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AGENDA ACTION ITEM

DATE: November 14, 2023

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 6:30 PM - PUBLIC HEARING: Wildflower Reserve Subdivision Preliminary Plat.

Wildflower is a proposed residential subdivision located on the east side of Hwy. 33 and
north of W 2000 S approximately one mile south of the City of Driggs in Teton County,
Idaho. The existing property consists of two parcels that together total 64.36 acres. The
proposed development consists of 26 residential lots and an open space lot that consumes
50% of the land area per the requirements of a Rural Reserve PUD. The residential lots have
a minimum lot size of 1.25 acres and a maximum size of 1.92 acres with the average
residential lot size calculated as 1.29 acres. The site is located in the Scenic Corridor
overlay, Big Game Migration Corridors and Seasonal Range.

Legal Description: RP04N45E027950; TAX #7323 SEC 2 T4N R45E AG BREAK
OFF & RP04N45E028402; TAX #4169 SEC 2 T4AN R45E

SUGGESTED MOTION:

APPROVAL

Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied, 1
move to RECOMMEND APPROVAL of the Preliminary Plat for the Wildflower Reserve PUD as described
in the application materials submitted on August 24, 2023, and additional information attached to the staff
report. (with the following conditions of approval. ..)

DENIAL

Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B have not been
satisfied,  move to RECOMMEND DENIAL of the Preliminary Plat for the Wildflower Reserve PUD as described
in the application materials submitted on August 24, 2023, and additional information attached to the staff
report, based on the following findings:

The following could be done to obtain approval. ..

CONTINUATION
I move to continue the public hearing for the Wildflower Reserve PUD Preliminary Plat to a specific date in
time in order to obtain additional information from the applicant or other agencies.

ATTACHMENT(S):
Wildflower Reserve PUD_Preliminary Plat 111423.pdf
A. Application.pdf
B. Narrative.pdf
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C.Preliminary Plat.pdf

D. Nutrient Pathogen Evaluation_Revised.pdf
E.Technical Review_Nutrient Pathogen Evaluation.pdf
F.DEQ Comments_Nutrient Pathogen Evaluation.pdf
G. Traffic Impact Study.pdf

H. DEQ Second Review of NP Evaluation.pdf

I. LOA Bonnie Beard_8.31.2023.pdf

J.LOA Glen Lent_8.31.2023.pdf

K. Fiscal Impact Analysis.pdf

L. Liberty LLC Documentation.pdf

M. Demand for a Takings Analysis.pdf

N. Development Agreement.pdf

0. Draft CC&Rs.pdf

P. EIPH Letter.pdf

Q. Cost Estimate.pdf

R. Improvement Plans.pdf

S. Open Space Management Plan.pdf

T. Fire Marshal Review.pdf

U. Public Works Review.pdf

V. Public Comment.pdf
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PRELIMINARY PLAT REVIEW PUBLIC HEARING

For: Wildflower Reserve PUD
WHERE: HWY 33 & S2000 E
Planning and Zoning Commission
Public Hearing on November 14, 2023

PREPARED FOR:

APPLICANT & OWNER: Liberty LLC, Glen Lent
ENGINEER/SURVEYOR: Civilize Engineering & Badger Aerial Surveying

OVERVIEW: Liberty LLC has submitted a Preliminary Plat application for a 26 lot Rural Reserve PUD on 64.36 acres
of land at Hwy 33 & S 2000 E. 25 lots are proposed as residential. The concept plan was originally for a 36 lot
subdivision, but after recommendations for the application to include clustering to meet the Comprehensive Plan,
the applicant has agreed to create a PUD.

There were many positive things about the status and history of this application that were simply left off including
the Applicant’s willingness to change their original application from a regular subdivision to a PUD. The Applicant
requests that Staff add additional information to the staff report similar to what is shown below:

After originally submitting for a standard subdivision with 2.5 acre lots, Staff asked applicant to make the
community a PUD. The applicant complied and clustered the lots to set aside 50% of the property aside as open
space. This open space is in the scenic corridor and will preserve the viewshed from Hwy 33 to a depth of 530’
instead of the required 330°. In addition, applicants reduced their density from the allowed 32 lots to 25 to comply
with the PUD ordinance with no mitigation provided from the County. Applicant would also be interested in
deeding the open space to the County for a regional park, fields, and possibly recreation center if the County was
interested in pursuing that.

A portion of the property contains natural resource overlays: Big Game Migration Corridor and Seasonal Range as
well as the Scenic Corridor. The property is zoned A/RR 2.5.

