfast if it has 4+
rooms), more guests, and more employees. The applicant has stated they have been limited when
renting to guests because of the available rooms. One of the additional rooms being requested is a
2-bedroom suite with a shared bathroom, which would allow for a diverse group of guests, such as
guests with children, to stay without booking multiple rooms.

Zone Change Considerations
1. Differences Between Zoning Districts
a. Density and Minimum Lot Sizes: One major different between the A-2.5 zone and the R-1
zone is the minimum lot size. This parcel cannot be split further in the A-2.5 zone because
the split would not be able to meet the underlying density and minimum lot size
requirements. The minimum lot size of the R-1 zone is 9,000 ft?, which would make it
possible for this parcel to be split. However, if the property owner wanted to split this
parcel, it would be considered a substantial plat amendment, which requires public
hearings and approval by the Board of County Commissioners. The property owner is not
intending to increase the density on this parcel or split it further.
b. Allowed Uses: Another difference between the A-2.5 zone and the R-1 zone are the
allowed uses. There are fewer uses identified for the R-1 zone in the Land Use Matrix (8-
4-1).
i. Uses identified for the R-1 zone that are not included in the A-2.5 zone include:
1. Day Care Center (13+ children) — Conditional Use Permit
Bed & Breakfast Inn — Conditional Use Permit
Group Home — Conditional Use Permit
Two-family dwelling — Permitted
Multiple-family dwelling — Permitted
Convalescent/Nursing Home — Conditional Use Permit
7. Assisted Living Center/Retirement Home — Conditional Use Permit
ii. Although there are additional uses, most require a Conditional Use Permit. The
applicants do not intend to use the property for additional uses beyond their
home and a Bed & Breakfast Inn.

LRGN

2. Future Zone Changes
a. Idaho State Statute 67-6511 states that “if a governing board adopts a zoning
classification pursuant to a request by a property owner based upon a valid, existing
comprehensive plan and zoning ordinance, the governing board shall not subsequently

Fin & Feather Rezone & CUP Planning & Zoning Commission | 5-10-2016
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SECTION 8-11-1 CRITERIA FOR APPROVAL OF A ZONING MAP AMENDMENT

Title 8 states that the Board may amend the Zoning Map upon a finding that the amendment is
required for public convenience, necessity, health, safety or the general welfare. In addition, Idaho
State Statute 67-6511 states that a zoning amendment may not conflict with the adopted
Comprehensive Plan.

Criteri Staff Comments
= Staff has determined that this application is not negatively impacting the
public health, safety, or general welfare. The impact of this use will be the

& i " same as the existing use on the property. No new construction is being
convenience, X . R " . - q
required, and no new services are being required. This application will
necessity, health, . L . . " .
provide additional short term lodging options available in the County.
safety or the

Title 8 only allows the R-1 zoning district in the Areas of City Impact and

along the Scenic Corridor. This property is located in the Scenic Corridor,

so it would be eligible for the R-1 zone.

= Staff has determined that this application is not in conflict with the Comp.
Plan. Although the Comp. Plan says to concentrate commercial, mixed use
development, and housing near existing towns, this is an existing use that
does not require additional construction. It is also located near a Gateway
area on the Framework Map. The use is only for lodging, which could help
support other goals and policies of the Comp. Plan by providing lodging
for visitors here to enjoy the Natural Resource and Recreational
opportunities in the County, as well as reducing the need for land to be
developed for lodging.

=  This application supports the following policies:

0 ED 1.3 Encourage and support local commerce

general welfare

2. Not in conflict 0 ED 1.6 Encourage and pursue economic diversity, innovation, and
with the creativity to keep our economy stable
adopted 0 ED 1.7 Support the expansion of recreational, cultural, and
Comprehensive entertainment options that would improve the visitor experience
Plan and boost economic development

0 ED 4.7 Encourage creative economic solutions such as live-work
opportunities and appropriate home businesses.
= This parcel is identified as Rural Agricultural on the Framework Map and
Foothills on the Proposed Zoning Map. Both areas call for low density
residential uses. There is no agricultural use on the parcel. There is one
existing home on the property being used as a Bed & Breakfast, with no
new construction or increased density is being proposed.
= This parcel is located near a Gateway on the Framework Map. Gateways
are identified as areas that emphasize the sense of arrival, which could
include rest areas, visitor information, etc. The Fin and Feather Inn
website currently includes information about local and regional activities.

POSSIBLE CONDITIONS OF APPROVAL | Zoning Map A dr

1. The applicant will provide written consent stating Teton County may rezone the property with
the adoption of the new Land Use Development Code and associated Zoning Map.

2. The applicant will not pursue a zoning map amendment for their adjacent property, also known
as Lot 2 of Brown Acres Subdivision.

Fin & Feather Rezone & CUP Planning & Zoning Commission | 5-10-2016
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POSSIBLE PLANNING & ZONING COMMISSION ACTIONS | Zoning Map A dr

A. Recommend approval of the Zoning Map Amendment, with the possible conditions of approval
listed in this staff report, having provided the reasons and justifications for the approval.

B. Recommend approval of the Zoning Map Amendment with modifications to the application
request, or adding conditions of approval, having provided the reasons and justifications for the
approval and for any modifications or conditions.

C. Recommend denial of the Zoning Map Amendment application request and provide the reasons
and justifications for the denial.

D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for
additional information.

POSSIBLE MOTIONS | Zoning Map Amendment
The following motions could provide a reasoned statement if a Commissioner wanted to recommend
approval or denial of the application:

APPROVAL
Having concluded that the Criteria for Approval of a Zoning Map Amendment found in Title 8-11 and
Idaho State Statute 67-6511 can be satisfied with the inclusion of the following conditions of approval:
1. The applicant will provide written consent stating Teton County may rezone the property
with the adoption of the new Land Use Development Code and associated Zoning Map.
2. The applicant will not pursue a zoning map amendment for their adjacent property, also
known as Lot 2 of Brown Acres Subdivision.
= and having found that the considerations for granting the Zoning Map Amendment can be
Justified and have been presented in the application materials, staff report, and presentations to
the Planning & Zoning Commission,
= and having found that the proposal is not in conflict with the goals and policies of the 2012-2030
Teton County Comprehensive Plan,
= | move to RECOMMEND APPROVAL to the Teton County Board of County Commissioners for the
Zoning Map Amendment for Rachel Fortier as described in the application materials submitted on
March 28, 2016 and as supple 1 with additional applicant information attached to this staff
report.

DENIAL
Having concluded that the Criteria for Approval of a Zoning Map Amendment found in Title 8-11 and
Idaho State Statute 67-6511 have not been satisfied, | move to RECOMMEND DENIAL to the Teton
County Board of County Commissioners for the Zoning Map Amendment for Rachel Fortier as
described in the application materials submitted on March 28, 2016 and as supplemented with
additional applicant information attached to this staff report. The following could be done to obtain
approval:

1.
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POSSIBLE MOTIONS | Conditional Use Permit
The following motions could provide a reasoned statement if a Commissioner wanted to recommend
approval or denial of the application:

APPROVAL
Having concluded that the Criteria for Approval of a Conditional Use Permit found in Title 8-6-1 can
be satisfied with the inclusion of the following conditions of approval:
1. The Bed & Breakfast Inn is limited to using 5 guestrooms. If more rooms are desired, the
Conditional Use Permit must be modified through the required process at that time.
2. Any additional development or changes to the existing structure on this property requires
a Scenic Corridor Design Review, where applicable.
3. Parking must meet the Teton County Code requirements, including number of spaces and
size, as well as ADA accessible requirements.
= and having found that the considerations for granting the Conditional Use Permit can be justified
and have been presented in the application materials, staff report, and presentations to the
Planning & Zoning Commission,
= and having found that the proposal is generally consistent with the goals and policies of the 2012-
2030 Teton County Comprehensive Plan,
= | move to RECOMMEND APPROVAL to the Teton County Board of County Commissioners for the
Conditional Use Permit for the Fin and Feather Inn as described in the application materials
submitted on March 28, 2016 and as supplemented with additional applicant information
attached to this staff report.

DENIAL
Having concluded that the Criteria for Approval of a Conditional Use Permit found in Title 8-6-1 have
not been satisfied, | move to RECOMMEND DENIAL to the Teton County Board of County
C issioners for the Conditional Use Permit for the Fin and Feather Inn as described in the
application materials submitted on March 28, 2015 and as supple with additional i
information attached to this staff report. The following could be done to obtain approval:

1

Prepared by Kristin Rader on 4-27-2016

SECTION 8-6-1-B-7 CRITERIA FOR APPROVAL OF A CONDITIONAL USE

The following findings of fact shall be made if the Conditional Use is being recommended for approval.
If the application is being recommended for denial, the Commission should likewise specify the
reasons for denial based on the items listed below.

Criterion Staff Comments
= This property is currently surrounded by residential uses, agricultural uses,
and vacant lots.

1. Locationis

CRNIEL R Gy = It is currently being used as a Bed & Breakfast, and no other uses or
uses in the general ) . 5
nelghborhood; structure; are b.elng Froposed. T?ton (.Iountv has not received any complaints
about this use since it was permitted in 2014.
= This use will utilize an existing structure that is accessible directly from
Highway 31. No new structures are being proposed. No new services are
2. Use will not place being requested. The impact of this use would be similar to the existing
undue burden on impact because the additional rooms being requested were previously
existing public rented by long term tenants.
services and facilities | = An original building permit could not be found for the structure, but the
in the vicinity. building is shown on the 2005 plat, so it would have been included in the

calculations for the currently adopted Capital Improvement Plan. ITD was
sent the application but did not provide comments.

= The existing building is already being used as a bed & breakfast. There are 8
rooms total in the house, and the applicants are only requesting to use 5 of

3. Siteis large enough to

accommodate the
roposed use and thoss,

prop . = The Teton County Code requires a minimum of 1 parking space per unit for a
other features of this X - "

hotel, motel, club, lodging house use. With 5 rooms, this use would need 5
ordinance q q q

parking spaces, which are available.

4. Proposed use is in = See comments for Criterion of Approval #2 for Zone Change.

compliance with and | = This use is utilizing an existing building, which will help minimize costs. This
supports the goals, also complies with other goals of the Comp Plan by not adding new
policies and infrastructure that could decrease open space, impact agricultural lands and
objectives of the natural resources, or increase the burden on public services. This also
C Plan. accesses directly from Highway 31, which is transit friendly.

POSSIBLE CONDITIONS OF APPROVAL | Conditional Use Permit

1. The Bed & Breakfast Inn is limited to using 5 guestrooms. If more rooms are desired, the
Conditional Use Permit must be modified through the required process at that time.

2. Any additional development or changes to the existing structure on this property requires a
Scenic Corridor Design Review, where applicable.

3. Parking must meet the Teton County Code requirements, including number of spaces and size, as
well as ADA accessible requirements.

POSSIBLE PLANNING & ZONING COMMISSION ACTIONS | Conditional Use Permit

A. Recommend approval of the CUP, with the possible conditions of approval listed in this staff
report, having provided the reasons and justifications for the approval.

B. Recommend approval of the CUP with modifications to the application request, or adding
conditions of approval, having provided the reasons and justifications for the approval and for
any modifications or conditions.

C. Recommend denial of the CUP application request and provide the reasons and justifications for
the denial.

D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for
additional information.
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Attachment 1

ZONE CHANGE APPLICATION

The planning staff is available to discuss this application and answer questions. Once a complete application is
received, it will be reviewed by the planning administrator or his designee and then scheduled for a public hearing
with the Planning and Zoning Commission, who will make a recommendation to the Board of County
Commissioners. A second public hearing will be scheduled with the Board of County Commissioners who will
make the final decision. Itis recommended that the applicant review Title 8 of the Teton County Code and 67-6519
and 67-6535 of the Idaho Code. Application materials may be viewed on the Teton County Idaho website at
www.tetoncountvidaho.gov
To expedite the review of your ication, please be sure to address each of the following items

SECTION I:  PERSONAL AND PROPERTY RELATED DATA

Owner: Racle !  Fortier

Riihe/ Fortir Eemail:_fache /. /’arﬁ'e/(o%m.ha h
Phone: (RY0)_£A2 ~ /29 Mailing Address: ___ 7444 S KDY 31
Ciy:__Ue for State: /2 Zip Code:_ B34 55
Engi ing Firm: Contact Person: Phone: ( 1
Address: E-mail:

Location and Zoning District:
Miresss_ GHYY S Joy 3] Uihs, 1 baceiNumber:. AP O0¥000000/0
Section: _J 7= Township: T3MN __ Range: A 5 / Total Acreage: 35>

Present Zoning District: ___4 .5 Requested Zoning District: __ R~/

ATTACHMENTS:

1. Zone Change Application (4 pages) 5. Narrative (15 pages)

2. CUP Application (4 pages) 6. Browns Acres plat #167981 (2 page)

3. Letter of Authorization (1 page) 7. Scenic Corridor map (1 page)

4. Deed of Trust #234828 (5 pages) 8. Adjacent Landowner Notification (2 pages)
End of Staff Report
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o Latest Recorded Deed to the Property o Affidavit of Legal Interest
o Fees paid in accordance with current fee schedule o Legal Description

1, the undersigned, have reviewed the attached information and found it to be correct. 1 also understand that the
items listed below are required for my application to be considered complete and for it to be scheduled on the
agenda for the Board of County Commissioners public hearing.

. Applicant Signature: _Qz_([ In A & — Date: 2281

I, the undersigned, am the owner of the referenced property and do hereby give my permission to
to be my agent and represent me in the matters of this application. I have read the
attached information regarding the application and groperty and find it to be correct.

7 / 7
. Owner Signature: JLp~ o | oue: Sf25/ 10
Fees are non-refundable.

Teton County. Idaho/Zone Change Application 5.5.2011 1of2



Attachment 1

SECTION I REQUIRED ITEME

BECENED"

1 Harrnilva thut nddrowsan the criwris balow.
1 Tan (10) coplas of the Plat of Survey labeled “Change of Zone™®
= Layn! desoription
L Viginity Map showing surounding iow
2 Cutvant goning distrol Prope ZONE CHANGE APPLICATION
s i i i
L i e The planning staiT s avallable o disouss Oils appliostion and answer yusitions. Onea & completa applisation s
BECTION I CRITERIA FOR RECOMMENDATIONE AND DECISIONS racalved, it will ba reviawsd by tha planning sdminlrator or hs dastgies and e sohediiled Tor a publle boa g
with g Plannlag snd Zonlag Comilsston, who will make o recommendation io the lowrd of County
1 Tteeammendations of the eommission and tho decllons of e biaed shill be fmade i fialler of publis recond Commimioners. A second publio hoaring will bo scheduled with the lioard of County Commlisionen who will
In necordanca with sactlons 67-6311, 67-6319 and 674333 of the ldehe Code. The recommandailons and declslans ik tha final declalon. 1t i recomminded that the applioant review Tiile & of the Telon County Code and 67-6519
n!:‘uu rpwmm”, Tl (il ieh ehangen, modiflcailons, and reclossl foailons of zoning diswot mest the following and 676515 of the [duho Code.  Appllention muterials muy bo viewed on the Toton County Idaha wabslia 6t
wrlisrl: S Bl G Al oy
: ‘The approval or denlal of the applieation shall ba hused upon standasds and oriteria which shall be To dxpodite the review af your appli 1 ploasi be sure i addvess each af the follawlug femy
sl forth In tha comprahensiva plan, sonlng ordinanos of other appropriate county ordinancas or
rojgulationg, and partigular gonlderstion shall be glven to the offests of any proposed @one changa ipon the HECTION 1| PEREONAL AND PROPERTY RELATED DATA
detivery of piblle sorvloon, Inaluding school disiricis;
* The comprehenslve plan (8 consl for and with the goals, paliols .
and nhlng'llrnl s nl:il‘lm: in mw'!'-n und other avidanoa gathersd thiough the public hearing Ewnr Ownar: Racle {  Forfier
* e proj ehunge will malstain and compatibiliy of m +
e llwlllugrm::', ' [prosarvi it iy of surroindlig onli distelos and RN z : f b l . el i[_f_"l_ # ﬁ¢ n-.!’: S
N The propused changs will malnialn ihe purposes and objeatives of ronlig and seoure the publio
halth, safoty and general wel fir; Lk ! . Y Phono: (20) _ £ A8 = /BT Malling Addiesss Ty S Hay 3/

. The approval or denlal shall ba in writing and aconimpaniad by a reasaned sateiment hal explaing /
the eriteris and standards considersd elevint; saies the relovant fieis rolled upon, and axplaine the tity: ' for Suaie: /& #ip Code_SIFTS
Fallonale W the deglalon based upon the af the plan, relevant
m“ o and sinfutory partingnt prinoiples and fotund information contained in Englaserlog Firm Contoel Parsoni ______Phones { )
wonrd,
Addron: Bemall:

BECTION IV: SPRCIVIC REQUIREMENTS FOR PURLIC HEARING AND NOTICE

Huilfluatlor s requlred B bath hoarlngs In sceondance with Tiile 67, Chapter 6] Seotlon 6300 of the idabo Code.
Hutlue shall ba provided by mall i pro ovwiies wiililin the land belng consldered, and wiihin ihreo hundred

{300} foot of the exwrnal boundarles of the land bel iidered, and any ndditional that b wd by
the proposed ehange. RNotice shall l|l: ba ;ultnd Dllr;rl:ml:“lnl nnl:‘u:pnrnm quj ]”\...:ﬂ m::l;", the WI::II A’l Laeailan and Zaning Distrii: Y
lewat fiftean {15) dayn priar to the hearing, Aotloa of the Uime, date and place and 1 iha plan to ba el . AP, Bosd &l e
discusad shall bo publlshed 1 the paer of général clrculailon within the Jursditlon, "This prosedure will AN £ Hioy 31, U'rm vareel Mumbr,_ &L (0000 2/
sompleted by the planning stalf, sootion; _J T Townabipn T Rangel A 45 £ Toial Avroage: T, £ —
BECTION Y STAFF SUMMARY ANALYSIS, REARONING AND FATT FINDING Present Zonkng Disrlet: 4 2,5 Resuesied Zoning Dinrion A~/
SECTION VI PLANNING AND ZONING COMMISSION ACTION

Q Latast Racorded Daad 1 the Propaity i Affldavii of Logal Intorast
BECTION VIl BOARD OF COUNTY COMMISSIONERS ACTION 0 Ve paldd I sevordunce wilh current foo scliedula o Logal Dasoription

1, iha undarsigned, hive raviewed tha atghed lifirmation and found 1L 16 be correct. | sl underitand ihai the
Tusins lated below are pegqulied or my applicatlon o bo consldersd completo and for it 10 ba scheduled on the
wjgenida for the Board of County Commissloners publio hoaring,

RACH L FORTIER 1083 £
25T i LT
i/ ie o
i tebon gouhbg lelghe | % [L6.00
_Ovepousand figken % ———— ... pyn
Toom oy, bl Famyy Clungie App i 8 830 | Tuid :-t_':wm!lf\
bt Ay — o

Attachment 1 Attachment 2

Legal Description of Property

LOT 1 BROWNS ACRES 5EC 17 T3N R45E

I Rachel Fortler cortify that this application I for the legal description shown above.
CONDITIONAL USE PERMIT APPLICATION

Rachel Fortier

Teton County, Idaho
9444 5 Hwy 31 The F'Ml"lﬂ“ winfl s avalnblo w discuss ml:ﬁﬁfﬁl‘v‘!'un ikl v Rt Onco & commlets applicition s v,
Victor, ID 83455 i will b roviewsd by the planning sdminimaes o bl um*mu anid i solwdilid for 8 1'\-mr hanrtisgg wiih e
' Planiiligg el Zosig Comintiakon, whio will dke 8 soommendaiion io the Dosnd of County Commissionam A seond

piilalle hoaring will b sohodvled with the Boand of County Commissionen whe will make the finsl decision 11 is
senommembed that the wpplicent review Title 8 of the Teton County Coda and 676312 of o Tdaho Code, Application

matrials iy bo viewsdd on the Tucon Couiy Tdahi wolisie &t wmolm\:n_\wuhln]m

To wxpedite the review of your application, pledse be vire o address eack af the follwsodng fremi

BECTION I PERSOMNAL AND FROPERTY RELATED DATA

DOwnen _S.I.LAL/_F-Mnéf
Anche! Fordriv i .m;._guh[._&zﬁizﬂfamrdfm

Phoie (3Y0) _GAC= Y Y Muling Addrows T 5 ey X{

tiy e for s L &2 Zip Code__FRYES
Engglowerng Plew ____ Conme Ponson: - L1 T S
Adlilrani ivadls

Lawaiton and Zoning Disicdoi

Adlddros Qﬂﬂf 2 H&!i Y e[l& [‘ﬂ ﬂ!ﬁffp.h;.mu..a.,‘ RPDSY [ 2 doOT2 18
Sootion LB Townabipy j::ﬂ_hnnum AT Tonl Acroga _."_r‘;'

Fomlng Distrien _f_\:{ R tan] Liiidd Usiis M} d Iﬂ 51

1, thit wiinidivrlgnaad, hiew sl il iy anad fowmal it fo b correct, | alio usdersind thai the liems
lisinl Iwliv are sospuivead v my applicaiion i be considamd complas and For iv @ bo schadulsd on the agends for the
Bewrd of County Commissionam pyblic hearing

- Applicant Bignanre: MM (R“““‘ Date -J\l Lﬁ I “l}

Feas are iian-refuridetiele,

Tt {vmney, Biahon/ 4 el U Spelwasiony &30 3011 o3




Attachment 2

T the wndersigned, wm the owner of the rofomnced proparty aid Ao hesby e oy permisdon e
T i ey gt and pejresent me in the mattors of this lppllcla‘nn. T have road tha arvachd

Infmation roygarding the applieaten sl propary and find (1w be sorree,
] Chwmer Bignuiure: oy “’I‘V"( Q"'—'_h 2 Dhaier i ‘lﬁ A M —.

SHCTION I REQUIRED ITEMS

1 Latosi Rocordod Do 6 e Proparty
2. Alfidavit of Lagal Iniorost
3 Appl Toi palid i full in 1! wiith curren fee schedula
4 Twelve (12) caples of Information and data (pletures, dingmms, eio,) nocossary (o avsur the fllost
prasontation of the fhots for evaluaiion of the requost.
8. Twelve (12) coples of & bite plan drawn 1o seale,
. Marrailve axplaining the followlng!
L] Logation is vompatible to other uses in the ganoral nalghbarhaod,
s Use will nol place undue burdan on oxisiing publio serviees wnd fieliities in the vicinity.
. Site In Inrga onouggh to sceommadate it proposed wse and other features of thin ordinance.
L] Proposed use 15 [n oomplisnce with and supports the goals, policlos, and shjectives of i
Comprahansive Flan

SECTION I CRITERIA FOR RECOMMENDATIONS AND DEGISIONS

1i Upon the granting of o conditional use parmit eonditions may be attsehed to o conditional usa parmit
Ineluding, but nat limited to, thosa:
. Minimizing advarss inpadt on other development;
Canrolling the sequence and timing of develapment;
Cantrolling the duration of devalapmant;
Assuring that dovelopmant Is malntalned propeely;
Deslgnating the axact losation wnd niture of development;
Requiring the provision for on-slie or off-site public facilities or services;
Raquiring more resirictive standards than thosa ganarally requieed in this Tiils;
Dianlgriniing the number of non-family smployees in the home lon and homa businoss bised
on the type of businas and the leoation;
= Tequiring mitigaiion of effests of the proposed devolopment upan sarvice dolivary by any politiesl
wubdivision, including sohool distriots, providing services within the plannlig Jurladioton,
Prior to granting u conditionnl use perinil, studies may be required of the sooial, soonomiu, fiscal, and
environmental offcis of the proposed conditional use. A conditional uss parmit shall not be cotsidered an
antublishing u binding precedent tw grant other condlional use parmits, A conditional e permit b not
transfarable from ane (1) pirdel of land 1o another.
3. Commarcial Dovelopment Agreement for wll land wsan in tha C-1, ©-2, -1, wnd M ganli deslgnations aro
reguired to Includa th followlig, o applicable:
L A; site plan andfor aurvey propared by & profussional surveyor 1o inelude current and proposed
plan;
L] A profenalonilly propured landseaping plan;
. Finnneinl gunenntes for publio improvements shich may nelude but not b lmbied tor rods,
phiene, elocirle, wator, sewar, fire proteotion, and ighting;
. foslonally propared final fon driwings,

W Apalwabin & 20 311 £

CONDITIONAL USE PERMIT APPLICATION

Teton County, Idaha

cvmilibla 1 discus this application and soswer quesiinns. Onos s complate spplication i roeived,
vl lay tha planaing adiminisirsior or hi desigoes wd thn schedulod for @ public hearing with the
anlng Cs ion, who will maks 8 1o tha e of County Commissloness. A scond
publie hearingg wiil be schedulad with the Board of I'.lwnlil:mml.lllnlwn whis will waks he Moal dectalon, 1 b
meommandad thar tha applicint review Title B of the Tewa County Code and 876812 of the Tdahe Code. Applieation

i i b wlowad o e Tovon Eiminiy Ilaho walsiiv s wwwmionoomniyllsho gos. |

T expeddite the yeulesi of yaur applisation, pledse be sire o aididreis sach of the following tiams,

HECTION I PERSONAL AND PROPIRTY RILATIED DATA
Owinan An:df_/ Fﬂf‘ﬁ.‘lf‘

Awuvnnh_ﬂ.u.ér./_f:nc,z'f 7 o Memall _Luﬁg_[‘ﬁcﬂj_cﬂfnud fony|

Phone (A¥8) _GAC= Y/ PF Moy Addwss __THHY iy 3¢

ity e ﬂtb T Zljs Casta, FIYFS
1 Firm: Coitaat s Pl { 3

Adddinasl Femall

Lovaton and Zoning Distwlon

natesss e 5 Wb 3L, Bibhe, o 088 el tumien,_BPE0Y {8 00767 (0

Suction: /T Townahips TIA  Baoge A EEE Towd Acvenger ___J: £33 i
Fonlog Dlewston ___A={ _ Requested L Urei _ E,nﬁ_uL.dmﬁﬁMm_

I, ther unidersige
v SACHE L FORTIEN Jie
Board of o WICTEN, I3 n3anh ! Cl wme
Ll Ajsjilii _H q
Balei_Tedon Coun by ldah — -
T Coriey, 1al _ﬂl’.‘&i"_ﬁkﬁﬁﬂd JPUD HV!\EI’[" ﬂ?‘l“:‘ Ltgen i W"
i g

rnididnanall as samafi Gartir] Badeas =

Attachment 2

BECTION IV)  SPECIFIC REQUIREMENTS FOR PUNLIC HEARING AND NOTICE

Notifiation in vequired for both hoardags in sccondincs wiih Tls 67, Chapior 65 Section 6509 of the Idshe Code.
Wastica ihall b provided by mail o property swners within the land being consldared, wnd within e hondeed (300)
font of the exiwrnal boundaries of e lind Ml"g‘ comsidered, and any additional area that may ba impactd by e
Eﬂlpﬂnﬂ dhange. Motive shall slss ba postad an the promises vot Wi thai aie (1) week prior o the heardng At loast

fraen (15 “I‘Yl ek 10 i hwaiigg, sotiie of he fime, daio and plice and & summary of the plan o be dscussed shall
Do prublished in ihe papar ol genoil withis the jurisdigiion, This dure will bo Ty the
planalig aiaif o

BECTION Vi STAFF SUMMARY ANALYSIS, REASONING AND FACT FINDING
HECTION VI:  PLANNING AND ZONING COMMISSION ACTION
SECTION VII: BOARD OF COUNTY COMMISSIONERS ACTION

Batvm §limiinry, Bbihaa 8 ey [ar dald
Attachment 3
sl
PLANNINE ABI BUILDING DERARTMERT
AVPADAVIT OF LEGAL INTEREST s
URTTHIL OF AUTHORIZATIGH
ol Forhay enwr whosestansin 14 Y Fevih Bwon |

£ iy L LY su D gy FHYES

An v of propaiy ma spiaifionlly desoribd is 'r”‘t ﬂ .J _EEN‘.W?": [ALs ih._.‘ = Qunm_k\mi"m”“”

and Concinoal bve effernit agencaken i
] Haed .
P R e P e S e ol ey oy
ity Planiing awd Zoning, Huilding, her Cownty Daparimaiiis misting inidifloation, davi i,
v prladding, oy emonts, wee or oocupanoy of land in Teton County, Idaho. Ovwiar giees thst, Owner 18 o shall be deemed
vintullyinively i b fully avare of and o v sthord sdlor mads any and all i iilain in fail ,-" iiou) of

infrmatian im sippon thareaf, and siall be desiiied 16 be avais of and i ) el any I
Ky d ey il und ) shal| il by (e sepitian formg i candio of
Onerwor wgrmas (sl o mdi Noanion, davalajiment, platied
application shall ke peos usil appiovd by e

Chumer in|
o iffutions 1o sich
insuinnee of any sudh
L
i bl oft ol oF Tetin Count

ywnan a wiumr lmmmml b
o urunt' ‘::I”M tlﬂ' lioal \ll;ul;“:m1

i pamalty of ot ey, t

Timited labsiliny oo
iwgquined.

i s i of any el avfaing

Iy ihw appligaiion autlarized barsin
I of @ o pormtion, parmarship,

o sppproval of sk sy, i1

iy, Wi
gy i ol iy,

AV
X ﬂ.{hf'@’b\;d Zochel Frhey  a_

(Higmatira of wnar) {1t FHame)

Tl s

o S v Ry
gi‘lwlun i Caiparnig wiier)
(Wi Hame) e
W Mela b e
comnrvor -5 I‘” Y o A 1

Reski e e e gk _x"_}'.‘ﬁ_f’.'!"..f[_ti”f_r‘_ll =
his ‘J_r"r * Wﬂfi@_'l.u'_' i . ”'.M‘

AWITHESS my b e fcil ses o e
vl ﬂ:?&) KO s

‘Teton Uaunip, hinkn s, of )
g vl L) “, o

180 Camrtiauss Drive n%! g. i 10303431 Y
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Attachment 4

instrument # 234820

TETOH COUNTY, IBAND
ARABIOLE  WDrFriod AM b uf Pagea B
MACUL T Ol LMWII:I..

DEED OF TRUST  Saomia s 0=t

THIS DERD OF TRUST, made this _Etmy of July, 2014, between Rachel L
Fortier whose address s 9444 South Highway 31, Viclor, Idaho B3435, herein called
GRANTORS, and First Ametican Title Inununce Company, whoke addross ix 81 Nonh &ain
Street, Drigys, Idaho 83422, herein callod TRUSTEE, and Michacl K. Forter nnq;‘xmw H

Tariier, husband and wife, whose address (s 4881 Fagle Ridge Drve, Fden, lr}ﬁ/’

called BEREFICIARY,

WITHESSETIL that GRANTOR dogs hereby |rmvuﬂ;ty,ﬁmt. bargain, sell and

convey to TRUSTEE in irusi, wiih power of sale. that property in the County of Teton, State of’
4

Tddaho, doscribod as follows and containing not more than MHyjéral:

Lot 1 of Hrowns Acres Subdivision, Teton County, Idsho, as per
ihe plat recorded May |1, 2005, ns Imin’unbm No 167981

TOGETHER WITH the rents, imnw'h profis thercof, SURIECT, HOWEVER,
t the right, power and authority hereinafter u;Mn kl and conferad upon Dunefiaiiry 1 collect
and apply such ranis, |ssues and profits, ,-""

FOR THE ['URPUEH,pﬂecushm payment ol the indebtedncis evidenced by o
promissary note, of even date wa‘;m&h exceuted by GRANTOR in the sum of Five Mundred
Forty Thousand Dollars, (H-ld"l"flﬂ 04), final payment due the 1™ day of July, 2044, and to
secure payment of nIL ,ﬁ”h further sums Az may hereafer be loaned of advanced by ihe

DEMEFICIARY hllw 1o the GRANTOR horeln, or fiy of elllier of thei, while record awner

of present Interedt, for any purpose, and of any notes, drafta or other natruments ropresenting

wich further loans, advances or expenditures together with interost on all such sums a1 the rae

thorvin provided,  Provided, howovar, that the making of such funher loans, advances or

DI 3 OF THUST :
(rd )4 Forvier RIS - DT

To poy immedinely and  without demand all sums exponded by
BENE rl( TARY ar TRUSTET pursuant 16 the provisions hereol, with interes from daw

of axpanditure ol eight per venl per unnum.

o, Should GRANTOR il to make uny payment or to do any acl as herein
provided, then BENEFICTARY or TRUSTEE, bur withour obligition so 1w do and
withoul notiee e of deivind upsi GRANTOR and withow relossing GRANTOR fram
any obligation hereof, may: mike or do the same in such manner and to such extent o
clther may deem nocossary fo protect the securlty hereof, BENEFICIARY or 1 TEE
being authorlzed to enter upon suid propenty for suh purposes; appear In ang-detond mny
action o procesding pumnnlun ul affect the security ool or the righis gr puwers ol
BUENTPICIARY or TRUS I coiienl of
chirge of lieh which in the judmuim of gither appears (o ba prior or syferior horeto; wnd,
In exercising any wuch powers, or i enforcing (his DEED OF. RUST by judicial
Torcelosure, pay necesdary expeisey, employ colingel nnd pay hls ofiible feen,

I 0118 MUTUALLY AGREED THAT: p-"'{

4 |

1. Any awiird of damages in o tlon with any Tor public use of or
injury i sakd propery of any part ihereol s el "-ruﬂym:d aiid shall be paid 1o
BEXFFICIARY who may apply o releuse sueh nufioys received by hin in the same
manner and wiil ihe same eifoct ad shove pr:\\hlw for dispiiiion of proceeds ol fire or
other insurance,

2 Wy oeeepting paymeni o any un sccured herehy afler i due daig,
BENEFICIARY does not waive his rghtether w require prompt payment when due of’
all other s s secured or 0 declire delal for fallure so o pay,

i M Al uny Lme of from llm-.-,li(ﬁvr:w. without lobility therefor and withou notlee,
upiriy wiltten request of Henellalary and proseniation of this DEED and sald noie for
gndorsement, and without nﬁgﬂﬂm e personal lability of any person fur pay ment of the
indebtediess secured hmby CTRUSTEE miy: reconvey all or any pan of said property:
consamnt 1 the asking ul Iﬂ}’ map or plat thereof; join In graniing any casemant tharean;

or joii 10 any 3 of any g the lien of charge
hereaf, :
'S Lipan w Len requesi of BENEFICIARY stntlng that all sums secured heichy

hive hwn p»i “and wpon surrender of this DERD and sl note e TRUSTHY for

and upon pay of i feex, TRUSTIN shail reconvey,
without \_.,umnu. the propeny then held hercunder.  The recitals n any reconveyance
axouted under (g DEED OF TRUST of any matters or fhots shall be conelusivo prool
of the truthilness thereol. The ORANTEE in such reconveynnee may be described as
e person of persois legally eitltled therco”

4 A additional  securily, GRANTOR hereby pives 1o and  confers tipon
BENEFICIARY the right, power and autheriy. <during the continmince of hese

1301103 037 TRUST 1
10 Vanion B, VT

N

Attachment 4

Attachment 4

expenditurgs shall he optional with the BENEFICIARY, and provided. funher thit it is the
express interition of the parties o this DEED OF TRUST that 1t shall stand as continuing security
uniil puid For all such ndvances iogether with interest ihoremm,

A TO PROTECT THE SECURITY OF THIS DEED OF TRUST. lI.RAN;I.'I()R

AGREES: g
. 7.

1 T kewp sudd properiy in gond condiilon and repair nol @ remove or

demolish any building theréon; 1o complele or restore pmmmly m uu\uj “m‘l

workmanl ke munner any bullding which may be
thereon and fo pay when due all claims for labor performed ml,,mnlﬂmln I‘umulmi
therefor] 1o comply with all Tiws alfecting siid propery or requiting any uliorations or
impravemunts i be mode ihercon: not 1o commit or permit waste thepsol, not w commic
suffer or permit any nel upon said property in vislstion oFTaw; o oultbvie, iigate,
Tertllize, Tumigaie, prune and di all other nets which from the charaeler o use of raid
propardy may b reasanably necussary , (e speiiic munmn‘ilumu Terein not excluding the
peneral. S

2 To provide, maintain wnd deliver 1o BEREFICIARY fire insurance
satifhetory 1o and with low payable 10 RENEFICIARY. The amount collcered under
any e or other insurance pollcy may  beapplicd hy BENEFICIARY upon any
indeblednoss secured heroby and In such oﬁ?r as BLENEFICIARY sy delerming, or af
option of BENEFICTARY the entire npwiint a0 collected or any pari thereol may be
releaned 1w Granior, Such applicationr relense shall nol eure of wiive any defli or
notice of defbull hereunder or im‘n“dﬁk‘ uny ¢l done pursuant 1o such notlee,

1 T uppesr in and tiuwnd any aotlon or prodeeding purporing o affect the
sewurity hercol or the rights up'ﬁm erd ol BENEPICIARY or TRUSTEE: and 1o pay all
wosts and expenses, ineludiing cost of evideiee of tile and alierney's foes in o ressonable
sum, in any such action o proceeding in which BENFFICIARY o TRUSTEE may
apjpear, 4

4. i

ai lvani ten days bofore delingueney all tixes i aisessinents
alfeoring sild pi ¥, wheii die, all ehcumbrances, charges amd Hons, with Interest. on
saidd proporty off i tharmeal, which appeie 10 be prios or superior hereto; all conts,
feen and expdimes of this Trust, In addition w the payments due in secordance with the
wrms of the note hereby seeured the GRARTOR shall af the apiton, amd on demand of
1lw i H(IAI(\ pay <ach month 1712 of the esti 1 annual taxes,

and other charges upon the propeety, neveribieless in
st for GRANTOR'S e and henefit and for th payment by BDENEFICIARY ol uivy
wugh fiems when due. GRANTOR'S fillure so 1o pay shall constiiute o defhult under this
irust,

DEEDTF THUS
1 Verise F .

Attachment 4

TRUSTE, 1o colleet fhe renls, insisen aiid piolits of sald propery, feserving uiilo
GRANTOR the right, prior o sy defhult by GRANTOR in paymont of any indehlednoss
segured hereby or in performance of any agreement hereunder, to collect and reiain such
rents, (swen and profite as they become due and payable, Upon any sich delaali,
BEMEFICIARY may at ony lime withoul notice, either in person, by lI?uhl. of by &
recelver 10 be appoiiied by o couri. and whthoul regand 1o the adequaey of any seourlty
for the indebtedness hareby seeured, enter upon and ke possession of sald property or
any port thereol, i Ris own aeme sue ToF of olherwise collect such rents, issusd and
profits, Imlmilnn mmw past dxw nud unpald, nnd apply the somw, loss mm?hmii-
of of und

nilorney's feey, upon uny blednesi
mutnl ru.ul-y and i such order as I.il HEFICIARY may dewermine. The
and taking possaesion of kid property, the collection of such rents,
ihe application thereol as aforesaid, shall not eure o waive ar
defiult hereunder or invalidate any et done pursunn 1o such nulin‘:{.-'

prafiis und
b or notice ol

[ Ulpon detult by GRANT UH. in paymeni of any indc! -:.:PKIH wecured hereby or in

of uiy det, all siiiive secured hereby ahall imnedi
hwmlw dug and paynhle at the um‘mv of the BEREFICIARY, In the evon of dof
BENFFICIARY shall execute or cause the TRUSTFF culh:r o wrilten notice of such
delault wnd of his cloction i cause 1o he solid the hergl] desoribed prapeny 1o satlaly the
obligations hereof, and shall cause such notice (o besetonded In the ofice of the recorder
of eieh county whereli sild real PIOPETY OF SOl hgreal 14 altiaied.

Motice of sale having been given as then required by law, and not leas than the
thime then required by law by lageed, TRUSTEE, sithoul demand on

CGRANTOR, shall sell sald prope e thme and place Nxed by it in sald notice
of sale, wilher an 0 whole or 5 separate parcels and in sueh order as i may
derermine, at publiv sugtion 1gafe highest bidder for cush in [nwful money of the
Uniied Siuion, payable ai the€ of sale. TRUSTEE shall doliver 1o the purehiser s
deed conveving e propery =0 sold, bul wilboul any covenanl or warmanty
exprors or implicd ﬁwnw in such desd of any matiers of faols shall be
cuiiclualve pioul of ithilulness thereol, Any person, Ingluding GRARTOR,
1 TEE. or HI.JjI'i- ICIARY, may purchivse nt such sale

Alter dﬁ1lllﬂ’wfﬂ'fﬂ‘" conla, Teon il exporses of TRUSTUL and of this TRUST.

Intuding cosl of evidence of itle and rensonable counsel fees in connection with
sale, TRUSTEY shall apply the procceds of sale w payment off  all sums
expended under the terms kereal, not then repuid, with seerued interost at vight

per u.ﬁl per annum; wll other sums then secured hereby: ond the remainder. i any,
|I.:‘“'N et of peisoba [egally entifled therelo,

T This DELD applies o, inum 16 the benetli of, and binds all panles hereo, tieir
heirs, legaters, devisees, alors, v and aselgns,  The torm
HENEFICIARY shall mean ihe holder and owner of the nowe muml aereby; o, i the
ninte haw boen pledged, the pledgee thereaf, In ihis DEED. whenover the comtes! so
requises, the maseuling gender includes the feminine and/or neuter, and the singulur

DEEDOF TRUST F
Al Wi W1 PV




Attachment 4

numbaer ineludes the plural

L] TRUSTIEE 15 not obllgated o noilfy any pany hereto of p-nmlim sale under any
sther DEED OF TRUST or of any action or procesding in which GRANTOIR,
BENEFICIARY or TRUSTEE ahall be n party unless brought by TRUSTEE

8. I the eveil of dissolution of resignation of the TRUSTEE, the BENEFICIARY
may subsiiwio a irustee or inistees 10 execute the insi hereby created, and when «ww:l\
substitution has bean flad for record in the afflee af the Recordar af the :nun‘w which
the propeny hereln described i3 siwated, v shall be conclusive evidprice of the
appelniment of such mustes or tustess, and such new trusiee o trustess ll};gtufnud o
ali of the powern and duties of the trusice or trusices named horein

Reduient |s horeby made that & capy of any Notlee of Defay dnd a copy of any

Notieo of Rale horounder bo malled to the GRRAKTOR ai ll Addrass hercinbolare

aet forth,

STATE OF IDAHO )
1]
Cutinty of Teton 0}

On this ,I‘“ _ day of July, in the ymyﬁl 2014, before me, 0 Motary Publie, personally
appeared Rachel L Fortior, porsonally kumyr\ 46 ma ta lJn the person whose name s subseribod

1o the within i L and ged 1o ma that l|l d the sama
- Checasie Sobiden T
. 7 Motary I.Ill’llL;\_‘;}r ld.lhgl /i
i Residing Av L4707 L 5 F
4 My Commlsslion Lnj';lm b ‘:/ 2 <0

CHERISE HIBDERT  §
NOTARY PUBLIC 17
STATE OF IDA

DHEDOF TRUST 3
WA Forier JE < 1301
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Room Number Request
We woiild like 1o rent oul 8 rooms
1 King bedroom with o bnlhruom

3 Queen bed all with
1 uiite with 2 rooms Wilh quoen bed in each and 1 shared bathroom

Attachment 5

Application for Conditional Use Permit for conversion from Bed and
Breakfast to Bed and Breakfast Inn

Owner: Rachel Fortier Address: 9444 South Highway 31, Victor, ID

In January 2014 the property at 9444 South Highway 31 kmown as the 01d Fin and Feather
Taxidermy and purchased and converted Into a Bed and Breakfast namad the Fin and
Feather Inn. The Pmllﬂm' Dl'l 3.52 acres s located wlnlhln the Scenic Byway Corridor (see
slide 4). Weare r ing to R-1 ax allowed by Zoning Regulation B-3-6: Section
€. and a Conditional Use Pnrmlt for Bed and Breaifast Inn.

Renovation of the two buildings (apprex. 6000 tetal square footage; one housing the 3 Bed
and Breakfast rooms the other housing on site manager suite, kitchen facility and dining
room) took & month and included a new septic system sized for 8 bedroomsa. All wiring
and plumbing (pex) was replaced and brought up to current building cede standardg, 5/0"
sheotrock was used for sound and fire resistance and all hallway doors are fire resistant
and dound proof. Each reom has a fire extinguisher along with a “Fire Exit Diagram”. There
are networked smoke detectors located in each of the rooma. The bulldings were rated to a
total occupancy of 20, All rooms have high-end appointmenta: vaulted ceilings, granite
countertops and radiant floor heating in private bathg, air conditioning, The original ranch
entrance was reatored to its original look and raised 2 feet to allow tractor-trailer and fire
aquipment accoss,

The Fin and Feather Inn opened Septomber 2014 and has beon aparating for 2 ¥ years, It
has received awards from Trip Advizor and Booking.com and hag a rating of 9.6 based on
outstanding reviews, During this time we have received 0 complaints from any neight

An additional 3 acres bohind the property wis purchased a year later by Anne and Mlku
Fortler ensuring a large separation from our helghbors,

The Fin and Feather Inn currently rents 3 rooms as nightly rentals per regulations for Bed
and Hreakfast. Two suites were rented as yearly lenses by the property owner, One suite
han two bedrooms and the other has one bedroom. Both renters have moved which is why
we ire making this perinit requeat. The Fin and Feather Inn has parking for B vehicles (2
parago and 6 surface places), There is NO impact to the county by allowing the Fin and
Feathers move to B&D Inn, No construction 15 required. No other facllity improvementa
are required. There is no parking impact. The yearly rental vehiclos will be roplaced by
nightly rental vehicle. Thero will be no impact to neighbors and no additional county
aerviced are required.

Financlally the county's B&B limit of 3 rooms is a break-even proposition, The costs as
described in slide 14 use most of the revenue, In fact Farmers insurance would not give the
Fin and Feathor Inn buginess insurance because they only covered businesses with 4 rooms
ar more, Additional rooms would create an operational buffer and allow the Fin and
Feather [nn to create Jobs in Teton Valley, This permit request allows the Fin and Feather
Inn to bring more visitors to Toton Valley, more visitors to local businesses and provide
new employment opportunitios for the valley, The Fin and Feather Inn will always be a
great ambassador for Teton Valley.

Attachment 5

APPLICATION FOR
CONDITIONAL USE PERMIT
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Fin and Feather Inn
Purpose 9444 South Highway 31, Victor, ID

- Request a Conditional Use Permit to allow conversion
from Bed and Breakfast to Bed and Breakfast Inn

Attachment 5

m Attachment 5 %

Attachment 5

History Website — FinandFeatherlnn.com
- Sits on 3.52 Acres
- The old Fin and Feather Taxidermy % ot RooMs ACTIVITIES - aws comTact

- Owned by Keith and Claudia Davis

44 g

n and Feather Inn

- Bought by Michael and Anne Fortier and sold to Rachel Fortier
- Complete Renovation January 2014 — August 2014

- Land in back of the Fin and Feather bought by Michael and
Anne Fortier
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Fin and Feather Rooms
3 Rooms as per Bed and Breakfast Regulations

Pictures of Renovation

TAKE A LOOK AT OUR COMFORTABLE ROOMS

TROUT ROOM WILDFLOWER ROOM

Bects: 1 Quesn Bed Bety: 1 Chusen Bod

Renovation Specifics Awards

- New septic sized for 8 bedrooms - Have been cited by Trip Advisor and Booking.com
- Complete wire and plumbing replacement - Have tremendous reviews 35 Raviews from our TripAdvisor Community
- 5/8" sheetrock for sound and fire resistance T BR G e e o e
- Fire doors for sound and fire resistance
- Fire extinguishers in each room
- Fire exit diagrams on back of doors
- Networked smoke detectors

Total Occupancy of 28
- High End Rooms & e
- Restored ranch entrance back to original il g

Q
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Current Use

- Rent 3 rooms on nightly basis — 3 Bath - in B&B wing
2 long term rentals (yearly lease)
- 1 Two Bedroom suite — 1 Bath
- 1 One Bedroom suite — 1 Bath
-1 Owner Suite — 1 Bath
- 1 Guest room for Owner — 1 Bath
- Parking for 8 vehicles
- 3B&B
- 3 Yearly lease
- 1 Owner
- 1 Guest

Attachment 5

Problems and Benefits to Fin and Feather

Current revenue is barely break even
- Costs
- Advertising, Phone, Internet, Satellite TV, Heating, Air conditioning
- Reservation System, Business Insurance, Food, Laundry, garbage,
+ Reservation Sites, Insurance, Snow removal, Lawn Care, etc.
- Farmers insurance would not give Business Insurance
because only do 4 rooms or more

- Additional rooms would allow Operational buffer
- New Hires to give owner a break from May 1 — Oct 30

Attachment 5

Impact of move to B&B Inn - ZERO

- No construction required
- No other facility improvements required
- No Parking Impact

- Yearly rental vehicles replaces by nightly renters vehicle
- Most likely there will be 1 less vehicle

- No impact to neighbors
- No additional county services required

Attachment 5

Benefits to Valley

- More visitors to Teton Valley
- More visitors to local businesses
- Restaurants
- Guide Services
- Skiers to Grand Targhee and Jackson
- Provide employment to the valley
- Great Ambassador for the valley
- Fantastic reviews
- Return Visitors(very high return rate)
« Friend of previous visitors
- Promote Valley Events
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Teton County Planning & Building Department

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

April 19, 2016 Attachment 8

RE: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has an
application for a zoning map amendment (rezone) and a conditional use permit.

Dear Property Owners:
This letter is to notify you that an ication for a Zoning Map (Rezone) from A-2.5 to R-1 and a Conditional Use
Permit (CUP) for a Bed & Breakfast Inn has been submitted to the Teton County Planning Department by a nearby landowner.
ROMERC i @m_]@;[}j Rezones and CUPs are allowed approval processes in Idaho State Code and the Teton County Zoning Ordinance. Any resident
of the county may propose a Rezone, and the Board of County Commissioners may only approve a rezone upon finding the
amendment is required for public convenience, necessity, health, safety, or the general welfare. CUPs are allowed for uses
that require an additional level of review, special conditions placed upon them prior to approval, or specific limits placed
upon them due to the nature and/or location of the proposed use.

The planning staff is soliciting comments from people in the vicinity of the applicant’s property so that we can be aware of
neighborhood issues and then include your comments in the packet of information provided to the Teton County Planning &
Zoning Commission for their consideration prior to the hearing. Please provide comments related to this application and the
Rezone/CUP criteria of approval: (1) The Rezone is not in conflict with the policies of the adopted comprehensive plan; (2)
The Rezone is required for public convenience, necessity, health, safety, or the general welfare; (3) The location of the
proposed CUP use is compatible to other uses in the general neighborhood; (4) The proposed CUP use will not place undue
burden on existing public services and facilities in the vicinity; (5) The site is large enough to accommodate the proposed CUP
use and other features as required by Teton County Code; (6) The proposed CUP use is in compliance with and supports the
goals, policies, and objectives of the Comprehensive Plan.

(RROINASENTIE0

Wﬁ’, (DCIN] Applicant: Rachel & Michael Fortier (Fin and Feather B&B)  Landowner: Rachel Fortier
Legal Description: RPO04600000010; LOT 1 BROWNS ACRES SEC 17 T3N R4SE
Parcel Size: 3.52 acres Physical Address: 9444 South Highway 31, Victor, ID 83455

Zoning District: A-2.5; located in the Scenic Corridor

Description of the Request: Michael and Rachel Fortier, owners of the Fin and Feather Bed & Breakfast, are applying for a
zoning map amendment and a conditional use permit. The Fin and Feather was permitted as a Residential Bed & Breakfast in
2014, which allows up to 3 rooms. The Fortiers would like to increase the number of rooms to 5 to accommodate their growth,
allow for an operational buffer, and allow for business insurance. A bed & breakfast with 5 rooms is considered a Bed &
Breakfast Inn, which is not permitted in the A-2.5 zone. This proposal includes rezoning the Fortier parcel, located at 9444 $
HWY 31, Victor, ID 83455, from A-2.5 to R-1, followed by a Conditional Use Permit application for a Bed & Breakfast Inn. This
increase in rooms does not require any additional construction

PUBLIC HEARING

The Teton County Planning & Zoning Commission will hold a public hearing in the Commissioners’ Chamber located on the
First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on May 10, 2016 on this matter. This
application is scheduled to be heard at 6:00 pm.

Information on the above application is available for public viewing in the Teton County Planning and Building 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 Planning & Zoning
Commission department page, then select the Public Hearing of May 10, 2016 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 and Building Department no later than 5:00pm on Friday, April 29, 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 Planning & Zoning C this 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 call the Teton County Planning and Building Department at 208-
354-2593.



Yalley Advocates for Responsible Development

May 3, 2016

Teton County Planning & Zoning Commission
150 Courthouse Drive
Driggs, ID 83422

Re: Fin and Feather Rezone Application
Dear Commissioners:

While our organization heartily supports the use of B&B’s as part of our community’s
critically important recreation economy, we very regretfully cannot support the rezone
component of this dual application for a rezone and conditional use permit. Low-impact
hospitality uses such as the Fin and Feather Inn are strongly supported in the
Comprehensive Plan, however the requested zone change from A-2.5 to R1 (and all of
these other uses that accompany the R1 designation) will result in a higher-density
spot-zone along the codified “scenic gateway” to Teton Valley, which is inconsistent
with the Comprehensive Plan.

However, there may be another way to accommodate this business’ needs. It is our
understanding that the owners of the Fin and Feather Inn seek R1 zoning in order to
allow for the four (4) guest rooms necessary to obtain business insurance. Since this is
likely an issue for other small B&Bs in Teton County, we recommend a simple
ordinance change to Section 8-6-2-B-3-b increasing the number of allowed guest
rooms to five (5) rooms. This will prevent the need for spot zoning and will hopefully
help promote the development of other small B&Bs in Teton County.

In the past, our organization has requested this Commission remove potential legal
— TS —— < roadblocks to commercial uses that fit within the Comprehensive Plan’s support for

d recreation development (ie: B&B'’s, campgrounds, nature retreats, hunting lodges, etc.) As
this Commission continues to draft the new Land Use Code, we once again request
facilitation of these rural recreation businesses.

If the Planning & Zoning Commission is amenable to this type of ordinance change,
Valley Advocates will gladly offer our assistance to the Fin & Feather Inn in the
preparation and assembly of an ordinance change application.

Respectfully,
Shawn W. Hill

Executive Director
Valley Advocates for Responsible Development

Legend FIN AND FEATHER BED & BREAKFAST

5 € Uitshe Ave, PO B 1164, Drigge, idabo $3422

(7] 300 i Notiication sufter [ subdvisions /Phases  REZONE AND CONDITIONAL USE PERMIT J0BIANT0ToN ¢ J0BISLITON + www SHOmeIdvOCHES
Subject Parcel [ parces APPLICATION NOTIFICATION
) votited parces Printed: April 19, 2016

A REQUEST FOR PLAT & DEVELOPMENT AGREEMENT AMMENDMENTAPPROVAL BY:
BCI Other Real Estate, LLC; 211 West Rim, LLC,
FOR: Rover Rim Ranch PUD Division Il, Phase |
WHERE: West of Tetonia, on Highway 33.
Prepared for the Planning and Zoning Commission
Public Hearing of May 10, 2016

APPLICANT: GBCI Other Real Estate, LLC; 211 West Rim, LLC
LANDOWNER:  GBCI Other Real Estate, LLC; 211 West Rim, LLC

REQUEST: GBCI Other Real Estate, LLC & 211 West Rim, LLC, is proposing an amendment to the River Rim
Ranch PUD Division II, Phase |, Final Plat that includes the following changes:
e Return of the golf course portion of the PUD
e Return of the “incidental uses” associated with the golf course
e West Rim Village (entrance) Area:
o office, conference space, and spa uses in the existing headquarters
building;
o A commercial support center with a gift shop, coffee shop, and
convenience store uses;
B Arecreation center;
o 12 work force housing units;
o Storage facility.
e Golf Village Area:
o Modifying Tract D from 45-Cluster Chalets to 48- two room
“Hospitality Suites”;
o Modifying Tract E from 12 residential lots to 48- two room
“Hospitality Suites” and Pro Shop, dining and spa uses;
o Eliminating the 3 residential lots on Tract G for the O&M facilities;
@ Removing the 6 lots from Tract J for the driving range.
e The Devel, \g| would be ified to:
o Allow the golf course and associated incidental uses;
o Identify the uses of each lot/tract in Phase |;
o Update the cost estimate and timelines.

PROJECT DESCRIPTION:

This amendment proposes to re-introduction of the golf course amenity into the River Rim Ranch PUD
Division I, similar to what was originally master planned. Associated or “incidental uses” associated with
the golf course are also be proposed to be re-introduced in two areas- 1) Golf Village area - a club
house/pro-shop, restaurant, spa and other resort services; 2) West Rim Village- limited commercial uses

APPLICABLE COUNTY CODE:
e Title 8- Zoning Regulations

. 3 Procedun‘e for Approval Subdivision/PUD; such as a coffee shop, café, small grocery store, fly fishing shop. These uses were eliminated in

. : Planned Unit Developments Amendment #5, which was recorded in 2014.