APPLICABLE COUNTY CODE: Subdivision Preliminary Plat Review pursuant to Title 9, Chapter 3-2-C, Teton County
Subdivision Ordinance, (revised 5/16/2013); Teton County Comprehensive Plan (A Vision & Framework 2012-
2030)

LEGAL DESCRIPTION: TAX #6132 SEC 2 T4N R45E and TAX #7323 SEC 2 T4N R45E AG BREAK OFF;
RPO4N45E028402 and RPO4N45E029250

LOCATION: Hwy 33 & 2000 S

ZONING DISTRICT: A/RR 2.5 — PUD proposal which allows for smaller lots

PROPERTY SIZE: 64.36 acres
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eft). Aerial Image indicating existing conditions of parcel in 2023. Figure 4 (right). The Big
Game Migration Corridor & Seasonal Range on the northern portion of the property.

The Big Game Migration Corridor & Season Range outlined in the 2013 Code does not exist on the property.
Staff is using a newer overlay that doesn’t apply to this application. The only overlays in the vicinity are shown
below on the 2013 overlay maps. This is in the far northwest corner of Trestles Il. As shown, there are no
overlays in the Wildflower community except the Scenic Corridor which could trigger an NRA study. As such we
have asked Booker Grey to clear up any confusion regarding whether or not Wildflower was included in the
current NRA study. These update are included in Appendix H.
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Figure 5. Surrounding Development —
Trestles Subdivision — 68 lots; potential for 136 units (PZC Preliminary Plat hearing 11/14/23 — same
developer)

Hillman Farms — 24 lots; potential for 48 units (waiting for Preliminary Plat)

PROJECT DESCRIPTION
The applicant is proposing a 26 lot Rural Reserve PUD on 64.36 acres of land with one lot of open space

(a total of 32.18 acres). This meets the requirement for rural reserve PUDs that 50% of the land must be
dedicated to open space. The open space also includes all land identified on the property to be within

the natural resource overlay.

Wildflower Reserve PUD Preliminary Plat Review Planning & Zoning Commission | 11-14-23
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Teton County Code 9-5-2 allows for “Rural Reserve Planned Unit Development.” These areas must start
with a minimum of 20 acres. Primary land use must be residential and the intent is to encourage
meaningful open space and clustered development (9-5-1(b). Each rural reserve PUD shall provide a
minimum of 50% of the gross land area as open space. In this application, that means that 32.18 acres
must be identified and subsequently managed as open space as a minimum.

PROJECT BACKGROUND & REVIEW HISTORY
Pre-application Conference: This was satisfied by a pre-application conference form in December of 2021.

Concept Review: A concept application was submitted and deemed completed on December 13, 2021.
The PZC reviewed the concept application and approved it unanimously at the March 8, 2022 PZC meeting
with the following conditions:

1. Work with ITD to ensure access is permissible from Highway 33.

Investigate the future connection possibilities to the east and north.

3. Studies for the Preliminary Plat will need to be completed—Traffic Impact Study with the anticipation
of a full build-out of the subdivision (including any accessory dwelling units). A fiscal Impact Analysis
will also be required; Staff recommends the fiscal impact analysis be completed for both Wildflower
Reserve and Ember Ridge to account for cumulative impacts.

4. Work with EIPH for subdivision approval before Preliminary Plat application.

5. Soils report will be needed before Preliminary Plat application.

N

Staff comment: The conditions from concept review appear to be met.
We agree with Staff’s observation, but would like to establish a consensus about the applicable land use code

and maps that should be used. The applicant believes that Staff is using both the old code and new one to their
advantage when desired.
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Figure 7. Preliminary Plat
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Figure 8. Concept master plan for context

This is an old concept master plan. It is our belief that some members of the PZC thought this was the
current application. The new one (see below) shows Wildflower as a clustered PUD and shows its
secondary access.

Wildflower Reserve PUD— Preliminary Plat Review Planning & Zoning Commission | 11-14-23 392
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OVERVIEW OF PRELIMINARY PLAT APPROVAL (9-3-2-C):

The preliminary plat phase is a two-step process with review by both the Planning and Zoning commission
and Board of County Commissioners, where the fact-finding details and specific requirements of the
ordinance and law are determined. All of the issues surrounding required infrastructure will be resolved,
or have a clear solution acceptable to the County, before scheduling the final plat review.