® 9-7-1-B: Review of proposed changes to Recorded Plats, Easements, Rights of-Way, Master Plans,

or Development Agreements; In addition to the re-introduction of the above the uses, the applicant is proposing the following
e Teton County Comprehensive Plan (A Vision & Framework 2012-2030) layout/density changes-
Golf Village area:
LEGAL DESCRIPTION: Block 1 Lots 2-4, 6 & 8; Block 6 Lots 29-34; Tracts D, E & G- of River Rim Ranch Div. Il 1. Utilizing a 2-key “hospitality unit” as a 4. Eliminating 3 residential lots on Tract G
Phase 1 Plat unit on Tracts C,D & E 5. Eliminating 6 residential lots on Block 6
ZONING DISTRICT: A-20 2. Adding 3 units to Tract D (lots 28-34)
PROPERTY SIZE: 1,464 acres 3. Adding 36 units to Tract E
River Rim Div. Il, Phase 1- Amendment #7 Preliminary Plat Application - PZC River Rim Div. 11, Phase 1- Amendment #7 Preliminary Plat Application - PZC

Page 1 Page 2



West Rim Village area:
1. Addition 12 work force housing units
2. Adding large storage area

Plat Amendment No. 5 (# 231394) and the associated Development Agreement (# 231392) amended not
only Phase 1 of Division II, but also amended the Master Plan for River Rim Division Il. This application is
not amending any aspect of the other phases (open space, entitlements or uses). The portions of the
Amend #5 Development Agreement and Master Plan will remain in effect. A new Development Agreement
is being proposed for Phase 1, which will identify all the specific for Phase |, and reference the previous
approvals for the other Phases. Each of the other phases will be required to go through the approval
process individually. At that time the maximum entitlements, design and uses will be proposed and
approved. The entitlements that were agreed to in the approved Master Plan (Amend. #5) will need to be
reviewed as each Phase seeks approval to ensure they meet the adopted standards of the code.

This proposal would require Phase 1 to utilize the area calculations (open space, density and incidental
use) of all of Division II. Teton County Code does not require each phase of a PUD or subdivision to provide
adequate areas for these calculations independently. When the Master Plan and Development Agreement
for all of Division Il (# 231392) was amended in 2013 the units and open space for each of the future
phases was agreed to by the property owners of each of those phases. Ass approved and agreed upon
calculations, those are the ones used by staff.

PROJECT BACKGROUND:

River Rim Division Il Master Plan Amendments—

2006-6-26- BoCC Approval of Master Plan and Phase 1
2006-08-07- Development Agreement for River Rim Ranch Division Il recorded (#179247)
2006-09-08- Division Il Master Plan recorded (#180225)
2007-04-13- Master Plan Amendment #1 (#18667)

2008-7-21- Division Il Master Plan Amendment #2 (#198983)
2012-06-06- Master Plan, Amendment #3 (#222435)
2012-12-14- Master Plan, Amendment #4 (#225470)

2014-2-7- Division Il Master Plan Amendment #5 (#231393)
(THIS IS NOT AN APPLICATION TO AMMEND THE MASTER PLAN)

River Rim Division II, Phase 1 PLAT Amendments—
2006-6-26- BoCC Approval Phase 1
2006-08-07- Development Agreement for River Rim Ranch Division II, Phase 1 recorded (#179247)
2006-09-08- Division II, Phase 1 Final Plat recorded (#180225)
2007-04-13- Phase 1, Amendment #1 (#192110)
-This amendment adjusted some property lines, added trail easements and rearranged a few lots.
2008-7-21- Division Il Master Plan (PLAT) Amendment #2 (#198983) AMEDNED PHASE 1 Plat
Revised Phase 1 boundaries and County ROW adjustment.
2012-06-06- Master Plan (PLAT), Amendment #3 (#222435)- AMEDNED PHASE 1 Plat
Revised the access road, relocated 9400 west, and several lot lines.
2012-12-14- Master Plan (PLAT), Amendment #4 (#225470)- AMEDNED PHASE 1 Plat
-Reduced number of cabins and added it to the open space.
2014-2-7- Plat Amendment #5 (#231392) (#231394)
Amended the plat to reflect the elimination of the golf course, lodge site and reduced residential
lot entitlements.
2015-3-10- Plat Amendment #6 (#235774)
Amended a property line along the western boundary to allow irrigation pivot to be used by the
adjacent property owner.

River Rim Div. I1, Phase 1- Amendment #7 Preliminary Plat Application - PZC
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PUD Approval Criteria (9-5)-

9-5-1-B PURPOSE:
1. To encourage development that is consistent with the policies and objectives of the
Comprehensive Plan through the use of innovative designs and the application of sound design
principles. When the County adopts a Projected Land Use Map (PLUM) as a part of the
Comprehensive Plan, or to supplement the Comprehensive Plan, this purpose shall be interpreted
to encourage development that is consistent with that PLUM.
2. To preserve high quality open space in meaningful amounts and in desirable locations.
3. To permit clustering and similar design solutions that encourage protection of scenic areas,
wildlife habitats and migration routes, skylines, wetlands, and riparian areas.
4.To encourage compact rather than scattered developments.
5. To provide opportunity for development where site constraints or other similar factors make
the PUD approach more reasonable and desirable than the standard subdivision design.
6. In the Rural Reserve area to encourage development that protects the rural, open character by
minimizing the visual impacts of the development and preventing the appearance of large,
scattered, free-standing communities in those areas.
7. In the Rural Reserve area to encourage development designs that cause the least possible
disruption of farming, ranching, or other established and ongoing land use activities.
8. In the Rural Reserve area to encourage open space along the scenic corridors or in the most
aesthetically pleasing areas of the land to shield development from view from the Scenic
Corridors.
9. In the Rural Reserve area, to encourage development designs that protect migration corridors
and breeding areas for those species and habitat identified on the Wildlife Habitat overlay map.

9-5-1-D COMPLIANCE WITH ZONING OVERLAYS:
All PUD applications must comply with all procedural and substantive requirements of any
applicable overlay provisions of Title 9 and Title 8, including but not limited to the regulations in
section 8-5-2 Overlay Regulation:

9-5-3 PLANNED COMMUNITY PUD’s:
A. SIZE: There is no maximum size limit.

B. PERMITTED LAND USES: The primary land use in a Planned Community PUD is residential.
Non-residential uses may be included provided that the land area of the lots on which they
are located does not exceed two (2) percent of the developed land area (excluding required
open space) of the PUD. In a Planned Community PUD, nonresidential uses may include (a)
non-commercial institutional uses such as schools, churches, or clubhouses, (b) commercial
uses designed and sized to serve the daily needs of PUD residents, or (c) commercial
operations related to the recreational, sports, cultural, or entertainment focus of the PUD (for
example, equestrian-related facilities in an equestrian-themed PUD), which may be designed
and sized to serve residents or visitors from outside the PUD. Non-residential uses shall be
located within the interior of the PUD, and not along State Highways or maintained county
roads bordering the PUD.

C. MAXIMUM DENSITY: If the property is located in an area zoned A20 the maximum density
shall be fifteen (15) dwelling units per one hundred (100) acres.

River Rim Div. I1, Phase 1- Amendment #7 Preliminary Plat Application - PZC
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2011-12-13- Development Agreement Amendment (#220042)
Amended the timelines for completion of the infrastructure, after Big Sky Western Bank acquired
the property.

2012-5-14- Development Agreement Amendment (#222136)
Amended the ownership of the open space and the water rights of the Teton County Pipeline
Association

2014-2-7- Development Agreement Amendment (#231392) Plat Amendment #5
Amended the timelines for completion of the infrastructure, eliminated the golf course, and
reduced residential lot entitlements.

GBCI Other Real Estate, LLC; 211 West Rim, LLC submitted a completed application to the Teton County
Planning Department on April 5, 2016.

Prior to this staff and the county attorney met with the applicant on March 3" and just planning staff on
February 28,

Application Defined-
This application is considered a Substantial Change- Increase Scale, Impact, because it is adding additional
units, and rearranging lots/uses in an Overlay Area (9-7-1 (B-2-b).

River Rim Ranch Division Il is considered a Planned Community PUD, as it has over 101 dwelling units.

Application Review/Approval Process-

9-7-1-B-1 Purpose and Intent. The purpose and intent of this Subsection is to provide an efficient
procedure for reviewing changes or proposed vacations to previously recorded rights-of way,
easements, to recorded plats of subdivisions and Planned Unit Developments or to recorded
Development Agreements. It is the further purpose and intent to ensure the revised plats, and Planned
Unit Developments or recorded Master Plans comply with all applicable regulations but it is desirable to
avoid unnecessary duplication of studies and analyses that may have been required as part of the initial
plat application and approval. The purpose and intent also is to reduce the intrusion of development
into sensitive natural areas of the county and reduce governmental costs associated with scattered
development by expediting changes to recorded plats that reduce the number of vacant platted lots in
the county.

Specific for a Substantial Change- Increase Scale, Impact application, the review process is to follow the
Preliminary & Final Plat approval processes (9-7-1 (B-4-b). . This means there will be two (2) public
hearings for Preliminary approval (PZC & BoCC), and one (1) public hearing for Final Approval (BoCC) (9-
3-2).

Criteria for Review/Approval-

For a Substantial Change- Increase Scale, Impact application the following is the criteria for approval ((9-7-

1(B-2-b):
i.

The master plan and plat for a subdivision or Planned Unit Development, including the
proposed changes, shall comply with all applicable criteria and standards of the current
county regulations.

ii. Any proposed changes to a recorded plat or master plan that increase direct or indirect
impacts may require additional mitigation pursuant to the criteria and standards of county
regulations.

River Rim Div. I1, Phase 1- Amendment #7 Preliminary Plat Application - PZC
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D. COMMUNITY BENEFITS:

1. ...each Planned Community PUD shall provide_a minimum of seventy (70) percent of the gross
land area in the application as open space.

2. In addition, each Planned Community PUD shall provide a public or community water supply
system(s) and a public or community sewer system(s) meeting all requirements of the Eastern
Idaho Public Health Department and the Department of Environmental Quality, and shall create a
taxing district or homeowners association with the responsibility to maintain and replace those
water and sewer facilities.

3. In addition, each Planned Community PUD shall provide a system of walking trails and bicycle
pathways, that may be dedicated lanes on designated roads to connect all development clusters
to any recreational facilities, community facilities, and commercial uses included in the PUD.
Walking trails and bicycle pathways to be located in the wildlife habitat open space areas as
determined by the Wildlife Habitat Assessment shall minimize any disruptive impacts anticipated
by recreational uses of trails and pathways.

E. CLUSTERED DEVELOPMENT: Because larger developments are more likely to compromise the
open, rural character of the County unless the additional dwelling units are located and
designed to minimize their visibility and impacts on the land, larger clustered developments
must be subject to stronger siting constraints.

1. Each Planned Community PUD shall comply with the same requirements for clustered
development areas applicable to Rural Reserve PUDs, except that the maximum number
of residential lots in each development cluster shall be fifty (50) unless the Board
determines that larger clusters would better implement the goals of the Comprehensive
Plan.

9-5-2-E:

1. Shall be located on lands remaining after the designation of open space areas,
and shall not include lands in the FP Floodplain Overlay, the WW Wetland and
Waterways Overlay, the HS Hillside Overlay, portions of the WH Wildlife Habitat
Overlay where evidence of indicator species or the presence of indicator habitat
has been confirmed through the wildlife habitat assessment, and the SC Scenic
Overlay Areas to the maximum extent feasible.

2. Shall be located in areas that minimize visibility from the State Highways and Ski
Hill Road, and from adjacent development, to the maximum extent feasible.

3. Shall be located to minimize impact on crop production, grazing, and
agricultural activities on the application parcel or adjacent parcels. (In most cases
this will require that clusters not be located along property boundaries adjacent to
land in productive agricultural use.)

4. Shall have building envelopes located, to the maximum extent feasible, to
mitigate hazards on lands identified as areas of “High” or ”"Extreme” wildfire
danger as shown on the latest adopted version of the Teton County Wildland Fire
Mitigation Plan. The Fire Marshall of the Teton County Fire Protection District shall
be consulted for assistance, recommendations, and advice with regard to the
Teton County Fire Protection District Resolution #3, Urban Wildland Interface
Assessments. Efforts shall be taken to mitigate the risks outlined in this
Resolution.
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OVERVIEW OF PRELIMINARY PLAT APPROVAL: The purpose of this review is to:

9-3-. his two-step Preliminary Plat review process is the phase of the process where the fact-finding
details and specifics required by ordinance, and law, are determined. All of the issues surrounding necessary
infrastructure will be resolved or have a clearly identified solution to the satisfaction of the County prior to
scheduling of the third and final phase of the process. When this phase is finished the necessary information,
studies, plats etc. shall be completed to meet the requirements of this phase of development and the
requirements of the Final Plat phase. The public hearing for the Final Plat phase of development shall not
be scheduled until all documentation is deemed complete by the Planning Administrator.

9-3-2-C-7. Preliminary Plat Hearing(s): The purpose of the hearing, or series of hearings, is to continue
discussing the proposed subdivision plan, the development agreement, and the Preliminary Plat for
conformity with the Comprehensive Plan, the development’s relationship to surrounding development, any
site conditions that may require special consideration or treatment, and to discuss and review the
requirements of Title 9, Title 8, and Title 6, Chapter 6 of the Teton County, I[daho Development Code. The
first hearing of the Preliminary Plat application is also to hear specific comments that may have been
submitted by review agencies, which may include local, state, and federal organizations. The Commission
or Board may require specific action from the applicant pertaining to the comments received. At the
Preliminary Plat hearings, the Commission or the Board may request review by any qualified professional
person, and may conduct, or cause to be conducted, investigations, examinations, tests, and site evaluations
as it deems necessary to verify the information contained in the application or shown on the plat. The
developer grants the Commission or its agent permission to enter upon the land in question for these
purposes by virtue of the subdivision/PUD application

KEY ISSUES:
On April 12" a Development Review Committee (DRC) meeting with the Teton County Engineer (Darryl
Johnson), Eastern Idaho Public Health (Mike Dronan), Idaho Transportation Department (Ben Burke), Greg
Eager (Idaho DEQ), Rendezvous Engineering (Bob Ablondi), Teton County Planning Administrator (Jason
Boal), and Teton County Planner (Kristin Rader). From this meeting, the attached letter identified the key
issues. Briefly these included-

e The PUD must now meet the 70% open space calculation, it was originally approved with 50%

e Concerns with area calculations

e Clarification of the “hospitality units”

e Concern with “incidental uses” being along the highway.

e Applicant providing updated O&M records for the sewer system

See the attached Staff Memo’s & the Applicant’s response for further discussion on the identified issues-
a. River Rim Ranch Plat Amendment #7- Post DRC Review Comments- 4/12/2016
b. Applicant Response to Post-DRC Letter- 4/25/2016
c. Memo from Staff Addressing DRC Corrections- 4/27/2016

INTER-AGENCYAND DEPARTMENTAL REVIEW COMMENTS

Idaho Transportation: An email from ITD stated- “West Rim LLC was issued a permit 06-06-109 to access
SH 33 at MP 125.538 in 2006 and was required to construct both left and right turn lanes. Based on the
changes discussed at the DRC meeting on April 12, ITD does not consider this to be a “change in use”. As
a result we feel that this permit is still valid.

Eastern Idaho Public Health: They have not received the O&M records that were requested at the DRC
meeting.
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2.6 Encourage policies and resources which enable farms to adapt to changing paradigms.
This proposal does not support this policy.

Goal ED 3: Recognize that tourism and lifestyle are fundamental components of our economy and are
dependent on healthy natural resources.
This proposal is focused on tourism, however it is not focusing on fostering healthy natural
resources.

3.1. Encourage economic development through the promotion of recreational opportunities and
natural resources.
The golf course would provide a recreational opportunity, however there is not a promotion of
natural resources.

3.2 Conserve Teton County’s natural resources in order to enhance economic development.
This proposal would take away the areas that have been returned to native vegetation and
convert it to a golf course.

Goal ED 4: Accommodate additional population by supporting development that is economically
responsible to the County and the community.

4.1 Assess the public service requirements of new developments and weigh their off-site impacts
against projected changes in revenue before approving new developments.
There is a large cost of services to support a resort community 15 miles from Driggs (i.e.
emergency services, safety service (building permit inspections), transportation services,
educational services (school busses), ect.).

4.2 Support local retail by placing adequate residential density in close proximity to businesses.
This policy is not supported.

4.3 Consider the economic impact of supply and demand in residential development.
Teton County has a known over-supply of residential building lots, yet under supply of built
residential units. The proposal does seek to include 12 workforce housing units for employees or
workers associated with the PUD.

4.4 Utilize a variety of regulatory and incentive-based tools to reduce density in sensitive areas and
encourage density in areas where services exist.
This proposal does seek to increase the density.

4.5 Limit commercial retail business to Driggs, Victor and Tetonia.
This policy is not supported if commercial is allowed in this area.

4.6 Provide a variety of housing types that are accessible to a socially and economically diverse
population.
The proposal does seek to include 12 workforce housing units for employees or workers
associated with the PUD.

4.7 Encourage creative economic solutions such as live-work opportunities and appropriate home
businesses.
This policy is not supported.

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

This policy is not supported.

4.9 Maintain rural areas that encourage farming and ranching and support low density residential
development.
The original approval of the River Rim project incorporated farming into the design plan.
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At this time no other Inter-Agency Comments have been received. The following entities were invited to
DRC and to comment on the application:

e Teton County Fire District e SilverStar

® Idaho Fish & Game e Fall River Electric

e US Fish & Wildlife

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE:

Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County
Zoning Ordinance. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton
Valley News. A notification was sent via mail to surrounding property owners within a 300-foot buffer area
and many more people because anyone within a subdivision that has a lot within 300 feet of a project is also
notified. A notice was also posted on the property providing information about the public hearing.

COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE:
Staff has not received any written comments from the public. We have fielded several phone calls asking
about it.

CONSIDERATION OF APPROVAL:
The Commission shall only recommend approval if it finds that all of the following criteria (§9-3-2(C-8)) have

been met (or if it finds that some of the criteria have not been met, may recommend approval with
conditions that would ensure that the proposed development meets the criteria):

a. The ication is i with the Comp ive Plan.

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. N/A

Goal ED 2: Preserve our rural character and heritage and promote local agricultural industries.

This proposed amendment would reduce the amount of area being farmed currently, and replace it
with a Golf Course.

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

This proposal does incorporate recreation into the development, however | am not sure golf has
strong ties to rural character or heritage.

2.2 Promote local agricultural industries and businesses.

This proposal incorporates farming into the development, however it is unclear what other local
business may benefit from the proposal.

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

This proposal does not support this policy.

2.4 Encourage and attract businesses that are economically and environmentally friendly, and
promote stewardship and accountability in business.
This proposal does not affect this policy.

2.5 Encourage development that adheres to environmental standards.

The environmental impacts of the River Rim Development are not insignificant. The question
before the PZC, is whether the impacts of proposal can be mitigated, and how could they be
mitigated. It is worth discussing what environmental standards the applicant is planning on
utilizing or could utilize in their design and construction.
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Goal ED 5: Support the development of a communications Master Plan. N/A

Goal T 1: Provide well-maintained transportation infrastructure including roads, paved pathways and
sidewalks.

The proposed amendments provide walking paths inside the subdivision that would also connect to
the Division | pathways. It is unclear if there will be limitations on who can use those trails and
pathways. The County is responsible for maintaining the County Road 9400 West.

1.1 Improve the conditions and safety for vehicles, bicycles and pedestrians of existing transportation

infrastructure, especially roads important for agriculture.
Most of the infrastructure being constructed in association with this PUD is not existing
infrastructure.

1.2 Identify and implement financing mechanisms to pay for needed transportation maintenance and

improvements.
The proposed amendment is not applicable to this policy.

1.3 New development will provide adequate transportation facilities to accommodate needed services.
There are no identified “transit” facilities. This is a limited service in the valley, but being a
“resort” destination, this may be a policy to discuss.

1.4 Adopt a variety of design standards for all transportation infrastructure.

The proposed amendment is not applicable to this policy.
1.5 Provide/promote off-road transportation corridors to and from Public Lands suitable for both
motorized and non-motorized vehicles.
The proposal provides winter access to the USFS via an easement and summer access via 9400
West.
1.6 Educate and inform the public regarding transportation goals, costs and benefits; road construction
and maintenance; and plowing schedules and policies.
The proposed is not le to this policy.
1.7 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.
The proposed amendment is not applicable to this policy.

Goal T 2: Create convenient, safe, timely, financially sustainable and efficient options for multi-modal*
transportation that satisfies a multitude of needs. N/A

Goal T 3: Provide a well-connected transportation network within Teton Valley and within the region.
A possible condition of approval, may include in the D Ag requiring
acceptance of a connection to a County wide trail plan/network.

Goal T 4: Develop transportation appropriate for a rural community, respectful of the unique character of
Teton Valley. N/A

Goal T 5: Support continued improvements to the Driggs Memorial Airport to support Teton County’s
aviation needs. N/A

Goal NROR 1: Conserve our public lands, trail systems, and natural resources (air, water, wildlife, fisheries,
wetlands, dark skies, viewsheds, soundscape, soils, open space, native vegetation).
As mentioned above this proposal would remove “native vegetation” that was replanted based on
the last Master Plan approval

Goal NROR 2: 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.
Public access to National Forest during the summer would be through a developed part of the
subdivision. The winter access would be via the easement agreement that defines the western
boundary of Phase I. Public access, both summer and winter would need to be assured.
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2.1

2.2

2.3

2.4

2.5

2.6

Maintain and improve existing public land and river access.

The proposed amendment would maintain public access to the Forest Service via 9400 West.
Support the creation of new public land access when it’s consistent with natural resource
conservation goals.

The proposed amendment is not applicable to this policy.

Support the creation of a County motorized and non-motorized summer and winter travel plan
which includes access points.

The proposed amendment is not applicable to this policy.

Consider and accommodate access for different user groups to minimize user conflict and
resource damage.

The proposed amendment is not applicable to this policy.

Seek cooperation of private landowners to improve accessibility to adjacent public lands.
Winter access, which includes a snow machine path, would be via the existing access easement
that forms the western boundary of Phase I, and follows 9400 West.

Work with state and federal agencies and private landowners to protect environmentally-
sensitive areas from resource degradation.

The proposed amendment is not applicable to this policy.

Goal NROR 3: 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. N/A

Goal NROR 4: Balance private property rights and protection of our natural resources.

4.1

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 balance identified in this goal is unique with this proposal. Consideration needs to be given
to the economic value of the existing infrastructure, existing properties (lots) and the
development as a whole. As well as the acceptance, approval and entitlements have been
granted in the past. How this fits into the equation should be discussed and determined by the
Commission.

Goal NROR 5: Recognize, respect and/or mitigate natural hazards, including but not limited to flooding,

earthquakes, landslides, radon and fires. N/A

Goal NROR 6: 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. N/A

Goal NROR 7: On public lands and accesses, balance recreation with protection of natural resources. N/A
Goal NROR 8: Respect sensitive habitat and migration areas for wildlife.

8.1

The development of Phase 1 started before the requirements of the Wildlife Habitat Assessment
requirements. The utilities were installed and golf course was graded and shaped. The natural
habitat that was there was removed. This proposal would not disturb any additional habitat.

Teton County recognizes that wildlife and wildlife habitats provide economic, recreational, and
environmental benefits for the residents and visitors of Teton County. Land development
decisions will strongly weigh the needs of wildlife to protect the inherent values that they
provide.

Additional density in Phase | is a consideration that needs to be weighed against the impact of
natural resources.
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Maintain the County’s rural heritage through the scenic corridors.

This policy is not applicable.

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

The River Rim Division Il Master Plan has approximately 3,300 acres of open space. Most of
those areas are intended to be farmed. Two hundred and eighty (280) acres are in the golf
course area.

Encourage higher density development in the cities of Driggs, Victor, and Tetonia.

This proposal does not support this policy.

Goal ARH 2: Balance property rights and rural character.

Should be discussed and determined by the Commission.

Goal ARH 3: Support and enhance agriculture and ranching.

This proposal does not support this policy.

Goal ARH 4: Respect cultural heritage sites. N/A
Goal ARH 5: Reduce infestation/introduction of invasive species.

5.1

53

5.5

5.6

5.7

Weeds have been a major problem in the River Rim complex with disturbed soils being left
unattended and, in some cases, unplanted, for years. The weed problem needs to continue to be
addressed in earnest. A revised weed management plan needs to be created and followed to
support weed-fighting efforts in conjunction with the proposal.

Support on-going efforts to map current noxious weed infestations.

A weed management plan could include mapping of weed infestations.

Continue support of public education and outreach that target noxious weed identification,
landowner control responsibilities under Idaho State Law, noxious weed management options
and noxious weed management funding alternatives.

This policy is not applicable.

Continue to offer cost share assistance to willing landowners through the Idaho State
Department of Agriculture’s (ISDA’s) noxious weed cost share grant program.

This policy is not applicable.

Support current county weed control enforcement policies to better report, police and enforce
noxious weed violations under State Law in a fair, timely and consistent manner.

This policy is not applicable.

High priority will be given to managing invasive species that have, or potentially could have, a
substantial impact on county resources, or that can reasonably be expected to be successfully
controlled.

This policy is not applicable.

Address the cause of invasive species infestations and work to reduce initial outbreaks
especially on disturbed lands.

Additional disturbances, especially with seed sources in the area, should be carefully managed
and protected against weed infestations.

Provide public education on appropriate uses of chemical weed control so that it is used in a
way that is compatible with surrounding uses.

This policy is not applicable.
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8.2

8.3

8.4

8.5

8.6

8.7

8.8

8.9

Work with landowners, the Idaho Department of Fish and Game, other state and federal
agencies, non-governmental organizations, and other natural resources professionals to utilize
wildlife habitat and species information and other tools (such as Western Governors Association
Crucial Habitat Assessment Tool and the Wildlife Overlay Map), including new information as it
becomes available, to make land use and site planning decisions.

Attached are the past analysis and comments from other agencies.

Minimize the cumulative impacts of development on wildlife and wildlife habitat.

This policy needs to be weighed when reviewing this application.

Protect and/or improve the diversity of native vegetation.

This proposal does not support this policy.

Protect and improve riparian and aquatic habitats.

This proposal does not support this policy.

A Wildlife Impact Mitigation Plan shall be developed for any development project which impacts
an important habitat or which presents concerns of detrimental human-wildlife interaction.
Requirements and performance standards for the mitigation plan shall be clearly established in
the Zoning and/or Subdivision Ordinance and shall be the basis for approval of the plan.
Without clear mitigation guidance in the development code, the County has relied on comments
from the consultants doing the study and Fish and Game to provide guidance if mitigation is
needed.

Provide incentives for voluntary habitat buffers, seasonal use restrictions, and aquatic
connectivity along key drainages.

This policy does not apply.

Work collaboratively with other jurisdictions to preserve, enhance, restore and maintain
undeveloped lands critical for providing ecosystem connections and buffers for joining
significant ecosystems.

This policy does not apply.

Designate and map lands within or buffering Teton River Canyon as an irreplaceable natural
area, and work with private landowners and government agencies to protect and conserve the
area’s ecological resources, including wintering big game and cutthroat trout.

This policy does not apply.

Goal CEF 1: Provide high-quality public and private services and facilities in a coordinated manner for the

health, safety, and enjoyment of the community. N/A

Goal CEF 2: Encourage the development and support of high-quality education facilities (primary,

secondary and post-secondary) and diverse and affordable activities for all ages. N/A

Goal CEF 3: Encourage an environment that fosters community involvement. N/A
Goal CEF 4: Adequately fund existing and future public services and facilities. N/A

Goal ARH 1: Preserve and enhance Teton Valley’s small town feel, rural heritage and distinctive identity.

11

1.2

13

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

Dense development in rural areas does not maintain Teton Valley’s rural character. The
question is whether this proposal improves the situation, by adding a tourist & recreational
component back in improves the situation over what was already approved.

Encourage vacation of subdivision plats where appropriate and viable.

This policy is not applicable.

Ensure that open spaces are managed responsibly. The River Rim project has large amounts of
open space that have been and will continue to be farmed. The golf course area, also counted
as open space, will need to be managed in a responsible way moving forward.
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The icati ies with all i County
e With the calculations based on all of Division Il the proposal appears to meet applicable
Teton County Regulations, with the exception of the items identified in the Key Issue
section.

If the ication is for a PUD, it ies with any to PUDs under Chapter

5 of Title 9, i ing without limitati i 2 ing the types and locations of open

space to be included in the development and the required design and size of development

clusters. If the application is for a Planned C ity PUD, the { iti

any impacts i ified in those iti studies required by Section 9-3-2(C).

e The proposal does appear to meet the open space and clustering requirements. Past studies

and updated information has been provided. The PZC does have the ability to request
additional studies.

The application includes trails and pathways as required by Section 9-4-2(B-4) to the maximum
extent feasible.
e Teton County has yet to adopt a trail/pathway plan, however | would encourage language
be added to the Development Agreement that Trails/Pathways in the development be
incorporated into that plan when it is developed.

The application is consistent with the results of any Nutrient-Pathogen Study required for the
property and includes any conditions or changes required to avoid any potential degradation of
surface or groundwater identified in that study.

e This does not apply to this application because a Nutrient-Pathogen Study was not required.

The ication is i with the of any report on the adequacy of the
proposed sewage system for the development and includes any recommended mitigation
measures identified in that report.

e See comments from EIPHD above. There is concern about the maintenance of the system.

The application is consistent with any Traffic Impact Study required for the property and will not
result in a decrease in the level of service (for example, from level of service B to C) on any State
Highway or a maintained county road and includes any mitigation measures re inthe
Traffic Impact Study.
e See comments from ITD above. It was previously permitted and this proposal is not
significantly different from the original application.

If the application is for land that is not adjacent to a State Highway or a maintained county road,
the applicant will bear the costs of constructing roads to connect the proposed development to
at least one State Highway or a maintained county road, and adequate for anticipated traffic and
will be constructed to County Road Standards.

e N/A
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i. If a Natural Resources Analysis is required, the prop will avoid all mapped
Overlay Areas (except the AV Airport Vicinity Overlay Area), or will minimize any unavoidable
impacts to the mapped Overlay Areas to the maximum extent feasible and mitigate any
unavoidable impacts. In the case of land located in the WH Overlay Area, the duty to avoid or
mitigate impacts on habitat areas shall only apply if the wildlife habitat assessment reveals
evidence of an indicator species or the presence of indicator habitat, and shall only apply to
portions of the parcel where the evidence or habitat is found.

o Staff felt that this is an area without clarity in the code. The proposal is to “meet all current
county regulations”. However, the plat amend process was adopted to “ensure the revised
plats, and Planned Unit Developments or recorded Master Plans comply with all applicable
regulations but it is desirable to avoid unnecessary duplication of studies and analyses that
may have been required as part of the initial plat application and approval.” When Phase 1
was approved, there was no requirement for a Wildlife Habitat Assessment. Evidence of
indicator species at this point would be impossible, as the native vegetation was removed
from the site in the past as the golf course was originally sculpted and utilities installed The
previous approval the residential units has marginalized this area as Biota made clear in
their 2013 review of the golf course reclamation- “The proposed open space areas can be
expected to be used by a diverse suite of wildlife species, although it is understood that the
long-term value of this area will be reduced as residential development of Division II, Phase
| progresses.” In 2013 IDFG submitted a letter restating their primary concern with River
Rim was in Phase VI, the South Canyon Area (see attached IDFG letter). The PZC does have
the ability to request a Wildlife Habitat Assessment, if it feels it would be necessary to
make a decision on the proposal.

j. Therequired Public Service/Fiscal Analysis shows that all public services provided to the proposed
subdivision or PUD have adequate capacity to service it, or if they do not, the applicant has
d to mitigation or fi ing to ensure that those services and facilities will be provided
within two (2) years after the first unit in the development is occupied and that any shortfall of
tax revenues below the costs of providing the services or facilities will be covered without cost to
the County.
e The subdivision will utilize private a private water and sewer system.
e Access will be provided via State Highway 33 and County road 9400 West. The applicant has
ITD approval for the access and will be improving the intersection to meet the demand. The
developer has relocated and improved 9400 West for the County as required in the 2014
Development Agreement.
e The developer is willing to dedicate a lot to the Teton County Fire District, if the Fire District
is interested.

k. The application is consistent with any capital improvements plan adopted by the County.
e There is no identified Teton County capital improvements in or near this development,
other than 9400 West that has been completed.
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Having concluded that all the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B in
conjunction with the criteria for a Substantial Change- Increase Scale, Impact found in Title 9-7-1 (B-2-b).
can be satisfied (OR not satisfied) with the inclusion of the recommended conditions of approval, and
* having found that the considerations for granting the Preliminary Plat Approval for River Rim
Division Il, Phase 1 can be justified and have been presented in the application materials, staff
report, and presentation to the Planning & Zoning Commission and the, and
*  having found that the proposal is generally consistent with the goals and policies of the 2012-2030
Teton County Comprehensive Plan,
® | hereby recommend APPROVAL (OR DENIAL) of the Preliminary Plat Amendment #7 for The River
Rim Division Il, Phase 1 as described in the application materials submitted April 5, 2016 and as

with iti applicant inf attached to this staff report.
Prepared by Jason Boal
Attachments:
e Application o Table 6. Revised- Incidental Use
o Narrative Summary
o Conceptual sketch o Table 7. Revised- Wastewater
o Architect Letter Flow Comparison
@ Preliminary Plat Amendment o Table 8. Preliminary Golf Course
o Mater Plan Amendment Cost Estimate
o Traffic Projections letter from o Gamble Sands example images
project Engineer o Chalet Hospitality Unit concept
@ ITD Permit B Golf Club Hospitality Unit
o Amended and Restated Concept
Development Agreement o Memo from Addressing DRC Corrections-
e DRC Post-Meeting Letter from Staff- 4/27/2016
4/12/2016 e IDFG Letter — 2013/6/20
e Applicant Response to Post-DRC Letter- e Comment letter from Teton School
4/25/2016 District 401- 4/26/2013
o Table 1. Revised Open Space e Adjacent Landowner Notification Map
Calculations
@ Table 2. Revised Open Space
Summary

o Table 3. Unit Identification

@ Table 4. Unit Summary

o Table 5. Revised- Incidental Use
Calculations

End of Staff Report
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An adequate institutional structure has been created to ensure that long-term maintenance costs
of roads, water, sewer, and drainage systems will be collected from within the development and
used to maintain such items. If the chosen relies on pay of dues (for I

through a homeowners association) rather than taxes, the county shall be granted the
institutional power to enforce payments of those dues in the event the organization fails to do

so.
e The institutional structures (water, sewer, stormwater, etc.) have been designed and
beginning phases installed. The development will be responsible for the long term
maintenance of those systems. An institutional structure has not been created. Roads,

water, sewer, and drainage systems on the property are all private.

. If land ownership boundaries or natural terrain features make it impossible for the application to

meet all of the criteria outlined in Section 9-3-2(C- 3), the application shall meet as many of the
criteria as possible.
e This is not applicable.

In addition to the above, for a Planned C ity PUD, the ication is i with the
recommendations of any report on the adequacy of the school system to accommodate school
aged children ici by the and includes any recommended mitigation
measures identified in that study. If the applicant is obligated to pay an impact fee for schools,
then mitigation measures identified in the report will not be required.

e This proposal would reduce the number of single family units and or convert them to
“hospitality suites”. There would be little impact on school age children in the development.
| am awaiting comments from the School District. The PZC does have the ability to request
a Public Service Analysis, if it feels it would be necessary to make a decision on the proposal.

PLANNING COMMISSION’S POSSIBLE ACTIONS:
A. Recommend Approval of the Preliminary Plat, with the recommended conditions of approval listed in
this staff report, having provided the reasons and justifications for the approval.

B. Recommend Approval of the Preliminary Plat, with modifications to the application request, or adding
conditions of approval, having provided the reasons and justifications for the approval and for any
modifications or conditions.

C. Recommend the Denial the Preliminary Plat application request and provide the reasons and

justifications for the denial.

D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for additional
information.

The following motion could be given:

River Rim Div. I1, Phase 1- Amendment #7 Preliminary Plat Application - PZC
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Teton County Planning
150 Courthouse Drive, Room 107

Teton County Planning & Building Administrator, Jason Boal, AICP

GBCI Other Real Estate LLC, 211 West Rim LLC, Rendezvous Engineering & Focus Architects
River Rim Ranch Plat Amendment #7- Post DRC Review Comments

April 12, 2016

Teton County has received your application for a Substantial Change (Increase Scale, Impact) Plat Amendment. In
reviewing the application and supporting documents we have the following comments-

1. PUD Definition-
9-5-1-A-2 Planned Community PUD:

A PUD or part of a PUD located outside the cities’ areas of impact and containing more than one hundred
1100 lots or dwelling units, which shall be designed to preserve the open, rural character of Teton County
by minimizing the visual impacts of the devel and g the app e of large,
free-standing communities in those areas.

2. Approval Process for Substantial Change {Increase Scale, Impact) Plat Amendment.

Definition (9-7-1 (B-2-b)-
Substantial Changes — Increase Scale, Impact are changes that increase the scale or scope of the platted
subdivision, or increase the direct or indirect impacts on the immediate neighborhood, general vicinity of
the i or overall ¢ These changes may Include the following:
i n incre in e of :
il. the re-arrangement or relocation of lots that encroach further into natural resource areas or Overls)

Arcas as defined in Title 8 or Title 9 or move clgser to neighboring property;

r

lil. the relocation of parking facilities, buildi { the development that enci
further into natural resource areas or rlay Ar ined in Title 8 or Title 9 or m
neighbaring property; or

iv. other chany mar m: jected impact.

Process for Approval (9-7-1 (B-4-b)-

Upan the Planning i ining the app pl and that the proposed changes

are substantial, the application shall be reviewed as a revised Preliminary Plat and revised Final Plat

pursuant to the procedures established for such applications. The Planning Administrator shall schedule

the application for review by the Planning and Zoning Commission and Board of County Commissioners
ursuant to t dures established in this regulation for Prelimin: inal Plats®,

ZThere will be 3 public hearings- 1) PZC- preliminary approval, 2] BoCC- preliminary approval, and 3) BoCC

I oval.

Criteria for Approval (9-7-1 (8-3-b)-

Substantial Changes — Increase Scale, Impact

i.  The master plan and plat for a subdivision or Planned Unit Development, including the proposed
changes, shail with all appli ds of the curren; lely lationg**.

il. Any proposed changes to a recorded plat or master plan that increase direct or indirect impacts
may require additional mitigation pursuant to the criteria and standards of county regulations:

**The Plat Amendment approval will be based on meeting the criteria identified in the current code.




3. Application Comments-
a.

€. Open Space Calculations:

Development Agreement:

i Wewould like a dak levels for this Phase that does not rely on references
to previous agreements. 5o, items like the pubhc uses that were in the original agreement need to
be carried forward.

il. 'We need timelines for the improvements that are being proposed. We are interested in the estimate
time to lete each of the imp p

iil. We need cost for the imp that are being

iv. Every Tract/Block lot needs to be listed with the acreage, densities, and/or proposed uses on the
Tract/Block

. Plat, Exhibit D:

Sheet 1- There is a measurement for Tract A (21.15) (east of the Farm/Ranch Residential Compound).
None of the other Tracts have acreages called out. (it is also not aligned like the other Tract labels,
along the boundary of the tract)

ii. What is Tract O (7.57 acres)?
iii. Sheet 4- call out on the Club Facility Lot references Sheet 7 instead of 5.

Division 1l Phase 1- Division I
Al ract Total “Calculated” Acn Phase Total “Calculated” Acreg
ﬁ | —Colcutated”forenge Lehace | Jotal Acreage |

Troct 1* 278.38 138.19 1 37110 737,52
Troct N* 1046 5.23 555.2 5952
TractA 358 358 3286 3286
Tract F {utility lot 3 422 a2
JraciLihwshosrital . E ] 6176 6176
Tract 58.95 8895 226 5226
Tract M-1 138 1.38 | Total 336834 522352
Tract O 757 7.57

Tract 45.03 5.03

Tract 57.67 57.67

Tract Q-1 178 178

Tract R 399 399

Tracts 432 432

Tract T 269 269

Tract ZIB :

Tract 22 39085 390.95

[Tt 23 559 559

Total §82.38 T37.92

* (9-5-2 D}- Il'lh- designated open space is included in a golf course or other recreation facility, only one-half (1/2) of the open space

acr

d towards the mini required

based on changes from the 2-2014 Develapment .Immtnl! 31392
(9-5-2 £]. The land designated as open space within a PUD must be committed to open space .. Open space may also be platied,
and deed restricted to the satisfaction of the Board, as one or more large privately held lotis) a minimum of 20 acres each, with

The Board must be satisfied that the mmnun of open space is viable and the entity to which the

specified building envelopes.
open space is deeded is a sound, and ‘whose primary purpose s to protect and maintain open

ﬁcﬂmmlm In acreage on provided table and proposed plat.

Required Open Space 9-5-3 (D}- Planned Community PUD shall provide o minimum of seventy (70)
percent of the gross land avea in the application as open space.
1. Phase 1 standalone — 70% * 1464.2 = 1,024.94 acres
a. Short 287.02 acres
2. All of Division II- 70% * 4476.5 = 3,133.55 acres
a. Ower 90.3 acres

e. Incidental Use Calculati
Incidental Use Calculations
Division Il Phase 1- Division li- All Phases
Total
Lot/Tract Lot/Tract Acreage Use Phase
Acreage
B1-1 351 | E ian Center® 1 2391
B1-1A 1.96 Fire District Site 2 o
West ';imrk‘f‘hﬂe 812 2.78 Storage Units® 3 0
a
Existing Farm
B1.7 292 | A 0
Bl1-8 3.2 Headquarters® 5 ]
TE-1 332 Club Facilities* 3 0
Golf Village
TG- D&M 6.22 | Golf Course O & M*
Total 3.9 Total 23.91
* Development Agreement 179247 pgs. 11-12 kdentify the following as incidental uses-
N Commerc mpper ; . ol - Rel
-Hﬂ_wnﬂ TesTictoRs
Tetan Rin Gl Vigs (10 ) > oy icajpuasi Officn
Tro ShopLcurgeRestmaram i Exiallag Ajpicctoanis BBt
. l:m Bam RcrageMuipsrposeUtfice: = =
* Swanming Pool Spa/Heabd Clh/Tesei Facility - Existieg Brent Hoopes Revidemce
Portic Skilag
Masagemes Other fulure wappor comemercial wses “incideatal wses” only &
& mﬁwoﬂm g:iﬁ-lyq;wnﬂ&ﬁu“wﬂd{fwcm“ -
. Opitas s Eipugraert . Cieneral Pusmps, Car Wanh, Café, and
NSO SO TacsinTappar: Ry Reeakfao i 30 Condomitan; Usia 4 mot b soved 1o be
” comracted and il 2010 of the
g e
[ i ——— & - I ""'
= Wit Rim Villags (14 ac) Phase | Fimal Plat
'hdhﬂwea—d:r . mmﬁmrwﬁ:mhmha
= Croneral SaownCies PumpsCar m o operation of commercial support
- w-m:n'--nna-hu—u.
Muli-purpeac Mectiog Confemecs Sracs
9-5-3-B: ...In a Planned Ce PUD, uses may include (a) instits
uses such as schools, churches, or clubh b} ial uses igned and sized to serve the dally
needs of PUD resid or [c) ial of related to the ional, sports, cultural, or

entertainment focus of the PUD (for example, equestrian-related facilities in an equestrian-themed PUD),
which may be designed and sized to serve residents or visitors from outside the PUD.

i.  Incidental Use Limitation- 8-5-3-B: The primary land use in a Planned Community PUD is residential.
Non-msdartialuses roa) be mlmmmmmwmmmjm

1. Phase 1 standalone — 1464.2 (total acreage) - 1,024.94 acres (required 70% Open Space) =
439.26 acres (developable land area) * 2% = 8.785 acres of incidental uses,
@. Owver 15.125 acres
2. Allof Division li- 4476.5 (total acreage) - 3,133.55 acres (required 70% Open Space) = 1342.95
acres [developable land area) * 2% = 26.859 acres of incidental uses.
3. Under 2.949 acres
ii. Application/l Plan stated Uses -
1. The application states 10.15 Incidental Use Acreage in Phase | - difference of 13.76 acres
1. The does not address uses in all of Division 2

d.  “Unit" Calculations:

Unit Calulations
Division Il Phase 1- Division lI- All Phases
2014 2014 Proposed
D Trac 4 Units units [unies | 7" | aunits s | v
Black 1 (Entry) 30 [ 13 1 340 307 409
gi::; 67,8910 159 166 160 2 43 18 18
Tract A 20 8 8 3 21 10 10
Tract B 24 10 10 4 25 B 8
Tract C B2 62 124* 5 24 & L]
Tract D 45 45 48° 3 55 55 55
Tract E 0 12 48* | Total 508 404 506
Tract G 1] 3 a
Tract | 1] 1 1
Total 340 307 412
*Indicates the "Hospitality Unit™- Meed to clarify if Tract C will have 2 Hospitality Units per lot OR a 2-
bedroom Hospitality Unit per lot.

i, The existing Brett Hoopes home site in West Rim Village does not seem to be included in the unit
calculations.
fi. | calculated the following changes to the units (based on changes from the 2-2014 Development
Agreement # 231392:
1. West Rim Village: +13 Units
a. +1- Existing Hoopes Residence
b. +12- Workforce Housing Units
2. Golf village : +30 Units
a. +3 Units on Tract D
b. +36 Units on Tract E (12 existing, total of 48)
©. -3 Units on Tract G (lots 26-28)
d. -6 Units Block & (lots 28-34)
3. Cluster Chalets : +562 Units (two Hospitality Units per lot)
4. Phase 1 Total Change = 412 - 307 (2014) = 105
5. Division 2 Total Change = 509 - 404 (2014) = 105

fii. Maximum Density 9-5-3-C - If the progerty is located in an area zoned A20 the maximum density shall be
fifteen (15) dwelling units per one hundred (100) acres.
1. Phase 1 standalone —1464.2 [ 6.666 = 219 Units
a. Owver 193 Units
2. All of Division II- 4476.5 / 6.666 = 672 Units
a. Under 166 Units

iv. Application/Master Plan stated Units -
1. The application states 343 Units in Phase | - difference of 63 Units
a. Hoopes residence + 2 Hospitality Units per chalet lot
2. The application states 446 Units in Division Il - difference of 63 Units

f O hip- The foll is y of the owners of the different Phases-
i. Phase 1- GBCJ, 211 West and approx. 35 other owners,
ii. Phasel- Teton River Farms
il Phase 3- Teton River Farms
. Phase 4- John Hoopes
v, Phase 5- Circle Dot Ranch
vi. Phase 6- GBCI

As you can see there is some discrepancy in what we have calculated and what was presented In the application. The
discrepancies seem to center on these issues;

1. Open Space-
a. 70% Open Space is required for Planned Community PUD under the current code
b. Only 50% of the acreage of open space parcels with recreational uses can be counted towards the required

open space.

2. Units-
a. The Hoopes home was not counted in the unit density
b.  Adding 2 “Hospitality Units” per chalet lot as opposed to 1 Chalet per lot

3. Incidental Use Calculation-
a, Certain uses were not included in the provided calculation...Equestrian, fire station, farm uses, golf course O
& M, etc.....these uses are either (or both): a) in line with the definition of incidental uses in the current code,
or b) included in the original calculation of incidental uses.

4. DRC Comments-
a. Sewer/Septic
i.  Development Agreement (and CCER's) must identify a maintenance scheduls, including the
responsible entity of the privately owned septic tanks.
. Development Agreement (and CCE&R's) must identify schedule, g the
responsible entity for the leach field and community system.
iii.  Applicant will revise the sewage calculations based on the revised type and number of units. This
revised calculation will be provided to Idaho DEQ, EIHP, and Teton County.
iv.  Applicant will provide O&M recards (since the system was installed) to idaho DEQ and EIPH.
b. Fire Protection-
i.  Applicant will determine whether the Teton County Fire District is interested in the identified lot.
¢ Roads
I, ITD will review previous application and plans to ensure they meet current standards
d. Layout
I Applicant will look at revising the West Rim Village layout to place incidental uses on the interior of
the development, as opposed to being along the highway (i.e. storage units lot)

e. Units
I. Applicant will clarify what a “Hospitality Unit” is in reference to the Chalet lots and Lodge site.




RENDEZVOUS ENGINEER!NG P,

Civil Engineers, Land Planners and L and ldaho
MEMORANDUM

DATE: 4-25-2016

TO: Jason Boal, Teton County Planning Administrator
FROM: Bob Ablondi K d

RE: River Rim, Proposed Amendment No. 7

ccC: Brett Potter, Sean Moulton, Sean Cracraft, David Choo,

Don Chery

RDZ PROJECT NO:  15-037

Attached below are specific responses to the comments raised in your memo dated 4-12-
2016 following the design review committee (DRC) meeting that took place on that same
day. As noted, the calculations for open space, number of units allowed and incidental use
satisfy current county requirements if the entire PUD is considered. We did have some
questions and differences on how the open space and incidental use was calculated.

To help better explain the hospitality unit, Brett Potter has prepared some concepts plans
that illustrate more specifically what these units may look like, It is important to note that the
plan is for more affordable units to work with the overall economic model. Conseguently the
sized Is expected to be less than a typical single family residence. These plans are still in the
early planning stages.

Also we are including in Table B some preliminary cost estimates for the golf course
construction prepared by Sean Cracraft of OB Sports. This estimate is based upon a “links”
type course which is expected to require significantly less effort and cost to construct, Photos
from a course recently completed by OB Sports It is Imporlant to note that the irrigation
pump station is in place, the mass tion has been I rock Is not an
issue and the natural areas have already been seeded all of which will help to control costs
and keep with the economic model for this facility. Sean is also planning to attend the
Planning and Zoning meeting to help answer questions about the golf design,

Also attached are some photos of a recently constructed links golf course in Brawster,
Washington called Gamble Sands. This course has many of the same characteristics that
would apply to the River Rim site including a remote location as a destination golf resort. This
course also has few amenities and limited water features to save construction and operation
costs.

25 South Gros Ventre Street - Post Office Box 4358 - Jackson, Wyoming 83001
Phone - 307.733.5252  Fax-307.733.2334

b. Attached is a concept plan of the Chalet units showing the two "key” concept designs that
would be part of the short term rentals associated with the hospitality facility. These Tract C
Chalet units have always been a part of the units allowed for short term rentals, At less than
2500 square feet, this concept shows a plan that is smaller in size than a comparable 4
bedroom luxury cabin planned for this site. Consequently we suggest that the unit count be
based upon one unit per lot on Tract C. Revised Table 3 Is based upon this assumption of
one unit.

3. Incidental Use Calculation
a. We have updated the incidental use calculations in Tables 5 and 6 per your comments.
However we wanted to note that many of these incidental uses that are included in the

coun ition could be elimi d as they are fary to the overall intent of creating a
financially viable golf resort as discussed below:

1) Equestrian Area. This area was included in the plan as an amenity to the property
owners as an oplion to keep horses at the site. This is not directly related to golf and is
not considered an essential use for this project. In addition the use was intended to be
more of a pasture area with limited structures. This oould be reduced to one acre or

i i if it negatively aff the incidental uses.

2) Storage Unit Lot. This is not an essential use but more of an amenity for the lot
owners, This are can be reduced in size or eliminated however we believe that it
would be prudent to aliow this type of use.

3) Fire Station. The fire station lot was moved from Division | mostly to provide the fire
department with a better alternative that had access to water, sewer and utilities. We
do not believe that the allowable incidental use area should be reduced for providing
this public facility. Also we would expect that the county would allow a fire station in
about any zone if there was a need.

4) Existing Farm Service Lot. This lot was sold to Teton River Farms to support their
ongoing effort keep the st ding lands productive through a farming operation.
This operation postively iImpacts a large portion of the open space area associated
with this PUD. This is essentially the same use that has been on this property prior to
the PUD and therefore should not be part of the incidental use allowance.

5) Golf Operations Lot. The entire lot is not required for the golf operation. We have
estimated that this can be reduced to about 2 acres if necessary but would prefer to
have the flexibility of a larger useable area.

ments

a. Sewer/ Septic
i} and ii) There is a suggested maintenance schedule for the wastewater
system, domestic water and fire protection system that is included with the
record drawing on file with the county. The manual di both
the onsite septic tanks and the overall treatment system. This would be the
initial responsibility of the developer but transitioning to the homeowners or a
special district over time.

'&J{ mﬁmﬁﬁﬁ_

1. Open Space.
a. Attached are updated Tables 1 and 2 showing overall open space calculations for Phasa |

and all of Division Il per your comments. The key item is that with all phases, the project does
comply with current PUD regulations for 70 percent open space. It should be noted that this
project was planned more than 10 years ago and was based upon the standards in effect at
the time which only called for 50% open space.

b. However, we had several comments about the calculations for five (5) of open space tracts
as summarized below. We have provided our recommendations for open space next to your
analysis as a comparison.

1) Tract N, Entry Ponds. Although this area is used occasionally for fly fishing lessons,
allowing only 50% of the area to quality as open space seems to discourage this type
of an amenity, which we believe adds value to the project and the community as a
whole. Plus this is a very minimal use of the land. As noted above this does not affect
the overall calculation but is a more of a policy question for the current PUD
regulations that may be counterproductive. We would suggest that this be included as
100% open space.

2) Tract J, Golf Course. With the change to more of a links type course, there will be
considerably more native grass and natural areas compared to a more conventional
design. The Gamble Sands course in Brewster Washington s an example of the
intended design. This again raises the question about only allowing 50% of the golf
area to be open space particularly with the greater emphasis on using and presenving
natural grasses and vegetation. We would suggest 50% credit for the actual golf and
100% credit for the natural areas as a compromise.

3) Tracts F, Z-3, Leach Figlds Tanks. One of the early concepts in the River Master
Plan was to take advantage of the large open space areas to construct on-site leach
fields as opposed to a more complicated mechanical plant with a point source
discharge. These areas are currently being farmed as there are limited numbers of
structures.

4) Tract I, Agricultural Operations Lot. Although there is a residential unit associated
with this 60 acre tract, this use would only account for about 1 acre of disturbance. We
would recommend that the remaining 59 acres be credited for open space.

2. Units.
a. We have revised Tables 3 and 4 to include the one unit currently owned by the Brent
Hoopes family. This has always been an allowed use in the development agreement
understanding that over time it will transition to another use. One possibility is for this to be
purchased from the Hoopes and used for employee housing in some form. Based upon
Table 3 for Phase 1, the ::hanga Is still 42 units which include the 30 bed and breakfast units
and 12 employee houslng units di i in the licati

As shown in Table 4 for the entire project, there is a total of 447 unll.s associated with
Amendment No. 7 with an allowed 671 units per current PUD requirements or an overall net
surplus of 224 allowed units.

iil} See revised Table 7 which is a comparison of the original sizing and the
current flow estimates. The original sizing was also included in the operations
manual.

iv) There are limited records available due to the fact that use has been

The it use has ly been the equivalent of one single
family residence or about 300 gpd on a 30,000 gpd system — 1 percent of the
design ity. The flow itoring and other O&M recording obligations are
triggered at significantly higher flows.

b. Fire Protection.
i) We will send an email to Fire Chief Bret Campbell to again ask if there are
any plans to use this site fire department site and at what time. This site can
remam available hcwwarwa would prsfsr that it not be considered part of the
use fously 1 given that it will likely be
many years before any use taluas place

¢. Road
i) ITD has our traffic estimates which show mi change from the information
submitted in 2014. The estimated traffic is still less than the original PUD
estimate. However as noted there is still a plan to complete the turning lanes in
accordance with the original access permit. However we will wait to see if ITD
has any new issues that need to be addressed.

d. Layout
i) As previously noted, the storage units are not an integral part of the project
but rather an amenity that benefits the local lot owners. There will be no need
for the storage until there is a minimum of 50 homes or so completed and
occupied. This may be 7 to 10 years into the future.

Also there would be additional dasrgn s‘ffoﬂs for the units to make them fit the
Idaho farm and be less from the higt There would also
be landscaping and screening.

There would be a need to study of the site options and ownership situation
before considering a move of these proposed storage units. This issue can be
i d later in the | as noted they are not an integral part of the
overall development plan.

e. Units
i) The additional concept sketches for the Tract C Chalets and clustered units
on Tract D and E should provide a better idea of what would be included in a
two key hospitality unit. As previously noted, these units are smaller in overall
size and impact compared to the luxury cabins and single family homes
originally planned for these sites.