REVIEW & INTER-AGENCY COMMENTS:

The County has solicited comments from other agencies and has received comments from the following
entities.
= ROADS & UTILITIES: Teton County Public Works Director made the following comments as of
11/8/23 (also attached to this staff report) :
o Applicant will need to obtain an Access Permit from Road & Bridge for E2000S. Minimum
300 feet separation between access points is desired. The proposed access point appears
to comply with County requirements.

The minimum separation is 348" as shown below. Previous communication with the County resulted in a decision
that driveways opposite one another were preferred even if the distance between driveways was less than the
recommended distance. This explains the location of the Trestles | access road designed to align with the
driveway for the house at 201 W 2000 S.
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o Culverts should be incorporated at profile low points.
If culverts are warranted, they will be provided. This will require dialogue with the PWD to determine where
culverts are suggested. We don’t have canals or ditches throughout the property that we intend to preserve.

o Typical Section shows 4” 3/4-inch gravel as wearing surface on top of 4” 3/4-inch base.
The 3/4-inch base layer should be 2-inch minus material
The road section will be revised per County standards as shown in Appendix K.

o Shortline Road must connect with Trestles Subdivision, Phase | and be built to County
Local Road standards.
Shortline Road connects with the Trestles Subdivision, Phase | and will be built to County Local Road standards.

o This subdivision requires a second access point. It appears that the developer is planning
to connect with Trestles Subdivision to the east for the second access. The developer must
show proof of ability to construct the second access independent of Trestles Subdivision
development (i.e. easement or agreement).

A copy of the legal agreement providing secondary access is provided in the Appendix A.

o lot 26 appears to only have access from either E2000S or SH33. Public Works preference
is that all lots are accessed from interior subdivision roads.

There is a vested access off of SH33 on the north end of the property shared with the owner to the north.
Applicant would like to preserve this access.

o Traffic Impact Study—Figure 17, page 26 (pm Peak Hour Traffic 2000S/1000E) is same as

Figure 16, page 25 (pm PHT SH33/2000S)
Correction made.

o Traffic Impact Study —Tables 9 & 11 pages 31 & 32; ADU PM Peak row for both Trestles &

Wildflower is shown as AM Peak
Correction made.

o This subdivision will significantly increase the volume of traffic on E2000S. Off-site
improvements at the Condition of approval consideration should address off-site
improvements mentioned in TIS mitigation measures section:

= SH33 left turn lanes for both north and southbound (warranted for existing traffic
conditions)
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= 2000S westbound left turn lane (warranted for subdivision build out)

= SH33 northbound traffic right turn lane (warranted for subdivision build out)

= SH33 southbound traffic right turn lane (warranted for horizon year 2052)
See traffic comments below in Mayor Christensen’s concerns.

= FIRE PROTECTION & EMS : Teton County Fire Marshal, Earle Giles lll, made the following comments
(also attached):

o s approved for fire department access and under review for the water source for fire
suppression.
The Fire Marshal updated approval letter which is provided in Appendix B.

Teton County Fire Chief Mike Maltaverne made the following comments (also attached to the
staff report):

e In recent history, Teton County has felt the adverse effects on traffic due to a rapidly
growing community and increased visitation. Our community regularly sees high speed,
high impact motor vehicle collisions along the Highway 33 corridor as it stretches
through Driggs and Victor. These collisions often times result in severe injuries or
fatalities and alter traffic flow for hours at a time.

e Many stakeholders like Teton County and Teton County Fire Rescue have come to the
table in a collaborative effort to understand the effects of the traffic and look toward
solutions to the associated risks that motorists are facing on Highway 33. Those
conversations have led to immediate fixes like public education, improved signage and
quick road enhancements like rumble strips and striping. The more long-term remedies
have led to conversations around long range planning, traffic studies, partnering with
Idaho Transportation Department and future improved roadway design and
construction projects to accommodate the increased traffic.

e Inthe interest of public safety, | would encourage the Planning and Zoning Commission
and Board of Commissioners to take into account the cumulative effects on the multiple
developments that are being proposed just South of Driggs. While they may be proposed
incrementally or taken into consideration in a singular fashion, the cumulative effects
may be overlooked in terms of motorist safety and future fiscal impacts when road
improvements are warranted.

= WASTEWATER TREATMENT: EIPH preliminarily approved the proposal as of 6/6/2022 for Wildflower
Reserve Subdivision; however it is for 22 lots. It should updated to reflect 25 residential lots in the
proposed PUD configuration.

There is nothing in the code that defines the number of test pits that must be performed based upon the number
of lots. Both the EIPH and DEQ have approved the engineer’s process and findings as shown from their letter in
Appendix E. 9-3-2(C-3-b) states that NP evaluations are designed to locate an “appropriate number” of on-site
wastewater treatment systems. This is completed by allowing the professional to determine the appropriate
number of test pits that will show representative soil types for the community.

= CITY OF DRIGGS: The City of Driggs, represented by Mayor Christensen, has submitted several
comment letters related to this development but the most recent (dated 11/7/23) had the
following concerns:

=  During the Concept Plan review, the City submitted comments regarding parks, transportation,
and other concerns regarding the impacts of this and other developments in the area. When the
Planning & Zoning Commission considered the Concept Plan, the Commission recommended that
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the applicant work to address the many concerns of the City and other stakeholders. | and city
staff have met with the applicant since the Concept Plan was approved, however, we do not see
much meaningful change in this application from the Concept Plan.
This area is identified as appropriate for Mixed Agriculture/ Rural Neighborhood development in
your Comprehensive Plan. Teton County’s Comprehensive Plan further describes this area as
appropriate for:
Mixed Agriculture / Rural Neighborhood: Mixed Agriculture / Rural Neighborhood areas
are located south of Driggs and east of Highway 33. These areas are predominantly
rangeland and agricultural land and have high scenic qualities. The area along the
highway south of Driggs provides a visual separation and distinct edge between the city
and the more rural area to the south. Desired future character and land uses include:
Agriculture Ranching low to medium where appropriate, low density residential, with
provisions for clustering/conservation development to preserve views Conservation and
wildlife habitat enhancement/protection.
The Wildflower Plat does not represent Agricultural Ranching, low density residential,
clustering/conservation development or wildlife habitat enhancement. The City of Driggs
supports the Teton County Comp Plan. We share many of the same goals within our adopted
Comprehensive Plan, which incorporated great input and support from many, many county
residents. We share a desire to support density within cities. Trestles, along with the nine other
proposed developments in this area would essentially create another city and create sprawl in
this scenic corridor. Both Comprehensive Plans clearly support a hard edge to the city. The south
end of the city at Teton Creek beautifully demonstrates this, but continued sprawl in this area will
blur this line.
For these reasons, | do not support the Wildflower plat, but if you, as a P&Z member, decide to
approve it regardless, please take your time and carefully consider the decision criteria in front of
you. Please review the Fiscal Impact Analysis, which conveniently addresses a handful of the
developments in this area, and ensure that this application appropriately mitigates the impacts
that it creates. Please consider the following:
1) Transportation Impacts: The City of Driggs is concerned that the proposed subdivision
is in the Scenic Corridor in addition to the level of traffic that would be generated by the
proposed development and the nine others in this area and the resulting impact on
intersections with state highway 33 and traffic growth on highway 33 and Driggs arterials
and collector roads. The City requests that:
®= a. The findings of the Traffic Impact Study should be required to be implemented
by the Developer. This encompasses the turn lane headed north and south on
highway 33 and a right turn lane on 2000 S. These should be required;
= b. Bicycle and pedestrian connectivity to the highway 33 Pathway be required,
including the construction of an underpass under highway 33 to ensure safe
routes for all travelers. | do not agree with the assertion in the applicant’s PSFA,
which states that a trail within the development will satisfy needs or mitigate
impacts to existing trails. Residents in this area deserve safe alternative

transportation routes connecting them to services.

2) Parks Impacts: The City of Driggs is concerned that continued development in the
county increases demand ¥or City Park and recreation facilities and that this is not being
met by the county impact fees, which are designated only for fairgrounds improvements.
Furthermore, the Trestles Development does not include any park space, only open space
close to the highway, which conveniently satisfies scenic corridor setbacks and floodplain
and more generally appears to be awkward and questionably functional. This is not
meaningful or useful open space, this is a convenient colocation in an area that isn’t
buildable anyways, and it will not mitigate any impacts on the City’s existing parks. The
City requests that:

= Park land and improvements (e.g., playground and field or courts) be required of
the developer on subdivision land which will decrease the demand on parks
created by this development in a meaningful way. Or, the county should collect
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impact fees from the development to go toward City of Driggs parks. Such fees
could be remitted to the cities, which are currently providing park space
accessible to all county residents, or held in a fund to be used toward future
countywide (including in-city) recreation and park improvements.