‘J RENDEZVOUS ENGINEERING, P.C._
i Pagedof §



TABLE 1 (4-25-2016)
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TABLE 5

RIVER RIM RANCH
DIVISION I, PHASE | — INCIDENTAL USE AREA COMPUTATIONS - AMENDMENT NO. 7
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TABLE 8 - RIVER RIM PRELIMINARY GOLF COURSE CONSTRUCTION ESTIMATE - i
4-25-2016 (PROVIDED BY OB SPORTS) “ 2o
2 F
ITEM ESTIMATED COST " g §
: =
1 GENERAL REQUIREMENTS s 25,000 5
& £8
2 SITE CLEARING Wa i g E
(1]
3 EARTHWORKS, STORMWATER DRAINAGE & SHAPING B 245,150 i =8
S ' £3
4  GREENS 3 427,980 g 2
5 TEES 3 245,000 g ®
-
=E
6 BUNKERS 5 130,000 .; -3
£F
7 LABOR 3 183,730 7 g
=g
8 GRASSING B 71.800 58
2
9 HARD LANDSCAPE s 216,000 § 2
& &
10 IRRIGATION B 750,000 g=
g w
11 MISCELLANEOUS 3 100,000 3 §
12 LANDSCAPING 5 382,500 Eg
[ =4
13 GOLF COURSE ARCHITECT 3 100,000 E g
[
SUB TOTAL s 2,877,160 2 3
m
i=]
CONTINGENCIES (15%) $ 431574 g 2
h =]
TOTAL - PRELIMINARY COSTS ~ § 3,308,734 § %‘g
Sow?°
= %
_Q -
Ez2

Photo 2. View a&oss course to Columbia River.

Pholo 3. Gamble Sands Clubhouse.




Photo 4. Artist Rendition of proposed Inn at Gamble Sands

FROM: Teton County Planning & Bullding Administrator, Jason Boal, AICP

TO: GBCI Other Real Estate LLC, 211 West Rim LLC, Rendezvous Engineering & Focus Architects

RE: River Rim Ranch Plat Amendment #7-

DATE: April 27, 2016

Please see the to your f below:

1. Open Space.

b. b ‘we had several about the for five (5) of open space tracts as summarized below. We

have provided our recommendations for open space next to your analysis as a comparison.

1) Troct N, Entry Ponds. Although this area is used occasionally for fly fishing lessons, allowing only 50% of the
area to quality as open space seems to discourage this type of an amenity, which we believe adds value to the
project and the community as a whole. Plus this is a very minimal use of the land. As noted abave this does nat.
affect the overall calculation but is 8 more of a policy question for the current PUD regulations that may be
counterproductive. We would suggest that this be included as 100% open space.

I do understand your point, however the code specifically says that if the lot/parcal contains recreation facility
only 50% of the open space shall be calculated. The intent of the ordinance was to preserve large intact open
lands.

9-5-2-D- “If the designoted open space is Included in o goif course gr gther recreation focility. only one-half (1/2)
of the open space acreage sholl be counted towords the minimum required open spoce.

2) Tract J, Golf Course. With the change to more of a links type course, there will be considerably more native
grass and natural areas compared to a more conventional design. The Gamble Sands course in Brewster
Washington Is an example of the intended design. This again raises the question about only allowing 50% of the

golf area to be open space particularly with the greater emg on using and p g g and
vegetation. We would suggest 50% credit for the actual golf and 100% credit for the natural areas as a
compromise.

Here again it is staffs opinion that the code Is very clear, espacially when it specifically calls out golf courses. If
you would like to amend the plat to reflect larger dedicated open spaces and specific golf course tracts we could
adjust the calculation.

9-5-2-D- “If the designated open spoce is included in o golf course or other recreation focility, only one-half (1/2)
of the open spoce acreage shall be counted towards the minimum required open spoce.

3) Trocts F, Z-3, Leoch Fields Tanks. One of the early concepts in the River Master Plan was to take advantage of
the large open space areas to construct on-site leach fields as opposed to a more complicated mechanical plant
with a point source discharge. These areas are currently being farmed as there are limited numbers of
structures.

This lot needs to be called out as "Open Space” if the intent is to include it in the calculation.

4] Treet I, Agricultural Operations Lot. Although there is a residential unit associated with this 60 acre tract, this

use would only account for about 1 acre of disturbance. We would that the 59 acres be
credited for open space.
A specific building and outside that envelop would be needed to include it as

open space as you suggested.
9-5-1-E-1- "Open space may also be platted, ond deed restricted to the sotisfoction of the Boord, as one or more
large privately heid lotfs] @ minimum of 20 ocres each, with specified building envelopes,”



2. Units.

a. We have revised Tables 3 and 4 to include the one unit currently owned by the Brent Hoopes family. This has always
been an allowed use in the develop i that over time it will transition to another use. One
possibility is for this to be purchased from lll! Hoopes and used l'nrtmpluvee housing in some form. Based upon Table 3
for Phase 1, the change is still 42 unlts which include the 30 bed and breakfast units and 12 employee housing units

i 4 n the applicati

IFit will be used for a residential let, either now or in the future, it needs to be included in the unit calculations.

As shown in Table 4 for the entire project, there is a total of 447 units assoclated with Amendment No. 7 with an
allowed 671 units per current PUD requirements or an overall net surplus of 224 allowed units.

There may be 671 units "allowed” by but the approval and in 2014 limited the number of units
for all of Division Il to 404 (it was only 559 units in the approval before that). F the current app units for
Phase 1 is 307 units (308 if you count the Hoopes Property), and you are seeking approval for 350 units.

b. Attached is a nunnent plan of the Chalet units showing the two "key” concept designs that would be part of the short
term rentals with the facility. These Tract C Chalet units have always been a part of the units allowed
for short term rentals. At less than 2500 square feet, this concept shows a plan that is smaller in size than a comparable 4
bedroom luxury cabin planned for this site. Consequently we suggest that the unit count be based upon one unit per lot
on Tract C. Revised Table 3 is based upon this assumption of one unit.

It is staff's opinion that these could be calculated as one unit.

3. Incidental Use Calculation
a. We have updated the incidental use calculations in Tables 5 and 6 per your comments. However we wanted to note
that many of these incidental uses that are included in the county definition could be eliminated as they are ¥y
to the overall intent of creating a v viable golf resort as below:
1) Equestrion Areg. This area was included in the plan as an amenity to the property owners as an option to keep
horses at the site. This is not directly related to golf and is not considered an essential use for this project. In
addition the use was intended to be more of a pasture area with fimited structures, This could be reduced to
one acre or elimi d if it ively affected the uses,
Staff would be comfortable excluding this from the “non-residential use” calculation as long as it is clear in the
Development Agreement that it shall not be used as a commercial operation, and only for the residents of the
PUD.

2) Storoge Unit Lot. This is net an essential use but more of an amenity for the lot owners. This are can be
reduced in size or eliminated however we befieve that it would be prudent to allow this type of use,

Staff is not concerned with the use, Staff is concerned with the location. 9-5-3-8 Mon-residentiol uses shall be
located within the interior of the PUD, and not along State Highways or d county roads g the
PUD

3] Fire Station. The fire station lot was moved from Division | mostly to provide the fire department with a better
alternative that had access to water, sewer and utilities. We do not belleve that the allowable incidental use
area should be reduced for providing this public facility. Also we would expect that the county would allow a fire
station in about any zone if there was 2 need.

9-5-3-b specifically states that "non-commercial institutional” uses be included in this calculation,

In a Planned Community PUD, nonresidential uses may include {a) non-commercial institutional uses such as
schools, churches, or clubhouses,

4) Existing Farm Service Lot. This lot was sold to Teton River Farms to support their ongoing effort keep the

surrounding lands productive through a farming This impacts a large portion of

the open space area associated with this PUD. This is essentially the same use that has been on this property

jprior to the PUD and therefore should not be part of the incidental use allowance.

Staff would argue that this lot has a use that is a "commercial operation” and is related to the PUD (it ks as much

of an agricultural PUD as golf course PUD). If there was a way to be further identify this lot on the Plat and in the
ag asa | agriculture only lot staff would feel much more comfortable

IDAHO DEPARTMENT OF FISH AND GAME
UPPER SNAKE REGION

4279 Commerce Circle

Idaho Falls, Idaho %3401

C.L. "Butch” Ouer | Governor
Virgil Moore / Director

June 20, 2013
Angie Rutherford
Teton County Planning and Building Department
150 Courthouse Drive

Driggs, [D 83422
RE: Proposed Amendments to Master Plan & Final Plat of River Rim Ranch PUD Division I1
Dear Angie:

Idaho Depantment of Fish and Game ( Depariment) received a request from Teton County to
review un application submitted by River Rim Ranch to amend their Planned Unit Development
{PUD) Master Plan and the Phase | Plat (River Rim Ranch Amendment). We understand the
original PUD Mastcr Plan wus approved in 2006 prior to adoption of Teton County Wildlife
Overlay 1 and The Dy is familiar with the River Rim Ranch PUD
and provided a mmmcnt letter to Teton (‘cunl)' on March 7, 2006 concerning potential wildlife

effects and to avoid and those effects. Since that time development
has occurred but in areas where there has not been devel our 2006 are still
relevant.

Fish and wildlife are property of all Idaho citizens, and the Department and the Idaho Fish and
Game Commission are expressly charged with statutory responsibility to preserve, protect,
perpetuate and manage all fish and wild n ldaho (Idaho Code 36-103 (a)). In fulfillment of
our statutory charge and direction as provided by the Idaho Legislature, we offer the following

and lati The purpusc of thcsc oomm:nls arelo assisl th: decision-
making authorities in Teton County by providi ial
effects on wildlife and wildlife habitat and hc'w any potential effects might be nvmded
minimized or mitigated. It is not the purpose of Idaho Department of Fish and Game to support
or oppose this proposal.

The Department’s primary concemn with the proposed River Rim Ranch Amendment deals with
the South Canyon Area (Division 11, Phase V1) which overlaps a big game mlmnon :nmdnr
and seasonal range area (big game overlay). As d above, we und i that |
lots and roads were already platted and approved within this nammow big game overlay and
greatly appreciate Teton County in seeking additional comments. The River Rim Ranch
Amendment depicts a similar residential housing and road footprint within the big game overlay.
We recognize and also appreciate the attempt of River Rim Ranch to incorporate a small wildlife
corridor within Ihe existing h:g game overlay as dmnbed in Biota" s Wildlife Habitat Overlay
and Landscay 12 that F | the application. However, we do not
Kevpimg Lcka s WL

et
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ot Fiubonpam, k. e

removing it from the incidental use calculations. There is concern that the buildings could be removed and
replaced with a commercial venture.

5) Golf Operations Lot. The entire lot is not required for the golf operation. We have estimated that this can be
reduced to about 2 acres If necessary but would prefer to have the flexibility of a larger useable area.

If you would like to amend the Plat to show only the lots size needed, that is fine. As the code is written the total
Iot area of a lot with a non-commercial use must be used in the calculation.

9-5-3-8: Non-residential uses may be included provided that the land area of the lots on which they are located
does not exceed two (2] percent of the developed land oreo (excluding required open spoce) of the PUD,

4. DRC Comments
a, Sewer/ Septic

i) and ii] There is a suggested mai hedule for the system, water and fire
protection system that is included with the record drawing on file with the county. The wastewater manual
discusses both the onsite septic tanks and the overall treatment system. This would be the initial responsibility
of the iii) See revised Table 7 which is a comparison of the original sizing and the current flow estimates. The
original sizing was also included in the nperaﬁms manual,
We need to make sure that this D isa
Development Agreement to address those things.

That is why we need the

iv) There are limited records available due to the fact that use has been minimal. The wastewater use has
essentially been the equivalent of one single family residence or about 300 gpd on a 30,000 gpd system = 1
percent of the design capacity, The flow monitoring and other O&M recording obligations are triggered at
significantly higher flows.

DEQ and Public Health seemed to think otherwise. They stated that there should have been operation and
maintenance records regardiess of the use. | will follow up with them.

b. Fire Protection.

. Road

1) We will send an email to Fire Chief Bret Campbell to again ask if there are any plans to use this site fire
department site and at what time. This site can remain available however we would prefer that it not be
considered part of the incidental use allowance as previously discussed given that it will likely be many years
befare any use takes place.

Discussed above.

i) ITD has our traffic estimates which shew minimal change from the information submitted in 2014. The
estimated traffic is still less than the original PUD estimate. However as noted there is still a plan to complete
the turning lanes in accordance with the original access permit. However we will wait to see if ITD has any new
issues that need to be addressed.

‘We received comments from ITD. There doesn’t seem to be a concern here.

d. Layout

i) As previously noted, the storage units are not an integral part of the project but rather an amenity that
benefits the local lot owners. There will be no need for the storage until there is a minimum of 50 homes or so
completed and occupied. This may be 7 to 10 years into the future.

Also there would be additional design efforts for the units to make them fit the idaho farm vernacular and be
less obvious from the highway. There would also be landscaping and screening.

There would be a need to study of the site options and before g @ move of these
proposed storage units. This issue can be discussed later in the process as noted they are not an integral part of
the overall development plan.

Not sure what you mean by "later in the process”. The application is required to meet count standards, and
although there may be landscaping. non-commercial uses are not allowed to be adjacent to state highways,
9-5-3-B Non-residentiol uses shall be located within the interior of the PUID, and not olong State Highwoys or
maintained county roads bordering the PUD

agree that proposed development within the big game wildlife overlay would not adversely
impact migration of deer and elk through the subdivision. We lude that reducing the size
and width of the migration corridor and having rcmdu:lml housing pressures (e.g. pcl.s. use of
ATVs, snowmaobiles, roads, and other human activities) may adversely affect deer and elk
migration through the PUD. Much time and collaboration went into identifying sensitive and
critical wildlife areas for the County approved wildlife overlay. The existing agriculture land
provides an unimpeded path of migration as i to roads and a residential subdivision.
Consequently, by recognizing the needs of wildlife and implementing proper planning the River
Rim Ranch is likely to preserve some of the wildlife characteristics currently observed. We
recommend that Teton County officials work with the applicant to help maintain as much of the
migration corridor as possible to provide a buﬂu tot migrating deer and elk and help m1n1m:z:
effects on migrati Wealso aimed at enhancing existing migs
corridor habitats, particularly agriculture land, with native shrub, grass and tree species to help
provide security cover and forage in the corridor. We believe a balance can be struck between
development and wildlife by maintaining at least a 2000 foot wide corridor that is properly
planted, irrigated and itored for ion survival.

The Department recognizes canyon rim habitats as very i for wildlife, 1

housing development on the canyon rim, without sethacks, may pressure big game animals away
from forage and migration areas and decrease available wildlife habitat. The Department
recommends a minimum setback (e.g. 500 feet) on all buildings from the edge of the canyon
where natural vegetation begins. This will help mi ize adverse effects to wildlife and allow
inereased movement and utilization along the canyon rim. To help mitigate development along
canyon rim areas, we recommend planting native trees and shrubs to offer security cover and
forage.

We provide these and dations in hope that wildlife continues to perpetuate
within the River Rim Ranch PUD and surrounding area. Deer and elk rely on a network of
connected habitats to migrate from winter to summer range as identified in the Big Game
Migration Corridors and Season Range Maps approved in Teton County Developmental Code.
Please contact our Environmental Staff Biologist, Tom Bassista, if additional technical
information is required by Teton County conceming this proposal, Thank you for providing us
with an opportunity to comment on the River Rim Ranch PUD Amendment.

Sincerely,

Steve Schmidi \d
Regional Supervisor

SLS:TPB:jms
o Terry Thomas, IDFG

Doug Petersen, IDFG
Robert Cavallaro, IDFG
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From: Monte Woolstenhulme

Sent: Friday, April 26, 2013 3:40 PM

To: Angie Rutherford

Subject: Teton SD 401 response to River Rim Ranch PUD Division I

DearP & Z,

vawkmuommnsmbedweloped,ﬂwmld;mlwﬂqumndeqmmhml-hu
d arcas be d at the i ion of main subdivision access roads along

Highway 33. The school dlsmctdwsmlmnschnolhncsansubdmmnnmm and wuulﬂ ﬁnd

it much safer to use d areas to | as  at

a later date according the established bus routes and school tmnspmuum services.

‘While school buses would retain the authority to stop along Highway 33 to load/unload students
and halt traffic, turn around options at each main intersection of the subdivision would facilitate
safer altematives in the future,

Sincerely,

Monte R. Woolstenhulme, Ed.S.
Superintendent, Teton School District 401

RIVER RIM PUD DIVISION II, PHASE 1
[ | DEVELOPMENT AGREEMENT &

Parcts PLAT AMENDMENT NOTIFICATION
Printed: April 19, 2016

Teton County Planving & Bullding Department #2555,
150 Cowrthouse Drive, Roown 107 | Driggs, 1D 3422
Phone (208] 354-2503 | Fax: [208) 354-8410

April 19, 2016

RE: Notice of Public Hnmmdsnlldnﬂun fnrc.ummnts from property owners within 300 feet of a property that has an
fora =Increase Scale, impact”.

Dear Property Cwners:

This letter is to notify you that an fera to amend the and Plat
has been submitted to the Teton County Planning Department by a nearby landawner, Subdivision Amendments are allowed
In Idaho State Code and the Teton Cuull\f Code. 1‘hu process is lmnnded to provide an effident procedure for reviewing
changes ar p ecorded sub PUDS, to ensure th d phy with
all appllablt ngu!ﬂlons, :nd to reduce u:lnu-uslon of development into sensitive natural areas of the county and reduce

The planning staff is soliciting mmanu from people in the vidinity of the applicant's property so that we can be aware of
issues and thy in the packet of ided to the Teton County Planning &
Znnhiecommmln(ummnddmuon prior to the holrm.. provid: related to this and the
Subdivision Amendment criteria of am:ml. According to the Teton County Code (9-7-1-B-3), a “Substantial Changes —
Increase Scale, Impact™ has the fell of approval:
1. The master plan and plat luramdbauon wPIlmad Unit Development, including the proposed changes, shall
comply with all criteria and i county
2. Any proposed changes to a recorded plat or master plan that I.m:aaemorlndm Impacts may require
additional mitigation pursuant to the criterfa and standards of county regulations.

Applicant and Landowner: GBCI Other Real Estate, LLC and 211 West Rim, LLC

Legal Description: River Aim Ranch Division il PUD, Phase |. Further described as: Parts of Sections 8, 9, 16, 17, 20, 21, 22, 28
Township 6N Range 45E B.M., Teton County.

Zoning District: A-20; portions located in the Scenic Corridor and Natural Resource Overlays

Description of the Request: GBCI Other Real Estate, LLC & 211 Weest Rim, LLC, are proposing an amendment to the River Rim
[anch PUD Division Il, Phase |, Final Plat that would return the golf course portion of the PUD and the “incidental uses”
assoclated with the golf course. The proposed amendment includes the following changes to the West Rim Village (entrance)
Area: office, conference space, and spa uses in the existing headquarters building; a commercial support center with a gift
shop, coffee shop, and mmmm @ recreation center; 12 work force housing units; and storage facllity, The
proposed the f hanges to the Golf Village Area: modifying Tract D from 45-Cluster Chalets
Ioﬂ& ed”; fying Tract E from 12 lots to 48- Suites* and Pro
Shap, dining, and spa uses; eliminating the 3 residential lots on Tract G for the O&M facilities; removing the 6 lots frem Tract
.IlotlheItMngw.fhlMmtmmmhmmm:ﬂwmcmmandmhdmw
uses, identify the uses of each lot/tract in Phase |, and update the cost estimate and timelines.

PUBLIC HEARING
The Teten County Planning & Zoning Commission will hold a public hearing in the Commissioners’ Chamber located on the
First Floor (lower level, ) at 150 Cx Drive, Driggs, Idaho on May 10, 2016 on this matter. This

application is scheduled to be heard at 6:30 pm,

Information on the above application is available for public viewing in the Teton County Planning and Building Department
at the Teton County Courthouse in Driggs, Idaho. The development application and various related documents are also
posted, as they bocome available, at www. To view these items, go to the Planning & Zoning

yewrsy tetoncoyntyidaho gov.
Commmion Iieparlmunl page, then select the F\ublic rmrinsol’Mlv 10, 2016 item in lllelanll 1ntmuun Side Bar.

: w ny :00pm on Fri
mmmumhthMMmeMaﬁmm nclmed Yuum.wllwmmmr
comments in person at the hearing.

The puk il not Zoning C h

by Taw, b .y d hle b
1f you have any further questions, please :hnut hﬁimnmul m‘mnn County Planning Department at 208-354-2593.

River Rim Ranch PUD Division I, AMENDMENT NO. 7
NAME OF SUBDIVSION/PLANNED UNIT DEVELOPMENT

SUBDIVISION/PLANNED UNIT DEVELOPMENT AMENDMENT APPLICATION

Upen receipt of the requined materials the p]nunlng sl shall smp the application received and prepare a stail’
report. Bt is recommended that the Applicant review Title 9 of the Teton County Code prioe 1o submittal. This Title
along with application matesials are located on the Coumy website at www tetoncoynyidaho.gov.  The planning

staff is also available 1o discuss applications and answer questions priof (o receiving an application.
Tt expedite the review af vaur application, please be sure 1o address cuch afthe followiing itenr,
SECTIONE:  PERSONAL AND PROPERTY RELATED DATA

Owner: _ GBC| Other Real Estate, LLC; 211 West Rim, LLC

i same as above E-mall d”mmm
54 1 1549 Market St. Lower Lovel
Phooe: (4OBITSA-FT12  Mailing Address:
941
City: __ Kalispell /_San Francisco Stae:_ML / Ca. Zip Code:_53801
Rendozvous

Engineering Firm: Engineering __ Contoct Person: _Bob Ablondi Phone; 307 _733-5252
Address:_P.O. Box 4858; Jackson, Wy: 83001 g.maii:_rtablondi@aol.ccom

Location and Zoning District: Block ; Lots 2,3.4.6.8
Block 6 Lots 26-34;

Address: _Mulliple, see amanded plat Parcel Number; _Tfacls DLER G

Section: 88161720 Tounship: _ BN Range: 44 Toul Acreage: _S@e plal map

Proposed Units/ Lots: ___ S0@ narmative Current Units/Lots: 598 norrative

Cods Approved Under: Subdivision Regulations: 6/16/2013 revision date

3 FEES (pursuant to current fee schedule) ($1700)

(1] Insignificant Affidavit of Legal Interest

x Substantial Increass Seale/lmpacts EngineerSurveyor review cost

n Substantial Decrease Scale/Impacts w Taxes Current

Fees are non-refundable.

Tewn County. WshewAnended ot Applicann $ 63011 : | arz



I, the urdersigned, lave reviewed the atached information and found it 10 be comect. | also understand that the
items listed below are required for my application to be considered complete and for it to be scheduled on the

ugenda for the Board of County Commissioners public hearing.
. Applicant h.gnamm:@'ﬂ- i \..Cﬂ( Date: ‘{/‘ﬁ'/‘ﬂ 1]
] !

L the undersigned, sm the owner of the referenced property aed do heteby give my permission to
Bob Ablondi o be my agent and represeot me in the matters of this application, | have rend the

attached information regarding the applicatj anddmpm)- and find it to be correct.
. Ovwner Signature :Z. . “% _ Dae: _Lrj@b =

SECTION 1l: ADMINISTRATOR DETERMINATION

The Planning Administrator has reviewed the amended plst and/or recorded documents and propesals in accondance
with Teton Coanty Subdivision Ordinances Tithe 9, Chapter 7. The Planning Administrator has detemeined the
changes are-

) Insignificant: The application will be reviewed sdministratively and approved, approved with conditions or
denied. The plat or recarded Tor a subdivision or Planned Unit Developn Including ke proposed
chnlg_es. shall comply with all applicable criteria and standards of the county regulations, conditions of approval
established in the previous approval, and the development agreement approved as part of the previous approval,

1 X} Substantial Changes ~ Increase Scale, Impact: The application will be reviewed under any applicable current
ordinances ard a staff report prepared and sent to the Planning and Zoning Commission for preliminary review and
moticed s a public hearing at their next svailable regularly scheduled meeting. Substantial changes will requine
amended CCR's and Development Agreement and may or may not require additional studies of application
materials. After a hearing before the Planning and Zoning Commission, the Commission shall recommend to the
Board of County Commissieners appraval, approval with conditions or denial of the amended plat andor recorded
documents. A pablic hearing before the Board of County Commissioner far the final reviewe will then be scheduled
and the Board will approve, approve with conditions, or deny the zmended plat andiar recorded documents

( }Substantial Changes — Decrease Scale, Inipact: The application will be reviewed under the code of original
approval and a stalf report prepared and seat to the Planning and Zoning Commission for concept review and
roticed a5 a public hearing at their next available regubarly scheduled meeting. Substatial changes will require
amended CCR's and Development Agreement, Mo sdditional studies or application fess will be required. ABtera
kearing before the Planning and Zoning C the C ission shall 10 the Board of County
Commissioners approval, approval with conditions or deninl of the amended plat sndior recorded documents. A
public hearing before the Board of County Commissioner for the finnl review will then be scheduled and the Board
will approve, approve with conditions, or deny the amended plat andior recorded documents.

SECTION ITEMS REQUIRED ON THE AMENDED PLAT OR IN AMENDED RECORDED

DOCUMENTS

1 Narmative explaining the changes that are being proposed,  See altached

2 Piat, if applicable, is lubeled corvectly as “Amended Final Plat”. Sae aftached
Recorded documents, if applicable, are labeled as *Amended”

3 ftemize briefly the amendments on the original plat andfor recorded documents and the amended plat
andior recorded documents.

4 ‘The following items may also be required, as applicable:

Letter of Credit or Bond for financial guarantee of public improvements
Engineers cost of public improvements
Three (3) Sets of “Final Stamped™ construction drawings for public impravemests
Final approval letter From Eastern Idaho Public Health
Final approval letier from Tetoa County Fire District
Acceptance letter from city for sewer hookup from the providing com:

o Amemdess Flat Applics :

ifapplicable

Details regarding the specific structures, sizes, allowed uses, and timing for construction
will be further refined as this amendment process unfolds. What is most critical at this
time is the solicitation of feedback from the Teton County regarding these changes to
determine if the proposed vision and concept are feasible and acceptable.

3. SPECIFIC PLAT CHANGES. As noted in the summary table below, changes are
proposed to five (5) specific areas of the current record plat to accomplish the objectives
of this amendment. As noted, most of these changes actually involve the re-introduction
of components that were part of the original 2007 PUD before the golf course
requirement was eliminated in Amendment No. 5.

TABLE 1.
PLAT AMMENDMENT NO. 7 LEGEND
Modify Block 1 Lots 2, 3, 4, 6, 8 to allow for 12 employee
A. | housing units and incidental uses described in the
amended development agreement.

Eliminate Block 6 Lots 29-34 in exchange for use as golf
practice area and open space, Tract J.

c Eliminate Tract G lots 26-28 in exchange for use as golf
" | operations and maintenance area.

Modify Tract D cluster cabins to allow for use of hospitality
suites in combination with Tract E.

Eliminate Tract E Lots 1-12 in exchange for use as

E. | hospitality suites and miscellaneous golf resort uses in
combination with Tract D.

Note: See amended River Rim Ranch development agreement for descriptions
of incidental uses, golf resort uses and for the specific numbers of units
permitted.

In terms of units and density, the principal changes proposed with this plan are:

1) The re-introduction of 30 bed and breakfast units previously planned for the
West Rim Village area to be placed in this plan within the Golf Village area; and

2) The inclusion of 12 employee housing units within the West Rim Village area,
Block 1.

The bed and breakfast units have been moved to the Golf Village area to help centralize
the visitor activities in a less visible area and location more compatible with guest
services. Plus the additional units are important to making the hospitality suite concept
viable in terms of the minimum recommended size and scale of operation. The original
PUD had these 30 units included with the West Rim Village which were to be allowed
with the golf course construction.

RIVER RIM RANCH DIVISION Il PHASE | PUD AMENDMENT NO. 7
NARRATIVE TO ACCOMPANY AMENDED PLAT APPLICATION
April 5, 2016

1. PURPOSE. The primary purpose of this amendment is the re-introduction of the golf
course amenity into the River Rim PUD with the ultimate goal of providing higher
property values and more viable development that fulfills the intent of the original master
plan. Features such as a club house/pro-shop, restaurant, spa and other resort services
are also planned for re-introduction at the Golf Village area. In addition limited local
convenience commercial uses such as a coffee shop, café, small grocery store, fly
fishing shop are planned for the West Rim Village area at the north entrance to the
project in this amendment.