3) Housing: The City of Driggs is concerned that future housing growth will not adequately address
the attainability goals established through the Teton County Joint Housing Authority, including
the impact of Short Term Rentals on new housing growth. The City would like to strongly
encourage the developer to consider a restriction on Short Term Rentals within their CC&Rs.
Additionally, the applicant had suggested to me during one of our meetings that this and/or the
other development in the area be used to provide housing for area teachers. | would like to
encourage the developer to implement this and provide a meaningful benefit to our school system
and community.

= PLANS & STUDIES: Applicant has provided a Traffic Impact Study and a Fiscal Impact Analysis as
required by the number of lots in the PUD. Applicant’s submitted an NRA for the Trestles project,
but reference Wildflower in the mapping. Staff is unsure if the report also incorporate Wildflower.
The very most northern portion of the two parcels for Wildflower Reserve PUD have the Big Game
Migration Corridor overlay. A nutrient pathogen evaluation

The Applicant appreciates the comments that have been made by Mayor Christensen. Her comments are noted,
and in some cases are applicable and in some cases are not. To suggest that the plan is not compliant with the
Comprehensive Plan of the County essentially means that the County didn’t comply with the Comprehensive
Plan when they created their Zoning ordinances. The Applicant did not draft the zoning ordinance, the city did.
The Applicant has followed the zoning ordinance created by the County for the RR 2.5 zone.

To further show a willingness to comply with the Comprehensive Plan, the Applicant has agreed to do a Rural
Reserve PUD and cluster the community. This meant losing 8 lots and reducing the size of the lots all of which
reduces the value of the community. It also means that instead of a typical 330’ scenic corridor, the community
will provide a 530’ corridor. This clearly shows the Applicants willingness to be flexible and to comply with the
Comprehensive Plan.

Resolving transportation impacts are important to the applicant as to not exacerbate the traffic situation for
our future homeowners. However, there are some things out of their control. For instance, the Applicant cannot
make changes to an ITD road without their permission. This includes adding turn lanes and creating an
underpass for pedestrians. The Applicants are willing to pay a proportionate amount of improvements that are
needed based upon the existing traffic counts and the estimated traffic counts created by the addition of the
community.

Regarding parks and impact fees. Referring to the Mayor’s suggestion that the applicant should pay Drigg’s
recreational impact fees, the State statute would not allow the County to charge impact fees for a different
jurisdiction. The Applicant is willing to pay recreational impact fees if the County currently has them (or has
them at the time of building permits).

Referring to short-term rentals, the Applicant cannot dictate how, when, and where short-term rentals statutes
are created and enforced by the State Legislature. We’re also concerned as to how the County is dictating how
ADU’s are counted for things like traffic counts. We only ask that they use consistency and have reason to
believe that there has been a precedent set with other Applicants for not including ADU’s in their traffic counts.
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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
Code. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News
on October 25 and November 1, 2023. A notification was sent via mail to surrounding property owners
within a 300-foot buffer area on October 18™, 2023. A notice was also posted on the property providing
information about the public hearing.

PUBLIC COMMENT:

Staff has received public comment on this application (see attached to the staff report). Most concerns
revolve around density of the proposal, traffic impacts, wildlife impacts, sprawl of development beyond
the City limits of Driggs, lack of compliance with the Comprehensive Plan, and lack of mitigation for
impacts.

CRITERIA FOR APPROVAL

The Planning and Zoning Commissioners shall only approve 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):

Objective: 1. The application is consistent with the Comprehensive Plan.

Under the 2012-2030 Comprehensive Plan Framework, this proposed development actually falls under the Mixed
Ag/ Rural neighborhood character area. This character area is predominantly rangeland and agricultural land and
has high scenic qualities. It should provide “visual separation and a distinct edge between the city and the more
rural area to the south.” Future character use is low to medium (where appropriate) residential density.
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Mized Agriculture / Ruval Nelghborkood: Mixed Agriculture / Rural Neighborhood areas are located
south of Driggs and east of Highway 33. These areas are predominately rangeland and agriculture land
and have high scenic qualities. The area along the highway south of Driggs provides a visual separation
and distinct edge between the city and the more rural area to the south. Desired future character and
land uses include

e  Agriculture

e Ranching

¢ Low, to medium where appropriate, density residential, with provisions for clustering/conservation
development to preserve views

¢ Conservation and wildlife habitat enhancement/protection

Figures 9 & 10. Comprehensive Plan 2012-2030

The surrounding properties are currently agricultural. This application may comply with the vision in the

Comprehensive Plan because it proposes provisions for clustering/conservation development and preserves the
view of the scenic corridor.

The Applicant agrees with Staff by means of clustering and preserving the view of the scenic corridor.
The Applicant disagrees with the Planning Commission that the community is non-compliant with this
objective and reason to deny the community. The Planning Commission did not provide any substantial
evidence to support their claim.

Objective: 2. The application complies with all applicable county regulations.

The application appears to comply with all applicable County regulations. Setbacks appear to be viable. Lot sizes
vary, which is allowed under the PUD regulations.

The Applicant agrees with Staff.




Objective: 3. If the application is for a PUD, it complies with any regulations applicable to PUDs under Chapter 5 of
Title 9, including without limitation regulations controlling 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
Community PUD, the application adequately mitigates any impacts identified in those additional studies required by
Section 9-3-2(().

Proposed project meets regulations for PUD. 50% of the parcel is set aside for open space, most of which follows
the natural resource overlays, therefore mitigating impacts to natural resource overlays.

Applicants agrees with staff’s observations that the regulations for a Rural Reserve PUD are being met. The
community is not a “Planned Community PUD”.




The open space requires a management plan. Applicant presented a basic plan. Applicant’s representative
previously stated this was going into a farmland conservation easement. This should be presented at Preliminary
Plat in draft form. 9-5-2 (E ) states that PUD open space must deeded by (1) or more recorded instruments. This will
requiring deeding, the seller may retain the deed a deed restriction to maintain the open space or a formal
dedication of conservation easement to an appropriate entity.

Applicant has updated the management plan for the open space as depicted in the CC&R’s in Appendix
. Applicant is interested in either a farmland conservation easement to be held by the applicant, the
HOA or another entity such as the County or the Friends of Teton Valley Sports & Wellness depending
on any feedback the County may provide with regards creating a regional park.

Objective: 4. The application includes trails and pathways as required by Section 9-4-2(B-4) to the maximum extent
feasible.

There are no adopted trails and pathways on this property per the Teton County Recreation Master Plan. Applicant
is proposing a 15" pathway easement on the southern portion of the property. However, the pathway does not
appear to be part of the project cost estimate.

It is the intent of the applicant to pay for and construct all trails located in the community including not only
the 15’ trail & bike easement on the south side of the property but also the trails located on the rear of the

lots shown as highlighted in green below. The Applicant has included the cost of the trails in the EOPC
shown in Appendix D
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Objective: 5. 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.
A nutrient pathogen evaluation was submitted for the combined Trestles Subdivision and Wildflower PUD projects.

The parcels within the Wildflower Reserve PUD did not trigger the need for the evaluation — the Wetlands &
Waterways Overlay was on the parcel with Spring Cregk in th_e northern Trestles Subdivision Development.

Conclusion

Based on the selection of modeled compliance boundanes, this review finds that the conclusions of the
evaluation report are not supported and that the appropnate selection of compliance boundanes would
mndicate a significant (per Howarth, 2002; 1e. greater than 1.0 mg/1) increase in groundwater nitrate

concentrations.

The evaluation conclusions are not supported and therefore the report is insufficient. The technical review was sent back
to the applicant for revisions on September 13, 2023. Applicant submitted a revised study on October 26, 2023 but it has
not been reviewed yet. Applicant will receive any technical review results when they’re ready.

According to the 2013 Code, 9-3-2(C-3-b) Nutrient-Pathogen Evaluations , A Level 1 NP evaluation is required by Teton

County for any proposed development that is contemplating using on-site wastewater treatment systems or central
septic systems when certain conditions apply.

the Nutrient Pathogen study process is as follows:

~

The Applicant is responsible for submitting the NP evaluation to the County.

2. Upon receipt the County will request DEQ review, comments, and provide recommendations on the NP
evaluation.

3. DEQwill provide its feedback to the Planning & Zoning Commission as agreed in the MOA.

4. The County’s technical representative will review the NP evaluation, including assessment of data collection,
analysis techniques, and presented conclusions in the context of specific site characteristics, and will transmit
written comments to the planning & zoning commission to become part of the public hearing document.

The Applicant has followed these steps and has obtained a letter from the EIPH (and confirmed by the DEQ) stating
that the Applicant’s engineer has performed the study according to their plans and that the community as laid out
can adequately support on site treatment.