Following the recession that began in 2008, developments like River Rim experienced
significant financial impacts as sales and interest in resort properties plummeted
nationwide. This led the execution of Plat Amendment No. 5 (recorded 2-7-2014 as
instrument # 231394) which eliminated the golf course as a required financial
commitment of the PUD. The 270 acre open space lot planned for the 18-hole golf
course was however reclaimed and the major golf course grading left intact.
Infrastructure including the extensive irrigation pump station storage pond and pump
station and transmission lines that convey water from the Teton River to the Division Il
Phase | were also left fully operational.

To make these proposed changes economically feasible, this amendment also
proposes to incorporate high quality privately owned two-bedroom hospitality suites into
Golf Village Tract E and adjacent Tract D. These units would be available for long and
short term rental and cater to prospective golfers who would in turn be able to provide
the necessary financial resources to operate the River Rim course. With an excess of
undeveloped single family lots surrounding a large open space tract, there is limited
potential for sufficient development activity in the near term to support a golf operation.
In contrast the hospitality units, which would be designed as a destination resort to
attract outside guests to visit River Rim and Teton Valley with the amenity package
described, could provide the impetus much more quickly.

2. PROJECT VISION. The vision for this proposed amendment is best described in the
March 2016 worksheet drawings prepared by Focus Architects for the Golf Village area
and West Rim Community Center, Exhibit A and B to this plat amendment. These
drawings show conceptually the types of development that would be incorporated into
the project. Additional descriptions of the facilities project vision are also provided in the
March 3, 2016 memo from Brett Potter to Jason Boal.

As noted in these concept drawings and descriptions, the overall non-residential
component has been has been scaled back significantly from the original approved
PUD from 2007. The objectives are to make the project a better fit with the rural
landscape, encourage more environmentally friendly development, and build a small,
attractive, outdoor-oriented community while keeping the end product financially viable.

1

The employee housing units are a new addition that responds to current issues facing
Teton County and this region concerning the lack of affordable workforce housing. The
units are shown schematically on these plans and would be incorporated into the West
Rim Village community area and provide additional vitality to this portion of the
development.

Table 2 details the specific changes being proposed, comparing densities associated
with the two prior amendments. With the lots being eliminated in Block 6, Tract E and
Tract G, there is a net increase of 42 units which as described are the 30 bed and
breakfast units and the 12 employee units, resulting in a total unit count for Division I
Phase | of 349. Even with these additions, it is important to note that this is a net
increase from Amendment 4 when the golf course was a part of the plan of nine (9)
units.

It should be also noted that only Phase | of Division Il will change with this amendment.
All other phases will remain as shown on the River Rim Master Plan document,
instrument # 231393.

Also there will be an amended development agreement to accompany this amended
plat application, similar to the amendment required with Plat Amendment No. 5. The
county attorney has requested for the sake of clarity that the amended development
agreement be a standalone document. The initial drafts however will focus on the
proposed changes. A draft amended development agreement appears as Exhibit I.

4. INCIDENTAL USE CALCUATION. The current Teton County Subdivision regulations
indicate that the primary land use of PUDs is for residential. As described in Title 9-5-3
(C):

“PERMITTED LAND USES: The primary land use in a Planned Community PUD is
residential. Non-residential uses may be included provided that the land area of the lots
on which they are located does not exceed two (2) percent of the developed land area
(excluding required open space) of the PUD.”

Consequently an updated incidental use calculation was prepared for this amendment.
Based upon pre-application meetings with the county planner and county attorney, the
non-residential components associated with this plan would include uses such as the
clubhouse, pro-shop, spa, restaurant, fitness center, etc. in the Golf Village, all typical
uses associated with similar resort developments. Also the administration building,
multi-purpose commercial building, recreation center and storage units would also be
incidental non-residential uses subject to the 2 percent restriction. These uses are also
seen as typical for a larger PUD and primarily serve local needs, building upon the golf
and fishing theme that has been associated with River Rim since its inception.

Table 3 represents an updated block by block calculation of the “developed” land area
within Phase I. In this calculation we have also identified developed land associated
with roads and road easements, including County Road 9400 West, and easements
associated with the main irrigation pump station. These latter examples are located on
an open space lots but could be created as separate lots if required for this analysis.
They have been left as easements for simplicity and flexibility as the open space areas

3



within River Rim allow for these types of facilities. The following summarizes the results
of this calculation:

INCIDENTIAL USE SUMMARY (See Table 3 for details)

DESCRIPTION ACREAGE PER CENT
Total River Rim, Div. Il Phase | 1,464.15 100%
Open Space Portion 956.42 65.3%
[E):\S/slrggﬁfl Portion by Lot or 507.73 34.7%
MaximL_Jm allowable Incidental 10.15 2% (of
Use, Div. Il Phase | development area)

Based upon the current concept plan, about 3.32 acres of incidental use area have
been identified for the Golf Village area and 5.98 acres within the West Rim area for a
total of about 9.30 acres. The areas of incidental use included in these calculations
appear in Exhibits C and D. Because the current buildings and site plans are conceptual
and subject to change as the plan is refined, it is suggested that a note be added to the
plat that the final incidental use area not exceed 10.15 acres within both village
locations combined.

The allowable incidental use area will increase as other phases within Division Il of
River Rim are platted. This calculation only pertains to Phase I.

4. INFRASTRUCTURE. As noted in earlier project descriptions, River Rim invested
more than 30 million dollars in infrastructure prior to the 2008 recession. This included
potable water supply and distribution, fire suppression and irrigation water supply and
distribution, sewerage collection and treatment, power and communications and road
and site preparation. Since this time the current owner, GBCI Other Real Estate, LLC,
has worked extensively with the various agencies to secure final permits and approvals
for all of these improvements. In addition the owners have also completed additional
infrastructure work and now have a majority (about 55%) of their current $ 3.8 million
obligation associated with the Amended Development Permit (instrument # 231392)
completed. The largest remaining item is the paving of the main subdivision roads which
will not be required until local traffic exceeds 200 trips per day.

Water and Sewer Systems. Both water and sewer systems were designed for the
original PUD plan from 2007 which had a total of 358 units in Division Il Phase | and
considerably more non-residential development. No changes are anticipated for these
systems which have ample capacity and can accommodate the proposed changes.
Copies of the record drawings for these systems and documentation of the approvals
are on file in the county engineer’s office.

purchase agreement with GBCI Other Real Estate, LLC which is contingent upon a
formal acceptance by Teton County of this revised plan, or similar mutually agreed to
plan. It is also contingent upon a comprehensive financial analysis of the plan’s viability.

Consequently until formal transfers of ownership or other agreements take place, the
amended plat and related documents will include signatures from both property owners.
More details in this potential transfer process are expected to be available once
additional feedback regarding this plan is obtained from county officials.

7. DOCUMENTS TO ACCOMPANY PLAT AMENDMENT The following is a summary
of the documents that are to be included with this final plat amendment application.
Three copies of most documents, except as noted, are being submitted at this time
along with a DVD with PDF files of all documents. Additional larger format copies of the
plat maps and additional copies will be submitted upon request.

DESCRIPTION COPIES | FORMAT EXHIBIT
Amendment Application with filing fee 1 8-1/2 by 11
Narrative describing plat amendment 15 8-1/2 by 11
Concept Worksheet for Golf Village 15 11 by 17 A
Concept Worksheet for West Rim Village 15 11by 17 B
\I\;Ii(:irlr)\g to County Planner discussing project 15 8-1/2 by 11 c
Plat Amendment No. 7, draft 15 11 by 17 D
River Rim Master Plan Amendment, draft 15 11 by 17 E
Golf Village Incidental Use Exhibit 15 11 by 17 F
West Rim Village Incidental Use Exhibit 15 11 by 17 G
Updated Traffic Memo — stand alone 15 8-1/2 by 11 H
Updated Traffic Memo 3 8-1/2 by 11 H
2013 Traffic Memo 3 8-1/2 by 11 | Included with H
ITD Access Permits for River Rim Div.|l Phase | 3 8-1/2 by 11 | Included with H
Draft Development Agreement Changes 15 8-1/2 by 11 |
DVD with PDF files of all documents 1 DVD

Fire Suppression / Irrigation. The fire suppression and irrigation system was also
designed for much higher flows and heavier irrigation use on the golf course. The
current golf plan involves more of a links type design which will reduce water needs
while simplifying operations. Consequently the current system has excess capacity and
will not be affected by the proposed changes. Copies of these plans as approved by the
county Fire Marshall are on file with the county engineer’s office.

Power / Communications. The main systems are in place. Minor extensions are
scheduled for this spring. However no major changes are anticipated with these
amendments as the level of development is equal or less in intensity compared to the
original Golf Village Plan in terms of power needs.

Roads. No changes are planned. The same requirements for paving when reaching 200
ADT would remain in place. Also, there is also an ITD approved plan and letter of credit
in place for turning lanes at the main entrance. These plans have also been submitted
to the county.

Attached with this plat amendment is an update to the traffic analysis previously done
for Teton County in November of 2013. This update recalculates traffic estimates based
upon the changes proposed in the five areas described. Compared to the 2013
analysis, total traffic increases by about 4.7% from an estimated buildout number of
3,292 ADT with the previous plan to 3,455 ADT with the current plan.

One large required road improvement was the relocation and upgrade of County Road
9400 West. This work has been completed and is ready for partial release of the
performance bond.

Summary. Based upon the infrastructure in place and letters of credit currently held by
Teton County no new engineering drawings or cost estimates are anticipated for this
amendment.

5. ENVIRONMENTAL REVIEW. No additional environmental review is anticipated for
this amendment. The proposed changes will occur within existing platted lots that were
part of the original PUD. No wetlands or other environmentally sensitive areas are
associated with these changes.

6. OWNERSHIP / APPLICANT. Four out of the five areas where changes are proposed
with this plat amendment No. 7 are currently owned by GBCI Other Real Estate, LLC, a
subsidiary of Glacier Bancorp and represented by executive vice president Don Chery.
Glacier Bancorp took ownership of this property in 2008 when the original developers
ran into financial difficulties and has since been working to complete development
agreement obligations that will enable future owners to finalize the project. GBCI has
previously completed amendments 3 through 6 which included a major revision to the
development agreement with Amendment No. 5.

Tract D is currently owned by 211 West Rim LLC, represented by principle David Choo.
211 West Rim also owns Tract C and therefore has entitlements for 107 total units in
River Rim Division Il Phase |. The owners of 211 West Rim LLC have signed a
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RIVER RIM COMMUNITY CENTER

oN1I

LEGENT

FOCUS March 3, 2016

Teton County
ARCHITECTS Memorandum

River Rim Ranch Division 2 - Phase 1

Jason Boal - Planning Administrator,

FOCUS Architects is pleased to present a new vision for River Rim Ranch to the Teton County Planning
Department for feedback and this package includes:

1. Anew River Rim Ranch PUD Master Plan with a detailed list of proposed entitlements.
2. Anew detailed golf club village site plan with proposed building concepts.
3. Anew detailed entry village site plan with “small scale” community support functions.

This new vision for River Rim Ranch is consistent with the Teton County Comprehensive Plan and includes:

1. The creation of a connected outdoor community where people can arrive, park their cars, and walk, bike, or
jump in an electric golf cart to do almost everything.

2. The creation of a “small scale” neighborhood community center at the entry village that balances the
community by allowing residents to buy a gallon of milk, pick-up the mail, and drop off the dry cleaning
close to home.

3. The creation of a reduced water consumption “links style” golf course that increases property values and
creates neighborhood connectivity with pathway design.

4. A continuation of the River Rim Ranch architectural styling that draws inspiration from local farm,
agricultural, railroad, and small town shapes and forms which capture the simple rural beauty of the
surrounding area.

5. The continuing commitment to maintaining large parcels of open space which will be used as active farm
land in perpetuity.

6. A focus on outdoor amenities including river access, trail access, plaza space, park space, and open
space.

7. Supporting the economic vitality of Teton County by raising the tax base, creating full time and seasonal job
opportunities where employees will have the option to live on-site, energizing the local construction industry
while increasing regional land appraisal values, boosting the equity of current property owners, and
providing ownership opportunities for families.

Thank you again for the opportunity to discuss this new vision for River Rim Ranch and feel free to contact myself
at (406) 579-8450 with any questions.

Sincerely

m

Brett R. Potter, AIA LEED AP

Principal

FOCUS Architects

The information in this Memo is intended only for the individual or entity to which it is 312 Accola Drive
addressed and may contain information that is proprietary, confidential or exempt from Bozeman, Montana 59715

disclosure under applicable law. If the reader of this message is not the intended
recipient, or the employee or agent responsible for delivering this Memo to the intended
recipient, you are hereby notified that any dissemination, distribution, forwarding or

el 406 / 579-8450
www.focusarchitects.com

EXHIBIT D

FIVER RMRANCH U D
ENDMENT NO. 7
DIVISION 1| PHASE |
TO INSTRUMENTS # 186667, #198983,
#222435, #225470 Anp #231394

copying of this Memo is strictly prohibited. If you have received this Memo in error,
please notify the sender immediately by e-mail, telephone or Memo and delete the
original message immediately. Thank you
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FVER RMRANCHPUD
'AMENDMENT NO_ 7
DIVISION | PHASE |
TO INSTRUMENTS # 1 86667, #198983,
#222435, #225470 Anp #231394

FVER RMRANCHPUD
MENTNO. 7
DIVISION 1| PHASE |
TO INSTRUMENTS # 186667, #198983,
222435, #225470 anp #231394

FVERRMRANCHPUD
MENTNO_ 7
DIVISION | PHASE |
TO INSTRUMENTS # 186667, #198983,
2435, #225470 ap #231304
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ENDMENT NO. 7
DIVISION | PHASE |
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RENDEZVOUS ENGINEERING, P.C.

Civil Engineers, Land Planners and Landscape Architects in Wyoming and Idaho

MEMORANDUM
DATE: April 2, 2016
TO: Darryl Johnson, P.E., P.L.S.
|
FROM: Bob Ablondi, Idaho P.E. 5994 \\
OPENSPACE
! A RE: River Rim / Traffic Projections / Proposed Amendment No. 7

Attached are updated traffic projections for River Rim Ranch based upon a previous
analysis prepared in October of 2013. Although the primary purpose of the 2013 traffic
analysis was to investigate traffic impacts to County Road 9400 West, the same approach
applies to this update which is intended to determine traffic impacts for proposed
Amendment No. 7. A copy of the 2013 information is attached for reference.

Attached Table 1 shows the five areas within the project where changes are proposed. We
have assigned traffic trips based upon our best judgement of the land use type within the
ITE manual and consideration of the remote location of River Rim. As previously noted,
the ITE standards would allow a lower number of trips for recreational homes which would
apply here however we have kept with the 9.5 trips per day for the residential portion of
the development for comparison to the 2013 projects.

W

Based upon this analysis, the predominant traffic impact is expected to occur at the main
entrance where more than 91 percent of the trips expected to enter and exit. This analysis
projects that about 4.5% of the traffic would enter and exit at the County Road 9400 West
intersection and the remainder or about 4.2% at the north entrance to the Rim Village
intersection.

EXHIBIT G

We have also attempted to project traffic growth over time. In this example we use a 2.4
percent annual growth for the residential traffic (an average of about 6 units per year) but
have elected to add larger blocks of traffic for the non-residential portion to simulate the
introduction of a group of units associated with the golf village and hospitality suites. There
is no specific schedule for the hospitality suite construction. However we took this
approach instead of a regular annual growth rate given the method in which these units
are typically completed. The data used to make these projections are attached as Table 2.

Although this approach may accelerate the actual projected traffic, the end result in not
significantly different nor is the conclusion that turning lanes will be needed at this main
entrance. As you are aware, the east/south bound portion of the turning lanes were
previously completed in association with the work that took place in 2007. There is already
a letter of credit for the west/north bound portion which is currently planned to be

25 South Gros Ventre Street - Post Office Box 4858 - Jackson, Wyoming 83001
Phone - 307.733.5252 Fax - 307.733.2334



constructed with the main road paving. This main loop paving is required when the
development reaches 200 ADT currently estimate for about 2018.

Also based upon these projections there does not appear to be need for turning lanes at
the north entrance or County Road 9400 West unless required by ITD. Given the current
level of use and speed assigned to this section, only the turning lanes at the main
entrance would appear necessary.

RENDEZVOUS ENGINEERING, P.C.

Page 2 of 2
FIG. 1 - RIVER RIM FUTURE TRAFFIC PROJECTIONS -20 YEARS
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TABLE 1. RIVER RIM RANCH - FUTURE TRAFFIC PROJECTIONS - BASED UPON PROPOSED AMENDMENT NO. 7 (April 1, 2016 update)

% TRAFFIC  TRAFFIC @

% TRAFFIC TRAFFIC @ TRAFFIC @

Note: Traffic increase assumes average of five new units per year. See Table 1 for trip generation data at build-out.

RESI-
OTHER ADTPER TOTAL ASSIGNED COUNTYRD. ASSIGNED  NORTH MAIN
DESCRETON HECHOSEplLSE Dﬁerl';L UNITS UNIT ADT TO 9400 9400 WEST, NORTH ENTRANCE, ENTRANCE,
WEST ADT ENTRANCE ADT ADT
BLOCK 1 Employee Units 12 6.0 72 2% 1 50% 35 35
(West Rim
Commercial)' Miscellaneous 100 2% 2 50% 49 49
BLOCK 2 Single Family Residential 8 95 76 5% 4 2% 1 ul
BLOCK 4 Single Family Residential 22 95 209 5% 10 2% 4 195
BLOCK 5 Single Family Residential 41 95 390 5% 19 2% 7 363
BLOCK 6 Single Family Residential 28 95 266 5% 13 2% 5 248
(Sillhj(()hc&:)z Driving Range /Open Space 0 95 o 5% 0 2% 0 0
BLOCK 7 Single Family Residential 16 95 152 5% 8 2% 3 142
BLOCK 8 Single Family Residential 12 95 114 5% 6 2% 2 106
BLOCK 9 Single Family Residential 25 95 238 5% 12 2% 5 221
BLOCK 10 Single Family Residential 4 95 38 10% 4 2% 1 34
TRACT A Single Family Residential 8 95 76 5% 4 2% 1 7
TRACTB Single Family Residential 10 95 95 5% 5 2% 2 88
TRACT C Cluster Cabins 62 95 589 5% 29 2% 1 548
TRACT D Hospitality Suites 48 5.0 240 2% 5 2% 5 230
Employees 75 3.0 225 2% 5 2% 4 216
TRACT E? Miscellaneous 75 2% 2 2% 1 72
Hospitality Suites 48 5.0 240 2% 5 2% 5 230
TRACT G? O&M, Employees 30 3.0 90 5% 5 2% 2 84
NORMAN . . N
RANCH Single Family Residential 18 95 171 10% 17 1% 2 152
TOTALS 254 | 4.5% 155 145 3155
TABLE 2. RIVER RIM -- TRAFFIC PROJECTIONS
TOTAL RESIDENTIAL UNITS 254
UNITS PER YEAR 6
% PER YEAR 2.4%
Traffic 2413
Other Traffic 1042
TOTAL TRAFFIC 3455
RESIDENTIAL TRAFFIC 57
INCREASE PER YEAR
100% 4.48% 91.3% 4.2%
TRAFFIC @ | TRAFFIC@ |TRAFFIC@| oTHER
NO. YEAR ToTAL ADT | COUNTY RD. MAIN NORTH | traric, | % BUILDA
9400 WEST, | ENTRANCE, [ENTRANCE,| apt out
ADT ADT ADT
1 2016 57 3 52 2 16%
2 2017 114 5 104 5 33%
3 2018 42 19 384 18 250 122%
4 2019 47 21 4 2 13.8%
5 20; 53 24 4 2 15.5%
6 202 84: 8 7 3 250 24.4%
7 202 89 40 82 3 26.0%
8 202 956 43 87 40 7.7%
9 2024 263 7 153 53 250 %
10 2025 320 59 205 56 %
11 2026 377 62 257 58 .9%
12 2027 584 71 446 67 150 8%
2028 64 73 49 6 47.59
4 2029 77 80 624 7 80 Y
2030 835 82 67 7 9
2031 954 7 784 62 9
1 2032 0 0 836 5 58.2%
18 2033 0! 3 888 7 59.9%
19 2034 1 5 940 9 15%
20 2035 2182 98 1993 92 3.2
21 2036 223 00 2045 94 4.8% |
22 2037 229 0. 2097 o7 66.57
23 2038 35 [i 214 99 68.19
24 2039 410 0 220 69.89
25 204 467 225 4 71.49
26 204 252 05 73.19
27 204 258 57 74.79
28 204 263 40 76.49
29 04 269 4 78.0°
30 04 2752 79.79
31 204 280 251 39
32 204 286 28 26 09
2048 292 2669 4.69
4 2049 2980 2721 25 6.3
2050 3037 2773 28 7.9
051 309 2825 0 89.6% |
7 052 315 4 2877 3 29
8 2053 320 44 2929 5 2.9
9 2054 326 4 2981 7 4.5
40 2055 3322 4 3034 40 29
41 2056 3379 3086 42 8% |
42 2057 3436 3138 45 1042 99.59




RENDEZVOUS ENGINEERING P.C. constructed with the main road paving. This main loop paving is required when the

velopment reaches 200 ADT current! imate for 2018.
Civil Engineers, Land Planners and Landscape Architects in Wyoming and Idaho development reaches 200 currently estimate for about 2018

Also based upon these projections there does not appear to be need for turning lanes at
the north entrance or County Road 9400 West unless required by ITD. Given the current

MEMORANDUM level of use and speed assigned to this section, only the turning lanes at the main
entrance would appear necessary.

DATE: April 2, 2016

TO: Darryl Johnson, P.E, P.L.S. " 0

FROM: Bob Ablondi, Idaho P.E. 5994 I\_

RE: River Rim / Traffic Projections / Proposed Amendment No. 7

Attached are updated traffic projections for River Rim Ranch based upon a previous
analysis prepared in October of 2013. Although the primary purpose of the 2013 traffic
analysis was to investigate traffic impacts to County Road 9400 West, the same approach
applies to this update which is intended to determine traffic impacts for proposed
Amendment No. 7. A copy of the 2013 information is attached for reference.

Attached Table 1 shows the five areas within the project where changes are proposed. We
have assigned traffic trips based upon our best judgement of the land use type within the
ITE manual and consideration of the remote location of River Rim. As previously noted,
the ITE standards would allow a lower number of trips for recreational homes which would
apply here however we have kept with the 9.5 trips per day for the residential portion of
the development for comparison to the 2013 projects.

Based upon this analysis, the predominant traffic impact is expected to occur at the main
entrance where more than 91 percent of the trips expected to enter and exit. This analysis
projects that about 4.5% of the traffic would enter and exit at the County Road 9400 West
intersection and the remainder or about 4.2% at the north entrance to the Rim Village
intersection.

We have also attempted to project traffic growth over time. In this example we use a 2.4
percent annual growth for the residential traffic (an average of about 6 units per year) but
have elected to add larger blocks of traffic for the non-residential portion to simulate the
introduction of a group of units associated with the golf village and hospitality suites. There
is no specific schedule for the hospitality suite construction. However we took this
approach instead of a regular annual growth rate given the method in which these units
are typically completed. The data used to make these projections are attached as Table 2.

Although this approach may accelerate the actual projected traffic, the end result in not
significantly different nor is the conclusion that turning lanes will be needed at this main
entrance. As you are aware, the east/south bound portion of the turning lanes were
previously completed in association with the work that took place in 2007. There is already
a letter of credit for the west/north bound portion which is currently planned to be

25 South Gros Ventre Street - Post Office Box 4858 - Jackson, Wyoming 83001 RENDEZVOUS ENGINEERING, P.C.

Phone - 307.733.5252 Fax - 307.733.2334 Page 2 of 2
TABLE 1. RIVER RIM RANCH - FUTURE TRAFFIC PROJECTIONS - BASED UPON PROPOSED AMENDMENT NO. 7 (April 1, 2016 update)
_— %TRAFFIC TRAFFIC@ %TRAFFIC TRAFFIC@ TRAFFIC @ FIG. 1 - RIVER RIM FUTURE TRAFFIC PROJECTIONS -20 YEARS
Descueon  rorostouse ol ISR ATFER TOIL ASSOICD conrro. Ao o w0 .  2016-203
WUEST) AOV BWRRNEE A LD} === TRAFFIC @ MAIN ENTRANCE, ADT
(&-ilc:i:n Employee Units 12 6.0 72 2% 1 50% 35 35 2200 ¢ T T T T T T 90.0%
Commercial)’ Miscellaneous 100 2% 2 50% 49 49 2000 | === TRAFFIC @ NORTH ENTRANCE, ADT
BLOCK 2 Single Family Residential 8 95 76 5% 4 2% 1 7 mmm TRAFFIC @ COUNTY RD. 9400 WEST, 80.0%
BLOCK4  Single Family Residential 22 95 209 5% 10 2% 4 195 £ 1800 -—  ADT
BLOCK5  Single Family Residential 41 95 390 5% 19 2% 7 363 % 1600 1 % BUILD-OUT 70.0%
o 9 o L
:tgﬁi: Single Family Residential 28 95 266 5% 13 2% 5 248 £ oo | 0.0%
(South Engy? D7Ving Range [Open Space 0 95 ) 5% 0 2% 0 0 E » |—
BLOCK7  Single Family Residential 16 95 152 5% 8 2% 3 142 > 1200 i =t 50.0%
BLOCKS  Single Family Residential 12 95 14 5% 6 2% 2 106 < 1000 / ol
BLOCK 9 Single Family Residential 25 95 238 5% 12 2% 5 221 qu | - 40.0%
BLOCK 10 Single Family Residential 4 95 38 10% 4 2% 1 34 < 800
TRACTA  Single Family Residential 8 95 76 5% 4 2% 1 7 %’ 500 || / 30.0%
TRACTB  Single Family Residential 10 95 % 5% 5 2% 2 88 ) | 20.0%
TRACT C Cluster Cabins 62 95 589 5% 29 2% 1 548 400 1/ N
TRACT D Hospitality Suites. 48 50 240 2% 5 2% 5 230 200 11 10.0%
Employees 75 30 225 2% 5 2% 4 216
TRACT E? Miscellaneous 75 2% 2 2% 1 72 0 l"l/ Mo | o | o | M o | | o | ol | 0.0%
Hospitality Suites 48 50 240 2% 5 2% 5 230 N Q(\ R PP PP Q'L“ L P PP P Q'a("

TRACT G? 0&M, Employees 30 30 % 5% 5 2% 2 84 O LS A A A YgAR L L O S A
NROARNMC’;_(N Single Family Residential 18 95 171 10% 17 1% 2 152

TOTALS 254 | [ 45% 155 145 3155

Note: Traffic increase assumes average of five new units per year. See Table 1 for trip generation data at build-out.

PER CENT BUILDOUT



TABLE 2. RIVER RIM -- TRAFFIC PROJECTIONS

TOTAL RESIDENTIAL UNITS 254
UNITS PER YEAR 6
% PER YEAR 2.4%
Traffic 2413
Other Traffic 1042
TOTAL TRAFFIC 3455
RESIDENTIAL TRAFFIC 5
INCREASE PER YEAR
100% 4.48% 91.3% 4.2%
TRAFFIC@ | TRAFFIC@ |TRAFFIC@| oTHER
NO. YEAR ToTAL ADT | COUNTY RD. MAIN NORTH | traric, | % BUILDA
9400 WEST, | ENTRANCE, [ENTRANCE,| apt out
ADT ADT ADT
1 2016 57 3 52 2 1.6%
2 2017 114 5 104 5 33%
3 2018 42 19 3 18 250 122%
4 2019 47 21 4 2 13.8%
5 20 53 24 4 2 15.5%
6 202 84: 8 7 3 250 24.4%
7 202 89 40 82 3 26.0%
8 20 956 43 87 4 7.7%
9 2024 263 7 153 53 250 6%
2025 320 59 205 56 2%
2026 377 62 257 58 9%
2027 584 71 446 67 150 8%
2028 64 73 49 69 47.5%
2029 77 80 624 75 80 5%
20 83 82 67 77 1%
20 954 7 784 2 62 6%
7 20 011 0 836 5 58.2% |
8 20 068 3 888 7 59.99
9 20 125 95 940 89 9
0 20 182 98 993 92 Y
1 20 223 00 2045 94 4.8Y
2 0. 229 0 2097 o7 9
3 038 35 [i 214 99 9
24 2039 41 0 220 9
25 204 467 225 4 49
26 204 2524 0! 7319
27 204 2581 5 74.79
28 204 2638 40 76.49
29 04 2695 4 78.0
04 2752 79.79
204 280 39
204 286 28 26 09
2048 292 2669 4.6
4 2049 2980 2721 25 6.3
2050 3037 2773 28 7.9
051 3094 2825 0 89.6% |
052 315 4 2877 3 1.29
8 2053 320 44 29 5 2.9
9 2054 326 4 29 7 4.5
40 2055 3322 4 3034 40 29
41 2056 3379 30 42 8% |
42 2057 3436 3138 45 1042 99.59

Block 10 lots because these properties access directly onto County Road 9400 West and
are less connected to the internal roads within River Rim. The majority of traffic from these
lots is still expected to turn off the County Road onto River Rim Ranch Road rather than
the north section of County Road 9400 West for the same reasons mentioned above.