The County hired a 3™ party consultant (Harmony) as outlined in item 4 above. Harmony disagreed with the process

of the study and the letter from EIPH and the DEQ. In their analysis, they disagreed with which method of compliance

boundary should be used. Per Code, the compliance boundary is defined as one, or any combination of, the following:
° -

= Individual lot boundaries - when non-centralized water supply wells are used (e.g. a single on-site wastewater

treatgient system cannot cause nitrate concentrations to increase more than 1.0 mg/| above pre-development levels

as measured at the downgradient lot boundary when neighboring lots contain individual water supply wells).
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= Downgradient boundary of the overall subdivision or development - when a centralized, or community, water
system is used (e.g., nitrate concentrations cannot increase more than 1.0 mg/| above pre-development levels as a
result of the combined effect of all on- site wastewater treatment systems as measured at the outermost boundary of
the development when the development is served by a centralized water system).

Harmony has suggested that they would prefer to use the “downgradient boundary” process but the community
doesn’t have a “centralized, or community, water system”, only individual wells, so the individual lot boundary
lprocedure should be used.

In addition, Staff has asked Applicant to not interact or work with their 3rd party consultant during the N-P review
even though the code encourages it in 9-3-2(C-3-b-iv).

Staff’'s comments in Objective 6 state that the “applicant has received preliminary approval from EIPH for
this project in 2022”.

Objective: 6. The application is consistent with the recommendations of any report on the adequacy of the proposed
sewage system for the development and includes any recommended mitigation measures identified in that report.

The project will be served by individual wells and septic systems. The applicant has received preliminary approval
from EIPH for this project in 2022; however it is for 22 lots. It should updated to reflect 26 lots in the proposed PUD
configuration.

A letter from EIPH stating that the previous studies done to approve 22 lots will not change when there are
26 lots, is shown in Appendix E.

Objective: 7. 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 the level of service B to C) on any State Highway or a
maintained county road and includes any mitigation measures recommended in the Traffic Impact Study.

The application did trigger a Traffic Impact Study which has been completed by Civilize, PLLC. The study was conducted to
include Trestles and the neighboring PUD, Wildflower Reserve. The TIS incorporates 48 total units for Phase | of Trestles,
74 units for Phase Il of Trestles and 44 units for Wildflower Reserve which would incorporate full build-out of the
subdivision and PUD.

Public Works found the following in reviewing the TIS:
Traffic Impact Study Figure 17, page 26 (pm Peak Hour Traffic 2000S/1000E) is same as Figure 16, page25
(pm PHT SH33/20008S)
Traffic Impact Study Tables9 & 11 pages 31 & 32; ADU PM Peak row for both Trestles & Wildflower is shown
as AM Peak
This subdivision will significantly increase the volume of traffic on E2000S. Off-site improvements at the
Condition of approval consideration should address off-site improvements mentioned in TIS mitigation
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measures section:
o SH33left turn lanes for both north and southbound (warranted for existing traffic conditions)
o 2000S westbound left turn lane (warranted for subdivision build out)
o SH33 northbound traffic right turn lane (warranted for subdivision build out)
o SH33 southbound traffic right turn lane (warranted for horizon year 2052)

Applicant has not supplied any improvement plans for 2000 nor any mitigation proposals.ITD has yet to provide
comment on the TIS as it relates to HWY 33 and offsite mitigation.

The Applicant welcomes a meeting with City Staff to discuss any traffic implications of the future
community. Figure 17 and Tables 9 & 10 had cut and paste errors. These items have been fixed and
included in Appendix F. The Applicant has also supplied improvement plans for 2000 South as shown
in Appendix G. Regarding improvements on Hwy 33, the Applicant cannot make changes to an ITD road
without their permission. This includes adding turn lanes and creating an underpass for pedestrians.
The Applicant is willing to pay a proportionate amount of improvements that are needed based upon
the existing traffic counts and the estimated traffic counts created by the addition of the community.

Objective: 8. 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.

The project proposes access from 2000 S. The applicants will be responsible for providing turn lanes on S 2000 E.
Applicants shall prepare design and cost estimate between the proposals and submit improvement plans. Staff
recommends ITD review the TIS relative to impacts on HWY 33 and provide comment. This is yet to be completed. Further
development without turn lanes on HWY 33 to 2000 is a safety concern.