Future traffic for River Rim Division Il Phase | is projected in Table 1 based upon the
updated units proposed for the most current amendment (Amendment No. 5 currently
under consideration by the Board of County Commissioners). This includes all
development areas except Block 3 and Tract | which do not impact County Road 9400
West and instead access directly on to Poleline Road. The projections were based upon a
9.5 trip per day per unit, which represents the standard Institute of Transportation
Engineers (ITE) trip generation factor for a conventional single family detached dwelling”.
This same factor was used for all unit types including the bed and breakfast units
associated with the West Rim commercial area. An additional 100 ADT was also included
for the miscellaneous uses associated with this area. The overall results project that at full
build-out, a total of 3,292 trips would occur in Phase | with a total of 167 trips or about
5.1% projected to use the north section of County 9400 West. This is based upon a total
buildout of 336 units as summarized in Table 1.

Equally important to the analysis of road impacts is the timing of the traffic and anticipated
long term buidout period for River Rim. Although there are many variables affecting future
growth, attached Figure 1 projects traffic on the basis of adding an average of five (5) units
per year over the next twenty years. At this sustained rate, total trips are projected to
reach 980 in twenty years (2014-2033). Trips on the north section of County Road 9400
West from River Rim development are projected to reach 50. Although the use
percentages, trip generation rates and growth rates are all variables in this analysis, the
projections show that it will be many years -- if ever -- before average daily traffic on the
north section of 9400 West approaches the 200 ADT minimum threshold recommended
for asphalt pavement. Bonding for such a long time period creates a financial hardship and
significantly impacts the ability to sell the overall project to new owners.

Given that the difficulties in projecting traffic patterns in a new development, lack of
existing data and the uncertainties with future growth patterns, we would recommend that
actual trip counts be performed in the future to determine if paving will be required.
Attached Exhibit 1 shows the proposed location of where the trips should be measured.
Only when ADT reaches the 200 total trips per day, should there be consideration of
paving the north section of the county road.

" Note: Trip generation, ADT, for “Recreational Homes” per ITE standards (Trip Generation) is only 3.2 per
dwelling unit. This is due in part to having fewer school age children and typically fewer residents per unit
which would apply to a significant portion of the River Rim units.

RENDEZVOUS ENGINEERING, P.C.
Page 2 of 2

RENDEZVOUS ENGINEERING, P.C.

/ Civil Engineers, Land Planners and Landscape Architects in Wyoming and Idaho
MEMORANDUM
DATE: October 30, 2013
TO: Jay Mazalewski, P.E. -
FROM: Bob Ablondi, Idaho P.E. 5994 ."\. L
RE: River Rim / Traffic Projections and Need for Paving North

Section of County Road 9400 West

CcC: Teton County Board of Commissioners

Future use of the north section of County Road 9400 West (See attached Exhibit 1) by
homeowners in the River Rim development is expected to be limited. A number of key
factors contribute to this expectation as described below:

1) Availability of a shorter, paved road to access Highway 33 along River Rim
Ranch Road.

2) Superior access with good site distance and turning lanes at the River Rim
Ranch Road - Highway 33 intersection.

3) Primary destinations of Tetonia, Driggs, Victor and other principal attractions for
residents of River Rim located to the south.

4) Reluctance by most drivers to select a gravel road that requires a slower speed
and longer distance to access Highway 33.

Although it is difficult to specifically quantify how the above factors will affect actual use,
there is a strong rationale to assign only a limited proportion of the traffic from River Rim to
the north section of the county road. This also includes traffic from the south section of
County Road 9400 West which is also more likely to access Highway 33 along River Rim
Ranch Road

For purposes of this analysis we have assigned 5% of the total projected trips from lots
that are located along the West Rim Place Loop Road (East and West) to the north county
road section. These lots will access the paved roads within River Rim and will link directly
with River Rim Ranch Road and Highway 33. We have assigned a smaller 2% of total
traffic to the properties within the West Rim Commercial Village area (Block 1) given their
close proximity to Highway 33 and presence of two access points to the state highway. In
addition, access along the north County Road to any destination from the West Rim
commercial area would be longer and less convenient. We have assigned a higher
percentage of the traffic from the 18 future lots in the Norman Ranch (Phase II) and four
25 South Gros Ventre Street - Post Office Box 4858 - Jackson, Wyoming 83001

Phone - 307.733.5252

Fax - 307.733.2334

TABLE 1. RIVER RIM RANCH - FUTURE TRAFFIC PROJECTIONS - COUNTY ROAD 9400 WEST

PER CENT
ESTIMATED TRAFFIC TOTAL ESTIMATED
DESCRIPTION ~ PROPOSED USE i‘?%ﬁfg ADTPER  TOTAL  ASSIGNEDTO  ADT - 9400 WEST
: UNIT? 9400 WEST, NORTH SECTION
NORTH SECTION
Lodge, Bed and
BLOCK 1 (WestRim  Breakfast 16 95 152 2% 3
Commercial)1
Miscellaneous 100 2% 2
BLOCK 2 Single Family 8 95 76 5% 4
Residential
BLOCK 4 Single Family 22 95 209 5% 10
Residential
BLOCK 5 Single Family 40 95 380 5% 19
Residential
BLOCK 5, LOT 1B Single Family 1 95 95 5% 0
Residential
BLOCK 6 Single Family 28 95 266 5% 13
Residential
BLOCK 6 (South Single Family o,
End)? Residential 6 95 57 5% 8
BLOCK 7 Single Family 16 95 152 5% 8
Residential
BLOCK 8 Single Family 12 95 114 5% 6
Residential
BLOCK 9 Single Family 25 95 238 5% 12
Residential
Single Family
BLOCK 10 e ran 4 95 38 10% 4
Residential
TRACT A Single Family 8 95 76 5% 4
Residential
TRACT B Single Family 10 95 95 5% 5
Residential
TRACT C Cluster Cabins 62 95 589 5% 29
TRACT D Cluster Cabins 45 95 428 5% 21
2 Single Family 5,
TRACT E Residontial 12 95 114 5% 6
2 Single Family 0/
TRACT G R lontial 3 95 29 5% 1
NORMAN RANCH  Single Family ,
(PHASE Il) Residential 8 o5 1 10% 7
TOTALS 336 | 3,292 51% 167
Notes:

1) Miscellaneous uses limited by development agreement

2) The proposed lots in Block 6, Tract E and Tract G, total of 21 units, would be converted to cluster units located on Tract E if the golf

course is constructed.

3) Standard detached residential factor of 9.5 ADT per unit per ITE Trip Generation data.
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Note: Traffic increase assumes average of five new units per year. See Table 1 for trip generation data at build-out.
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D205 (Rav. 06-04) General Provisions

Reverse Side

I During the progress of all work, traffic control devices shall be erected and maminined as necessary o as directed for the protection of the
traveling public. Al traffic control devices shall conform ta the Manual an Uniform Traffic Control Deviees for Streets and HMighways, as
adopted by the State, Parked equipment and stored materials shall be as far from the main traveled way as feasibie, liems lefi overmnight within
30 feet of the main traveled way shall be marked andlor protected.

2. Bysigning this permit, the permittee, b i of agree to indemnily, save harmbess, and defend regardless of
wutcome the State from the expenses of and agamst all suits or claims, including costs, expenses, and stomey fees that may be incurred by

rexson of any act of omission, neglect, o misconduct of the permittee or its contractar in the design, construction, and maintenance of the wark,
which is the subject of this permit,

3. Approaches shall be for the bona fide purpose of securing access and not for parking, conducting business, ar servicing vehicles an the high way
nght-of-way.

4 Any disturbance of the highway andfor traffic contral devices shall be restored to the sanisfaction of the Disirict Engineer,

5 Ifthe work dane under this permit inierferes in any way with the drainage of the state highway, the permittes shall, s his sole expense, make
such corrections as necessary or as directed by the District Engineer.

4 Upon completion of the permitted wark, all rubbish and debris shall be imenedintely removed from the work area (o the satisfaction of the Dhstricy
Engineer.

and industry ihe supervision and 1o the satisf: of the District

any of its highways, streets, or public places or affeet its right 1o full supervision and control aver all or any pan of them. none of which is herety

by this permit within the highway nght-of-way us may be
ol he highway andfor to provide proper protection 1o life and property

The State may revoke, amend, amphly. or terminae this wermii or any af the conditions herein enumerated of the permuttee fils 1o comply with

- T All wark herein perminted shall conform 1o curment 2
Accans Conkrol Typa (1} ] Reacway Tyee (U, Fur) NumarofLanes Wi Type Engincer, and the entire expense of said supervision shall be bome by the permtiee.
2 el = §  This permit or privilege gramed under [TD 02109 shall no be deemed ar held 1o be an exclusive one and shall mot prohibit the State from using
|5 New appronch | Modification 1o Exsting Approach (Select ol that aopy) [ Locaton  Jwwah [ use
Access Permil Type ) other (Spocity Type) surmendered. The State rescrves the nght to make at any time such madification, additian, Tepair, relocation, or removal of an existing
didic) —— 5 app o any suubject(s) auth
Quantity Wdth / Sizn | Muilipie Agoioaches Est. Volume (VehiclesDay) necessary 1o permit the relocatian, ., widening, and mai
Aapmach inc. 3 FO “eesde| O Yes- Attach pageforeach | S aq /b Bl on vw»_:w o the highway. .
additional approach U Any modification, relocation, of remaval required dise in part to negligence of the permitice shall be made # the sole expense of the pormintes
Cubver! {frexia} ane 2% &a' " Al such modifications, relocatian, or remaval by the permittee shall be done in such a manner as will cause the leasi inferference with the
i | Resigential (sr ;[ Lt Commercial [ ] Heavy Commercial [ 0] Jomt Use traveling publhc ar any of the Staic's work.
Appro; ype i
|Rema%S smal tommercral any or all of s peowsions. sequirement. o regulutions a herein st forth o through wllfl o unteasonable neglect, fnls to hecd of camply
Attach the following: with natices given. o if the opproach. sructure, or subject herein granted 15 not installed or opersted snd mamtained in conformity herewith
1. A Ei h C i P PP permit sheets. 11, The permattee shall maimain ot its sole expense the encroschment far which this pornit s granted
2. Written authorization from the awner (if needed).

3. Plans or gs (3 sets) showing prop work, app ions, drai details, landscaping,
striping plans, and traffic control. (Include Depariment roadway alignment or praject plans when availatle )
4. Special Provisions and Traffic Control Plans.
I certify that | am the Owner or Authorized Representative of the property 1o be served and reques! permission to construct the
above lacilives within the State Highway Rights.of-Way in accordance with the General Provisions prinied on the reverse sids
of this form, the Speciai Provisions, and the Plans made a part of this permil. This pemmis SHALL BE VOID ¢ all work is net
completed and the Cepartment has not made final inspection and approval within one year of the issuance dale
Chwners Hame TAadvess

L om 2| P6 B
Cramera Smnatune

r-F Y] F
]S’-uu Zp
_mm&l&fg
Representauve's Fax

5 Zof - 78 7~7953 FE7 2257

12 Inspection of the pesmitted work may be performed at any fime (o ensure campliance with the requirements of this permiit. The Stare shall be
revmbursed by the pesmuites for any sddinonal inspeenon required under the Special Provisions of this permit

13, The permistec shall furmush all matenal. labor, and cquipment imvolved i the constrienion of the approsch and its appunenances. This shall
snclude furnishing drasnage pipe of a size specified ga the permit (12-inch mumimum, curh, guttes, concrete sidewalk, ete , where required
Matcriais and workmanship shall conform 1o current government and indusiry standards and are subject 1o mspection by the State

14 Mo wurk shall commence until the permatice is given notice to peoceed by an ,_ of the State, The permutiee shall naify e
Stase frve (3) working days prior to commencing the permitted wark i work does not rommence smmediately upan notice by the Sate,

13, The angmnal permit or 1 copy must be kept on the jobsite whenever work is taking place.  Any madsfication, refacation, or removal of an
encraachment of subject granted by this permit shall equire a new permit e b commencement of such work.

Suh\b arms, 5, and provisions shown on this form or attachments, permissicn is hereby granted to the above-

_Named applcant 1o perform the work o

Local Governmant A wal When Required
Wﬂmﬁ—w—

Note: Sarmd wiil be considerad Temporary until final inspechicn 2na approval by a Depariment represeniative
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RENDEZVOUS ENGINEERING, P.C.

Civil Engineers and Planners in Wyoming and ldaho
October 17, 2006 RDZ Project No. 05-003
Idaho Transportation Department — District 6
P.O. Box 97
Rigby, ID 83442-0997

Altn:  Tony Black
TTS Traffic

Re:  River Rim Ranch - Highway Tuming Lanes

Tony:

Attached are revised design drawings and traffic control plans for your use. These
documents were updated based on review comments received from IDT.

Thank you for your project approval. If you require any additional information or
further clarification, feel free to contact me at any time.

Sincerely,
RENDEZVOUS ENGINEERING, P.C.

ion Design Drawings & Traffic Control Plan

Ce.  David Owen, Owen-PC Construction
Mike Piker, Rendezvous Engineering, P.C.
Robert T. Ablondi, P.E., Rendezvous Engineering, P.C.

25 South Gros Ventro Stroet - Post Office Box 4858 - Jackson, Wyoming 83001
Phone - 307.733.,5252  Fax- 307.733.2334
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Fron:ITD DE MAIN OFFICE 208 745 725 12109/2010 14:23 #638 P.002/003 '

MO 2108 (Rovw. 08-06) Right-Of-Way Encroachment Application and Permit

o oo, pov Approaches and Other Encroachments

Froact Hawiber (Fiom (7D Highway Plan) Appucaiion Date TNurmser of Ercroachments Foumbar
Saptambaer 27, 2007 |1

o Segranal Tl Mifmpom

Highway33 | dolrgb |125.9 Rigt [ Left (]

[ChandiorComy Finge: S

Teton County, Idaha (north of Tetonia)
%v,.m.umz'p‘lﬁgmpumum

Hone
Encroachment muitiple ancroa attach additional sections on 3] !

——_— — i 1 e s New Apprasch | Exalng Approach {Sulwct 8 et apply) Vihout Flaret) Raquired) Ko ,
T =® Location (] widtn[]  Use[] |30 wide Length 80" Diameter | 24° '
|.r| Approach Type: SF Residential (] MF &= ial [ i L] JointUse[] . !
LJ;_] E Tifiarca Fiom Hoaras! Approach (bath ol acilons, B0 35308 of rasdway] — Eﬁ Fan Rpproach Voema
H Vahicle Trips Per Day _ 1,000

m Sight Distanca G Coordiwime o
is‘ Rightmy _ Letm____ PostedSpeed 86  |Latitude 27  Longhude 5w Elewnlion pry 6,130
| Fumarks (Alisch 3 -
Eﬂ‘i Tarn out will 5 il area being ped to in turn serva the River Rim subdhvision
[§ ‘
Specly Type (i.8 : Landscaging, Tanchas, Bus Tomou, ala ) 7
|j Other None j
Encroachments ‘
<‘ Includa the following: .
‘ 1 1. A completed Encroachment Checkiist, applicabh Lt multiple parmit sheets.
5 2 Wr!tenmumhmhmlfnmotdqrwnmoﬂulrtuurww‘d:
| E 3. Plansor (3 sets) showk d work, details, striping plans,

and traffic control. (Include depariment roadway alignment or project plans when available.)
4. Specia! Proviglons, Traffic Control Plans, Ervironmental documents and any cther required permits.

L
1 cortify that | am the owner or authorized representative of the property to be served and request permission o i
construct tha above facllities within the State Highway Rights-of-Way in accordance with the general provisions i

[ o
F

apacified on page 2 of this form and any special provisions or plans made a part of this permil. Hurthar cortify that |
have obtained and provided a copy to the ldaho Transportation Department (ITD) of all other required governmental
approval to perform the work authorizad undoer this permit.

| further understand that this pormit shall ba void If all work hus not been completad within ono year of permit |
umnu and a final inspection and approval from ITD has not besn oblalned.

Ty
- B o . - ]POMS@T J:ania l D lw.ae
Fax Humber
(208) 458-8300 ]Sem B -
Jackson va 83001
FPhons Numse: 8 Number
v 4 MIRE P |(307) 733-5252 (307) 733-2335
Suh],nci to all tarms, :mdﬁnm and provisions shown on this form or attechments, permission |s haraby granted to the above-|
_named applicant to perform the work doscribad. = i
| .. Local Governmant Whon Required A e B
Signuturs { Signahars . '
I o]

Note: Permitwill be considered Temporary until final inspection and approval by B départmedt raprasentative. et

e A t
) 1
woanjon @l 1
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General Provisions

During the progress of sll work, traffie contral devices shall be erected and maintainad as necessary of 83 directed for the protection &uw i
wraveling public. All iraffic control devices shall conform to the mast current edition of the Mamwal on Conrol Devices for .
Srreety and Higinways, as adopied by the sate (ITD). Equipment or materisls within de b right-of- shall be delinented and protecicd '
ol times with approgriate approved traffic control devices. s i soiin/ = .M P

By signing thie permit, the permitsee, B ive or agr save harmless, and defend regardlest of
outzeme ITD from the exponises of and sgainst elf suits of claims, fncluding costs, expenses, and attorsey fees that may be incurred by reatom of]
any ecl of omission, neglect, or misconduer of the permitiee or its comtmactor in the design, construction, osd mainienance of the work which ks
the gabject of thig permii, L

Agprosches skall be for the bana fide purpose of securing access and not for prrking, conducting business, o servicing vehicies an th
right-afway. e y

Any disturbarcs of the highway, right of way, sndfor trafflc control devices shall be restored 16 the snisfaction of ITD. p | !
I the work deae unier this permit Interferes in smy way with the drainnge of the stiie highway, the perminee shall, et his sole expensd !
correciions s necessary or ex directzd by ITD. [l o [ i
Upsm completion of the permined wark, all ubbish and debris shall be the work nres i the ! ‘m!_

All werk herein permitted shall tonform 10 cument govermnment and industry standards and be and pleted to the satisfadsi | wp.
The expense of any required supervision of werk performed under this permit shall be bome by tse permines. :
nv!lpc?'mil or privilage wmdm T 2109 shall not be deemed or beld to be en exelusive ore and shall not prohibit the state from uging apy |
of its highways, strects, or public pisces or affect its right 1o full supervision and control eves all or any part of them, none of which is her chy )
sunendered. ITD reserves the right 1o make ut any time such medification, sddition, repair, rebocation, or removal of an cxisting encoschmen

of is " eny ieck(s) by this permil within the highwsy righi-of-way az may be necessary to 2
::hulwlner\ widening, i t enddfor o previde proper protection to life and property on o sdjacent to e | ¢
Wy

Any modilcatinn, Iteln:dlinn, nlnmnlxmm due in pan te peghgence of the perminiee shall be made 2 the sole expense of the pesmittes. '
All such emodifh I ar y the permitiee shall be done in mch & manner as will cause the leant interference with the
twavcling public or ary of the sinie’s waor

FTD muy revoke, mmend, smplifly, o7 ierminate this permit or any of e conditions hersin enumerated if the permities fails to comply with

al of s provisions, or rep ..t.agi..nrmumm.t.wimlummlcwmmnmum«ummwﬁwo'
notices given, or if the approach, structare, or subject herein granied is not instnlled or sperated and maintained in conformity herewith,

The permitnce shall maintain 2t its sobe expense the encroachment for which this permil is graned * 1
Inspection of the prrmitied work may be performed at any time to Hance with the of this permit. ITD skalibe
reimbursed by the permitiee for any additions! i required unier the provisions of s permit, | ol
The perminee shall furnish all material, labor, sad involved in the of th h and s This shall
M-d_l Temnishing drainage pipe of & size specified on the permit {12-inch minimum), curb, Rubier, soncrete sidewalk, etc., where roquired,
Matcrinls and woskmanship shall conform ta currest govemment and industry siendards and ere subject 1o inspestion by 1TD, 0 |
Nb work shall commence until the permitice is given aotice 10 praceed by an authorized repressmiative of [TD. The permittee skall notfy 1T five (3)
werking days prios to commencing the permitted work if work does pot commenee immediately upon notics by 1T,

The originnl permit or a capy most be kept on the job shie whenever work is Wking place. Any modification, relocstion, o remavel of s 1|
encroachient such wirk.

= 1
o subject granted by this permit shell require » new permit prior Lo commencement of I
Istrict Staff Raview Hoadquartors Staff Review ¢y " #— )
. Recommandation
Raview Reviewsr Date Yas = Rurdow Revierwor Drate ¥ i
Design Hisg > (s [ M O Bricge [ =
Mairtenance |1 Al AN 57 1] O Design 0
L [ Environmantal .
Faght-of Way (] ] oHos =
Tratfic O O [ Right-of Way a
L. O L] * Utilitas []
istrict Appeal Review Appoeal Raview ;
LT - Dite '}_m_w'"‘“"“ Rire e Frinviewer Date if
OTE O 0O HOSE {
DE O 0 Hesring Officer 0 0O
Attach reasanis) for denlal andior datl Disecaos L] []

Rawoesvous Enssatteo, #.c.

K

o i LA

(]
T e

&=

v o
eremee. s

g

RENDEZVOUS ENGINEERING, P.C.

Civll Engineers and Planners in Wyoming and ldaho
RDZ Project No. 05-003

October 4, 2007

Idaho Transportation Depariment — District 6
P.O. Box 97
Rigby, 1D §3442-0997

Attn: Derk Williams
TTS Traffic
Re:  River Rim Ranch — Highway Tuming Lanes
Dear Derk:
Enclosed are design drawings and a traffic control plan for a new intersection at the River
Rim Ranch project on State Highway 33, MP-125.9, as requested. All construction will be

in conformance with the Idaho Standards for Public Works Construction, as well as the
Idaho Transportation Deg Standard Drawi

Please review these documents at your earliest convenience. If you require any additional
information or further clarification, feel free 1o contact me at any time.

Sincerely,

Michael Piker
RENDEZVOUS ENGINEERING, P.C.

HxI7 T ion Design Drawings and Traffic Control Plan

€, David Owen, Owen-PC Construction
Robert T. Ablondi, P.E., Rendezvous Engineering, P.C.

25 South Gros Ventre Street - Post Office Box 4858 - Jackson, Wyoming 83001
Phone - 307.733.5252

Fax - 307.733.2334

# BT EAcasn
10 ContRe.

* DRTESTRImE————

s i
i o v s Rt P, 1 o P S 1
LA T i, 40 o o AP e (e o

ot ki o e




Vs

:

8 P VLLAOE AORD

i
| 1‘;;
| '!1 il

=

F-.-m

i
!
i
8 |

SR TOINM

|

s iﬂwﬂ

e __m

'n:;nnn:l'”_l_!ll

lhul'!u-l-

——fmr | :
|
e

H’r’ H"i I

i

HH—FFHH *r?#'

H
_'_l-_




NOTES: . THIS SHEET | GENERAL NOTES

The Owner and the County hereby amend and restate the Prior Development
Agreements into this Agreement. This Agreement shall supersede and replace the
Prior Development Agreements. Provisions contained in the Prior Development
Agreements that are no longer applicable are not included in this Agreement.

AMENDED AND RESTATED DEVELOPMENT AGREEMENT

NOW THEREFORE, in consideration of the mutual covenants and conditions contained
herein, the Parties hereby stipulate and agree as follows:

Subdivision Description. This Development Agreement pertains to and includes
thatproperty which is designated and identified as River Rim Ranch Division I
(Div. 1), Phase I (including Tracts C, D, E G and Block 6(south) with reinstated
uses), as described in the Illustrative Master Plan attached as Exhibit A and
incorporated herein by reference.

Division Il Phase I. The Division Il Phase | phases are amended and restated as
more specifically described below and in the Exhibits attached hereto and
incorporated herein by reference.
(a).  Lot/Unit Reinstatement.
(1)  The Lots/Units are restated as follows:
(A) Tract D. This tract will be converted from 45 chalet units to

48 hospitality suites and may be combined with Tract E to
optimize site planning

(B) Tract E. (Teton Rim Golf Village). This tract will be
converted from 12 residential lots to 48 hospitality suites in two
structures (total of 96 suites with Tract D), which will feature a
mixed use club village and “incidental commercial” uses to serve
the River Rim community and Golf Course including:

-- Clubhouse/Golf Pro Shop/ Rental Shop

-- Restaraunt/Bar/Lounge/ Indoor-Outdoor Dining
-- Cart Barn/Storage/Multipurpose/Office

-- Reception Center/Check In/Property Management
-- Multi-purpose pavilion/Plaza/Lawn commons

-- Meeting Rooms / Conference Area

-- Wedding Pavilion/BBQ/Community Activity

-- Pool-Jaccuzzi area/Tennis Courts/Fitness Center

Tract E may be combined with Tract D to optimize site planning

TO RECORDED -Page2
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“EXHIBIT I”
AMENDED AND RESTATED DEVELOPMENT AGREEMENT
FOR RIVER RIM RANCH DIVISION I1- PLANNED UNIT DEVELOPMENT

This Amended and Restated Development Agreement for River Rim Ranch Division |1
Planned Unit Development (this “Agreement”) is made this ___ day of , 2016, by
and between Teton County (the “County”) and Big Sky Western Bank (the “Owner” which term
shall include any successors and assigns of the Owner to the ownership of River Rim Ranch
PUD) (collectively referred to herein as the “Parties™).

STIPULATION OF FACTS

A This Agreement pertains to Division Il of the River Rim Ranch Planned Unit
Development (“River Rim”) which was approved by the County and recognized
as a master planned unit development.

B. On July 27, 2006, a Development Agreement for Division Il was made between
West Rim LLC (“West Rim”) as developer and the County. The Development
Agreement was recorded on August 7, 2006, as Teton County Recorder’s
Instrument No. 179247.

C. On or about June 30, 2009, the Owner acquired River Rim Ranch property (the
“Project”) from West Rim pursuant to a non-merger Warranty Deed in Lieu of
Foreclosure recorded on July 14, 2009, as Teton County Recorder’s Instrument
No. 205788.

D. The 2006 Development Agreement was amended by: (i) that certain Amendment
to Recorded Development Agreement for the River Rim Ranch - Division Il
Planned Unit Development, dated November 18, 2011, recorded on December 13,
2011, as Teton County Recorder’s Instrument No. 220042 (the “2011
Amendment”); (ii) that certain Administrative Amendment to Development
Agreement for River Rim Ranch Division Il Planned Unit Development, dated
May 14, 2012, recorded on May 17, 2012, as Teton County Recorder’s Instrument
No. 222136 (the “Administrative Amendment”); by (iii) that certain
Administrative Amendment to Development Agreement for River Rim Ranch
Division Il Planned Unit Development, dated November 13, 2012, recorded
December 14, 2012, as Teton County Recorder’s Instrument No. 225471 (the
“Second Administrative Amendment”); and by (iv) that certain Amended and
Restated Development Agreement for River Rim Ranch Division Il Planned Unit
Development, dated February 7, 2014, as Teton County’s Recorder’s Instrument
No. 231392 (the “2014 Amendment”). Unless specifically indicated otherwise,
the 2006 Development Agreement as amended by the 2011 Amendment, the
Administrative Amendment, the Second Administrative Amendment, and the
2014 Amendment are collectively referred to herein as the “Prior Development
Agreements.”
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(C) Tract G. The Operation and Maintenance lot (“O&M lot”) will
be converted from 3 single family residential lots back to the
entitlements found in the 2006 Development Agreement and shall
include golf cart storage, equipment storage and repair shop,
landscape material storage and other operations specifically related
to the operation and maintenance of the golf course.

(D) Block 6 (south) Lots 28 through 34, total of 6 units, shall be
transferred to Tract E and this area vacated and converted to golf
course and open space.

(E) Tract C. This tract is platted for 62 individual chalet units.
These units may be individually owned residential units and / or
hospitality suites associated with the guest facilities on Tract E.

(F) West Rim Village (Block 1). Reinstatement of the Bed and
Breakfast with 30 Condominium Units found in the 2006
Development Agreement, which units are to be transferred to Tract
E and convereted to two bedroom hospitality suites. In addition to
the uses currently permitted, the following“Incidental commercial”
uses to Serve the River Rim community will include:

-- Local Convience General Store/Post Office

-- Café /Coffe Shop

-- Dry Cleaners / Fly Fishing Shop/ Pro Shops

-- Multi-purpose Meeting/Conference Space

-- Recreation Center

-- Recreational Facilties including pool, spa, BBQ, gazebo,
park area, wedding venue, patios, decks

-- Employee Housing, maximum of 12 units and a
maximum total of ____square feet, maximum of two
stories

-- Additional General Storage for the residents of River
Rim up to a maximum total of ___ square feet

(b) Exercise of Option to to construct golf course area (Tract J). The
Owner is excercising its option to construct and reinstate the golf course
area, which is open space Tract J (about 270 Acres) of Phase | in
accordance with the provisions and guarantees found in the 2006
Development Agreement. The entire 18 holes of the golf course shall be
finished by (timing / phasing plan pending — subject to allowable uses and
formal application)

() Remaining Infrastructure (Division 1l Phase 1). The Owner shall be
responsible for the completion of the following infrastructure items.

TO RECORDED -Page3



Financial guarantees shall be required for the road paving. No financial
guarantee shall be required for the future wastewater modules which will
be paid for with tap fees.

Road Paving.

1) Loop Road. Asphalt paving of the Loop Road shall be completed
by December 31, 2026, or when 30 residential building permits, or
equivalent, are issued within River Rim, whichever is sooner.

2) Turning Lanes. Asphalt paving for the turning lanes on State
Highway 33 (main entrance) shall be completed by either December
31, 2026; mandate of the Idaho Transportation Department; the
issuance of 30 building permits in Division Il Phase I; or when the
Average Daily Traffic (ADT) exceeds 200 ADT, whichever is sooner.

3) The North - West entrance turning lanes will required prior to the
occupancy of the 12 employee housing units.

Future Wastewtaer Modules

1) The previous requirements for the construction of future wastewater
modules shall remain in effect.

(d) Einancial guarantee. The Owner will provide to the County an updated
Financial guarantee in an amount equal to one hundred twenty-five
percent (125%) of the engineers estimated costs for construction of each
of the remaining infrasstructure items described in section (c) of this
Agreement. No Financial guarantee will be required for the golf course
construction. However, a Financial guarantee for the reclaimation of the
golf course, will stay in place in the event the golf course is not completed
by (timing / phasing plan pending — subject to allowable uses and formal
application). The estimated costs, on a line item basis, and a description of
the items excepted from coverage under the financial guarantee, is
attached hereto as Exhibit B and incorporated herein by reference. The
specific financial guarantee shall be provided at or before the recordation
of the final plat amendment.

(e) County Acceptance of Completed Infrastructure. The Owner may
submit a request to the County for approval of completed infrastructure on
a line-item basis as completions are accomplished. The Owner shall also
provide documentation from an Idaho Registered Engineer certifying that
the improvements have been completed in general compliance with the
design. Upon the County’s acceptance of the infrastructure, the County
shall provide written acceptance of the completed infrastructure and
release any financial guarantee, or portion thereof, for that specific
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other rights afforded to the County in this Agreement and by law, the right, at the
County’s option, to complete the construction of the improvements or to correct
such defect or deficiency.  The County may draw on the financial
guaranteefinancial guarantee pursuant to the specifc terms of theFinancial
guaranteeand this Agreement, that amount required to complete the improvements
on a line-item basis.  The County must commence the work within 365 days of
drawing the funds from the Financial guarantee. Notwithstanding any provisions
in the Financial guarantee or this Agreement, the Financial guarantee shall be
automatically extended, renewed and remain binding on owner until such time as
the improvements are completed and accepted by Teton County. The County may
enforce any other remedy provided by law. These remedies are cumulative in
nature. In addition, if the Owner is in breach of this Agreement, that is uncured
after any applicable cure period, the most recently approved Master Plan may be
vacated for all unplatted phases of the project (Phases 11-V1) and all applicable
subdivision and zoning regulations in effect at the time shall govern the future use
of this land. Prior to the expiration of the time limitations above, and without
causing a breach of this Agreement, the Owner may apply to vacate all or a
portion of any platted phase or amend the design of the platted lots in accordance
with applicable subdivision and zoning regulations.

10. Liability and Indemnity of County.

(a) No Liability for County Approval. The Owner acknowledges and agrees (1)
that the County is not, and shall not be, in any way liable for any damages or
injuries that may be sustained as the result of the County’s issuance of any
approvals or acceptances of the improvements or use of any portion of the
improvements, and (2) that the County’s issuance of any approvals or
acceptances does not, and shall not, in any way be deemed to insure the
Owner, or any of its successors, assigns, tenants, or licensees, or any third
party, against damage or injury of any kind at any time.

(

=

Indemnification. The Owner agrees to, and does hereby, hold harmless and
indemnify the County, and all of its elected and appointed officials, officers,
employees, agents, representatives, engineers, and attorneys from any and all
claims, costs and liability of every kind and nature that may be asserted at any
time against any such parties for injury or damage received or sustained by
any person or entity in connection with (1) the development, construction,
maintenance or use of any portion of the improvements and, (2) the
performance by the Owner of its obligations under this Agreement and all
related Agreements. The Owner further agrees to aid and defend the County
in the event that the County is named as a defendant in an action concerning
the improvements provided by this Agreement except where such suit is
brought by the Owner. The Owner is not an agent or employee of the County.
This indemnification does not extend to claims, costs and liability asserted by
the Owner or any third person in the event the County fails in its duties and
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infrastructure/line-item. The County shall retain for draw on the financial
guaranteetwenty-five percent (25%) of the amount of the original line item
until acceptance of the entire phase associated with a specific
infrastructure line item and the one year warranty period for the entire
phase has expired, at which time said amount will be released from any
financial guarantee to the Owner.

) Phasing Plan. The proposed phasing plan for the completion of
infrastructure as described in the preceding paragraphs is attached hereto
as Exhibit C, and incorporated herein by reference.

Guarantee of Improvements. The Owner warrants that each completed
improvement will operate in accordance with its intended use for one year from
the date that the phase is accepted by the County.

Building and Occupancy Permits. Building permits and certificates of
occupancy shall be issued by Teton County in accordance with Exhibit C of the

Phasing Plan found in the 2014 Development Agreement.
Public Benefits. The following public benefits shall be provided:

(a) Golf course, guest accommodations and other related facilities shall be
open for public use.

Density. The modifications to density by phase are amended as more specifically
described in Exhibit D attached hereto.

Inspection.  Representatives authorized by the County shall have the right
to enter upon the property at any reasonable time to inspect and determine
whether the Owner is in compliance with this Agreement. The Owner shall
permit the County and its representatives to enter upon and inspect the
property at any reasonable time.

Final Inspection and Approval of Improvements. The Owner shall notify the
County when it believes any improvements have been fully and properly
completed and shall request final inspection, approval, and acceptance of the
improvements by the County. Upon approval the County shall give its written
acceptance of the improvements.

Default. If the Owner defaults in or fails to fully perform any of its obligations in
accordance with this Agreement, or fails or refuses to correct any defect or
deficiency in the improvements required by the provisions of this Agreement and
such default or failure shall continue for a period of thirty (30) days after written
notice specifying the default is deposited in the United States mail addressed to
the Owner, without being completely remedied, satisfied and discharged, the
County shall have, and the Owner hereby grants to the County, in addition to all
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12.

13.

14.

15.
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obligations to Owner or any third person as set forth in this Agreement or by
law.

No Waiver of Rights. No waiver of any provision of this Agreement will be
deemed to constitute a waiver of any other provision nor will it be deemed to
constitute a continued waiver unless expressly provided for; nor will the waiver of
any such default under this Agreement be deemed a waiver of any subsequent
default or defaults of the same type. The County’s failure to perform any
obligation under this Agreement will not constitute the approval of any wrongful
act by the Owner or the acceptance of any improvement.

Assignment. It is expressly agreed that the Owner may assign this Agreement, in
whole or in part, to any third party, without prior written consent of the County.

Notices. All notices in connection with this Agreement shall be in writing and
shall be deemed delivered to the addressee thereof (1) when delivered in person
on a business day at the address set forth below or (2) on the third day after being
deposited in the United States mail, for delivery by properly addressed, postage
prepaid, certified or registered mail, return receipt requested, at the address set
forth below.

Unless notified otherwise, notices to the County shall be addressed to, and
delivered at, the following address:

Teton County Commissioners
Attn: Planning Administrator
Teton County Courthouse
150 Courthouse Drive
Driggs, Idaho 83422

Unless notified otherwise, notices to the Owner shall be addressed to, and
delivered at, the following address:

Don Chery

Executive Vice President and Chief Administrative Officer
Glacier Bancorp, Inc.

49 Commons Loop

Kallispel, Montana 59901

Enforcement. The parties hereto may, in law or in equity, by suit, action,
mandamus, or any other proceeding, including without limitation specific
performance, enforce or compel the performance of this Agreement.

Other Requirements.
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16.

17.

(a) Certificate of Occupancy. Except as otherwise provided herein,
building permits shall be issued in accordance with Exhibit C of
the Phasing Plan found in the 2014 Development Agreement.
However, Certificates of Occupancy for residential units will not
be issued by the County, until the applicable infrastructure is
complete for each phase, or other arrangements have been made
and agreed to in writing by the Owner and the County.

(b) Acknowledgment of Other Permitting Requirements. The
Owner acknowledges the requirement for approvals and permitting
from the State Department of Environmental Quality (“DEQ”) for
sewer and water improvements, District 7 for septic systems, Corp.
of Engineers for Wetlands permitting, Idaho Department of
Transportation for Route 33 intersection upgrades; Idaho
Department of Water Resources for wells and irrigation and other
State or Federal requirements. DEQ approval is required prior to
sewer and water improvements. Construction activities subject to
these permitting requirements will not commence until permits are
received and permit copies provided to the County Planning
Office.

(c) Right to Farm Provision. The Owner acknowledges the Right to
Farm Act contained in Idaho Code Chapter 45, Sections 22-4501
through 22-4504 or as may be amended.

Golf Course — Open Space Area (Tract J). The Golf Course — Open Space
Area (Tract J), as shown on Exhibit E, will be managed by the Owner, Property
Owners Association, subassociations, club operations or the private owners to
whom title to such area is conveyed.

Teton Pipeline Association. The Project falls within the jurisdiction of Teton
Pipeline Association, Inc. (TPA), for surface irrigation water and the Owner will
abide by the Bylaws, Operating Agreements, pro rata cost sharing provisions, and
other mutual agreements within TPA jurisdiction. Shares of TPA stock or water
rights pertaining to the River Rim Ranch property will be held as follows. The
Property Owners Association or subassociations may hold TPA stock in common
for lots and common areas that are subject to phased Final Subdivision Plats. The
Property Owners Association, subassociations, or private property owners may
hold TPA stock for open areas and farm/ranch areas and for areas that are not yet
subject to a phased Final Subdivision Plat. Notwithstanding the foregoing, it is
understood that, with respect to open areas and farm/ranch areas that are subject
to a Final Subdivision Plat, the private owner of such parcel(s) may continue to
hold TPA stock and exercise all rights associated therewith. A single “Water
Master” for River Rim Ranch will be appointed to work with the Board of
Directors of TPA.
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26.

27.

28.

29.

30.

31

32.

Waiver of Claims. Each of the Parties hereby waives and releases any and all
claims or causes of action they have or may have against the other, and their
respective officers, directors, employees, agents and attorneys, resulting from any
claims or causes of action occurring prior to the execution of this Agreement.

Statement of Fact. The statements set forth in the Stipulation of Facts above are
facts upon which the parties agree and are not to be construed as mere recitals.
Said statements of fact are incorporated into this Agreement by reference as if set
forth fully.

Amendments. All amendments to this Agreement shall be in writing and shall be
approved by the Owner and the County.

Severability. The invalidity or unenforceability of any provision of this
Agreement shall not affect the other provisions hereof and this Agreement shall
be construed in all respects as if such invalid or unenforceable provisions were
omitted.

Authority to Execute. The Parties hereby warrant and represent each to the
other, without any limitation or qualification that (i) they are duly authorized and
empowered to enter into and sign this Agreement; (ii) the persons executing this
Agreement on behalf of the Parties are authorized to do so; and (iii) this
Agreement is valid, binding and enforceable on the Parties in accordance with its
terms.

Governing Law. This Agreement shall be governed by and construed under the
laws of the State of Idaho and jurisdiction and venue for any litigation of this
Agreement shall be in the state or federal courts of the State of Idaho.

Attorney Fees. Should any litigation be commenced between the Parties
concerning this Agreement, the prevailing party shall be entitled, in addition to
any other relief as may be granted, to court costs and reasonable attorneys’ fees as
determined by a court of competent jurisdiction.

IN WITNESS WHEREOF the Parties have hereunto set their hands on the date first

above written.

[Signatures on next page]
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18.

19.

20.

21.

22.

23.

24.

25.

Public Improvements Provision. The Owner shall be responsible for public
improvements and shall not transfer initial construction obligations and the
responsibility for completion of public improvements to the lot owners.
Improvement District assessments, Owner’s Association assessments, sewer and
water company or district assessments, etc., are not encumbered by this provision.

Open Space Provisions. The Golf Course — Open Space Area (Tract J), and all
other Open Space associated with River Rim Ranch Divisions II, Phase I, as
shown on Exhibit E. The Owner will maintain all open space free of noxious
weeds, free of fire hazards or other nuisances under the administration of the
POA. The Master Declaration of Protective Covenants, Conditions and
Restrictions for River Rim Ranch and the amendments and supplements thereto
set forth these provisions. There shall be no restriction placed on any such Open
Space which would prohibit the use of the Open Space for agricultural and/or
farming purposes. These areas (including farm/ranch areas) will be managed by
the Property Owners Association, subassociations, club operations, or the private
owners to whom title to such areas is conveyed.

Adjacent Neighbor Provisions. Owner agrees to maintain a 200" separation
from all building envelopes to adjacent property in Phases 11-V1.

Sharing of Development Costs. The County has approved a Letter of
Notification to the County, regarding Sharing of Development Costs (Teton
County Subdivision Regulation Section 9-4-2 (G) as revised on May 12, 2011)
submitted to the County which entitles the Owner to collect a pro-rata share of
compensation for a portion of the costs of the public improvements required by
the Teton County Subdivision Ordinance from adjacent property owners outside
of River Rim.

Filing. The Owner may record this Agreement in the office of the Teton County
Clerk and Recorder.

Binding on Successors. This Agreement shall be binding, inure to the benefit of,
and be enforceable by the parties hereto, their respective successors and assigns
and runs with the land.

Entire Agreement. This Agreement constitutes the entire understanding among
the Parties hereto in connection with the subject matter, and except as otherwise
provided herein, supersedes and replaces all prior negotiations, agreements,
understandings, or representations whether oral or written. The terms of this
Agreement may be modified only in writing, by the authorized signature of all of
the Parties.

Time is of the Essence. Time is of the essence in the performance of all terms
and provisions in this Agreement.
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BIG SKY WESTERN BANK

By:

Don Chery

Executive Vice President and
Chief Administrative Officer of
Glacier Bancorp, Inc., owner of
Big Sky Western Bank

STATE OF IDAHO )

County of )l
On this day of

iSS.

, 2013, before me, a Notary Public,

personally appeared Don Chery, known to me to be the person whose name is subscribed to the
within instrument as the authorized representative of Glacier Bancorp, Inc., and acknowledged to
me that he subscribed his name thereto as such.

(SEAL)

Notary Public for IDAHO
Residing at:
Commission expires:
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BOARD OF COUNTY COMMISSIONERS
TETON COUNTY, IDAHO

By:

William Leake, Chairman

STATE OF IDAHO )
.SS.
County of )
On this day of , 2016, before me, a Notary Public,

personally appeared William Leake, known to me to be the person whose name is subscribed to
the within instrument as the Chairman of the Teton County Board of Commissioners, and
acknowledged to me that she subscribed her name thereto as such.

Notary Public for IDAHO

Residing at:
(SEAL) Commission expires:
TO RECORDED -Page12
Jason Boal
From: Gregory.Eager@deq.idaho.gov
Sent: Friday, April 29, 2016 10:24 AM
To: Jason Boal; mdronen@eiph.idaho.gov
Subject: RE: River Rim Records-

The should be monitoring and reporting. | included below citations from Idaho onsite rules. In addition, the Health
Department sent out a reminder letter which | will email shortly.

20. Large Soil Absorption System. A large soil absorption system is a subsurface sewage disposal system designed to receive two
thousand five hundred (2,500) gallons of wastewater or more per day, including where the total wastewater flow from the entire
proposed project exceeds two thousand five hundred (2,500) gallons per day but the flow is separated into absorption modules which
receive less than two thousand five hundred (2,500) gallons per day.

f. An annual “Large Soil Absorption System Report” shall be filed with the Director no later than January 31 of each year for the last
twelve (12) month period and shall include section on operation, maintenance and monthly and annual monitoring data.

From: Jason Boal [mailto:jboal@co.teton.id.us]
Sent: Wednesday, April 27, 2016 6:56 PM

To: Mike Dronen; Gregory Eager

Subject: RE: River Rim Records-

| received this response from Bob-

There are limited records available due to the fact that use has been minimal. The wastewater use has essentially been
the equivalent of one single family residence or about 300 gpd on a 30,000 gpd system — 1 percent of the design
capacity. The flow monitoring and other O&M recording obligations are triggered at significantly higher flows

Thoughts?

-Jason

From: Mike Dronen [mailto:mdronen@eiph.idaho.gov]

Sent: Wednesday, April 27, 2016 2:37 PM

To: Jason Boal <jboal@co.teton.id.us>; Gregory Eager (gregory.eager@deq.idaho.gov) <gregory.eager@deq.idaho.gov>
Subject: RE: River Rim Records-

I have not received any of the information yet.

?ﬂ"?{' ':ﬂ.)@f’{yi’ff“_
Vike D oille Eastern Idaho
Ike Dronen -
Environmental Health Specialist I1 ™) Publlc Health
p.208.354.2220 Prevent. Promote. Protect.

mdronen@eiph.idaho.gov

EXHIBIT A: lllustrative Master Plan dated
Architects

, prepared by Focus

EXHIBIT B: Engineer’s Estimate for Financial guarantee
EXHIBIT C: Phasing Plan
EXHIBIT D: Density Table by Phase

EXHIBIT E: Reinstated Golf Course — Open Space Area (Tract J) Plat
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From: Jason Boal [mailto:jboal@co.teton.id.us]

Sent: Wednesday, April 27, 2016 2:13 PM

To: Mike Dronen; Gregory Eager (gregory.eager@deq.idaho.gov;
Subject: River Rim Records-

| was wondering if you have received any of the records you requested from River Rim at the DRC meeting?

Jasown Boal — AICP, CFM

Planning & Building Administrator

Teton County, Idaho

150 Courthouse Drive #107 Driggs, ID 83422
208-354-2593 x204

[ Follow Us On
k. facebook.

ATTENTION: Our e-mail and web addresses have recently had a domain change to EIPH.Idaho.gov. Please update any e-
mail contacts and browser bookmarks accordingly.

The information contained in this e-mail is confidential, privileged, or otherwise protected from disclosure. It is intended only
for the use of authorized individuals. Any unauthorized disclosure, copying, distribution or taking of any action based on the
contents of this material is strictly prohibited and may result in civil or criminal penalties.

If you have received this e-mail in error, please delete it immediately.

To learn more about Eastern Idaho Public Health, please visit www.EIPH.Idaho.qov




? Eastern Idaho ENVIRONMENTAL HEALTH DIVISION

1250 Hallipark Drive

’;-\j\ﬂ P'U.blic Health '3:‘}:}12‘2:::?}%2::‘: Jason Boal

RECEIVED rax 208-528-0B57
ATl From:
4 Sent: Thursday, April 28, 2016 8:50 AM
APR 28 2016 To: Jason Boal
April 25, 2016 Subject: Re: River Rim PUD

DEQ-IDAHO FALLS

No we don't, thanks for checking.

River Rim Ranch Division 1 Monte

Homeowners® Association

PO Box 2282

Jackson, WY 83001-2282 Monte R. Woolstenhulme, Ed.S.

Superintendent, Teton School District 401 208-228-5923
P.O. Box 775, 445 N. Main St.

RE: ANNUAL REPORT NEEDS Driggs, Idaho 83422
http:/tsd401.org
To whom it may concern: On Wed, Apr 27, 2016 at 5:09 PM, Jason Boal <jboal@co.teton.id.us> wrote:
This letter is being sent as the THIRD and final reminder to you about the Annual Report needed Monte, I was wondering if the School District might have any comments on River Rim PUD? They are
for the large soil absorption system (LSAS) under your The second sent to looking to bring back the golf course and add “hospitality suites” at a lodge. The proposal would not impact
you in early March requested that the report be submitted by March 31, 2016. the number of single family home out there.

16-reduced.compressed.pdf
Please forward your 2015 annual report to the following contact person and address.

Charlie Mazzone The application and documents can be found here-
Department of Environmental Quality http://www.tetoncountyidaho.gov/pdf/additionalInfo/River_Rim_Ranch_PUD_Division_Il_Amend__ 7 4-5-
900 North Skyline .
Idaho Falls, ID 83402 Thank you for any thoughts you might have.

This Department is in hopes that you will follow the proper operation and maintenance

requirements of your LSAS. Failure to submit a report by May 31, 2016, will result in a referral
package to the Department of Environmental Quality for enforcement action. Jason Boal — AICP, CFM
|
Please contact me if you have questions. The phone number to call is (208) 523-5382. Planning & Building Administrator
Sincerely, Teton County, Idaho

Ky iy
Kellye Eager, REHS
Environmental Health Director 208-354-2593 x204

150 Courthouse Drive #107 Driggs, ID 83422

Ce:  Geri Rackow, EIPH- District Director
EIPH County Environmental Health Staff
Erick Neher, DEQ- Idaho Falls Regional Administrator
Charlie Mazzone, DEQ- Idaho Falls Regional Office
Tyler Fortunati, DEQ- Boise

‘The information contained in this e-mail or attached hereto may be privileged, confidential or otherwise protected from disclosure by the Family Educational
Records Privacy Act. All persons are advised that they may face penalties under state and federal law for sharing this information with unauthorized individuals. If
CLARK « CUSTER - FR |EFFERSON « LEMHI « MADIS you received this e-mail in error, please reply to the sender that you have received this information in error. Also, delete this email after replying to the sender.

LARK « CUS - FR T « JEFFE N o LEM MA

RENDEZVOUS ENGINEERING. P.C. and compact clubhouse facility which compared to previous plans for this project will

ultimately result in fewer overall impacts.
Civil Engineers and Planners in Wyoming and Idaho Y P

The plan also includes a number of components, some of which were part of the previous
plan, such as a small local convenience commercial facility and multiuse building at the
West Rim Village, added for the benefit of the local homeowners. This concept also
includes employee housing and storage for local residents. These elements all provide
support to the project but are less important to its overall economic success.

Rendezvous Project No: 15-037
April 29, 2016

Mr. Jason Boal

Teton County Planning Administrator
150 Courthouse Drive - Room 107
Driggs, ID 83422

Please let us know if there are any other issues that we should be prepared to discuss at
the planning commission meeting or if you or members of the commission have any
specific questions for the project team.

RE:  River Rim Amendment No. 7 .
Sincerely,

Dear Jason:

We sincerely appreciate your comprehensive analysis of the River Rim Ranch Amendment !
No. 7 proposal. It is very helpful to the applicant to have all the planning issues for this |
proposal identified in detail as we go forward and consider options for this complex and 8

multi-faceted project. Robert T. Ablondi, P.E.

The project team, led by designer Brett Potter, plans to make a thorough and informative
presentation at the upcoming planning and zoning meeting where we hope to answer any
outstanding questions that you, commission members or members of the public may have
about this concept. We also look forward to gathering valuable feedback about what may
be possible under the current county regulations for a development that has obviously
continued to struggle since the post 2007 economy. We are excited about this opportunity,
which is still in the very early planning and feasibility phase that would bring back a golf
option that is a better fit environmentally and financially for this specific area.

Cc: Brett Potter
Sean Cracraft
Sean Moulton
David Choo
Don Chery

Team member Sean Cracraft will also be participating in the presentation to talk about the
construction of a “links type” course that has many parallels to one of his company’s recent
golf projects in a remote area of central Washington. This will be an opportunity for
commission members to ask Sean about the Gamble Sands development and how this
experience can potentially benefit River Rim. It is important to note that with this plan,
many of the natural grass areas that were recently reclaimed by the current owner will
remain. Only of portion of the 280 acre golf property will be disturbed in this new model
which has attracted much attention from golf enthusiasts.

Brett Potter will be able to describe the two “key” hospitality unit concept that is also
becoming more common within resort developments. This provides an opportunity for
guest accommodations and individual ownership in compact development plan. The
prospective buyer of this development is looking for feedback on this proposal as an
opportunity to make the golf financially viable in today’s market. The new plan maintains all
the original open space and density requirements and only asks for the re-introduction of
the previously allowed 30 bed and breakfast units that were eliminated in Amendment 5
with the elimination of the golf course. This is one of the changes seen as an important
part of the plan’s economic viability. The new plan also includes a much more scaled down

25 South Gros Ventre Street - Post Office Box 4858 - Jackson, Wyoming 83001 | RENDEZVOUS ENGINEERING, P.C.
Phone - 307.733.5252  Fax - 307.733.2334 /A Page 2 0f 2




May 3, 2016

Teton County Planning & Zoning Commission
150 Courthouse Drive
Driggs, ID 83422

Re: 2016 River Rim Ranch PUD Amendment
Dear Commissioners:

Over the last 12 years, our organization has consistently tracked the evolution of
this Planned Unit Development (PUD) and its numerous amendments since Division
1 was first platted in 2004. As this Commission knows very well, processing all of
these amendments has placed an enormous administrative burden on Teton County
over the years. There is no obligation to recommend approval here; the applicants
must first provide a compelling case as to why a particular amendment provides a
public benefit to the citizens of Teton County.

The P ing & Zoning Administrator’s (PZA’s) report provides a thorough
analysis of the issues at stake; we concur and support the numerous issues
raised therein. Furthermore, any amendment to this PUD requires the review of
the entire PUD. This is clearly established by the plain language of the current
Development Agreement, and the applicant has enjoyed a significant increase in
development potential by virtue of River Rim Ranch being a “planned community
PUD” pursuant Section 9-5-3 of the Teton County Code. As such, any changes
proposed to the PUD must be considered in the context of the entire PUD, and must
fulfill the purpose and intent of the PUD ordinance. Specifically, any change to the
PUD must conform to the purpose and intent established in Sections 9-5-1-B and 9-
7-1-B-1. In other words, any amendment to a PUD must reduce its intrusion
into sensitive natural areas and result in a more compact development
footprint.

Issue #1: Protection of South Canyon

The applicant has requested a significant increase in density for Phase 1 while
retaining established density in other phases, particularly in the highly sensitive
Phase 6 (South Canyon) of the development. This 55-unit phase is a tendril of
development that extends to the rim of Teton River Canyon, one of the most scenic
and wildlife-rich areas of Teton County. An offset to the density/intensity of the
River Rim Ranch through the elimination or substantial redesign of South
Canyon phase should be seriously considered.

Issue #2: Expansion of incidental uses along Highway 33

Furthermore, the applicant is requesting an increase in the number of commercial
uses in the West Rim Village area, including a “gift shop,” “coffee shop,” and
“convenience store.” Since the West Rim Village is located on Highway 33, the
introduction of these uses violates Section 9-5-3-B, which requires all
nonresidential uses to be located “within the interior of the PUD, and not along state
highways...” The current development agreement limits uses to “real estate office,”
“property management office,” “existing agricultural buildings,” “existing storage,”
and the “Brent Hoopes Residence.” Prior approvals of highway-oriented uses seem
to have been made in error, and opening the door to them again will not only violate
the intent of the PUD, but could set an undesirable precedent for PUDs elsewhere in
Teton County.

Issue #3: Conformance with the 2030 Comprehensive Plan.

Finally, all development applications, especially discretionary approvals such as this
PUD amendment, are subject to 2030 Teton County Comprehensive Plan. As noted
in the PZA’s report, the proposed PUD amendment conflicts with many goals and
policies of the plan, which was the result of unprecedented public involvement and
is basis of which future land use decisions shall be made.

Conclusion

Due to its lack of conformance with Title 9 and inconsistency with the Teton County
Comprehensive Plan, we agree with the conclusions made in the PZA’s report and
recommend denial of the River Rim Ranch PUD Amendment as proposed.

Thank you for this opportunity to provide comments.

Respectfully,

e
Shawn W. Hill

Executive Director
Valley Advocates for Responsible Development