The Applicant does not believe that Staff is interpreting the Code correctly. Objective 8 suggests that if the
community “is not adjacent to a state highway or a maintained county road” the Applicant should essentially build a
road to the community that is built to County road standards that is adequate for the anticipated traffic. This Code
does not suggest that the applicant should improve state highways or maintained county roads, only provide a
connector between the community and one of these roads. However, as state in Objective 7, the Applicant
welcomes a meeting with the County to discuss improvements deemed necessary and appropriate in a pro-rata
situation. This is also one of the reasons for denial that the PNZ gave the Applicants. There is no evidence to support
their claim.

Objective: 9. If a Natural Resources Analysis is required, the proposed development 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.

A Natural Resource Analysis was required due to the Big Game Migration and Corridors and Seasonal Range Overlay
and Scenic Corridor that falls within the western portion of the lot (closest to Hwy 33). Staff is unsure if the applicant’s
presented report for TRESTLES Subdivision also encompasses Wildflower Reserve. The Narrative (page 6) indicates
there are no overlays but does mention the Scenic Corridor (which would also trigger the NRA). The document was
not part of the submission package for Wildflower Reserve but the mapping in the report may indicate it is included.
Applicant should confirm, submit the report as part of the Wildflower Reserve submission package, or update the
report to reflect the Big Game Migration Corridor on parcel: RPO4N45E027950.
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The Applicant has adjusted the NRA study to include the Wildflower community. The new study is included in
Appendix H. With this item addressed, there should be no claim for denial based upon this objective.

Objective: 10. The required 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 committed to mitigation
or financing 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.

A Public Service/ Fiscal Analysis was required for this proposal. Staff feels the report is inadequate (section 3.0) in
addressing all services and facilities: parks and open space and recreation were in adequately addressed and
reviewed in the analysis.
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.2.4 Recreation and Culture
241  Parks and Open Space

The development provides open space mntrinsic to each individual lot. Because of the intrinsic open
space. the impact to parks and open space at public facilities is determined to be minimal.

‘h

h

5.242  Recreation

Specific information regarding the annual cost for the recreation is not available and there is not a specific
levy for recreation programs. If funding is provided for recreation programs from property tax. it is
assumed it is part of the general County levy.

5.243  Libraries

Specific information regarding the annual cost for the library 1s not available. However. the proposed
subdivision would provide $18.147 for the library through the library levy. With the addition of ADU’s
the subdivision would provide $23.712 through the library levy.

Applicant is proposing NO mitigations for the development total of 182 units. If the applicants request to not provide any mitigation,
Staff would recommend to the PZC that a technical review of the FIA be completed to confirm the study results before a decision is
rendered by the BoCC.



7.0 Extraordinary Impacts

In accordance with Idaho State Statutes. Chapter 82 Development Inipact Fees. Teton County
Development Fee Ordinance. Section 7: Extraordinary Impact allows the County to determine ifa
proposed development imposes impacts beyond the standard impacts defined in the Capital Improvements
Plan and Impact Fee Analysis. The Couaty, the City of Driggs. the Developer. and the Developer’s
representative met via online conference call on June 29, 2023 to review the Public Service / Fiscal
Impact Analysis presented to the County in June of 2023. Teton County determined that the proposed
development posed ex#raordinary impacts to the parks system owned and operated by the Ciry of Driggs.
The proposed development does not fall within the city limits of the Driggs. nor does it fall within the
impact area for the City of Driggs. Never-the-less, Teton Couaty recuested the Developer consider
extraordinary impacts related to recreation and to present mitigation for said impacts similar to the
provisions imposed by the City of Driggs upon developments within the city limits.

7.1 City of Driggs Development Impacts

The City of Driggs updated their Capital Improvements Plan and Development Impact Fee Study in 2022
using the same consultant used by Teton Couaty. The study included a section on the impacts for
recreation. which inchudes parks.

7.1.1 Recreation Impact Fees

The maxinuun projected development impact fee identified in the 2022 Capital Improvements Plan and
Development Impact Fee Study is $1.597 per single-family housing unit. The number of units in the
proposed development(s) and the associated development impact fees are presented in the following table.

Simegle- Impact Fee Accessory

Fammily Revenue Dwelling Tmpact Fee

Units Units Revenue Revenue

Trestles I $38.328 $38.328 $76.6556
Trestles IT 42 $67,074 42 $67.074 84 $134.148
Wildflower 25 $39.925 25 $39.925 30 $79.850
Total 91 $145.327 91| $145327 182 $290.654

7.1.2 Parks, Other Open Space and Natural Features

Chapter 4, Section 10 Design Standards. Subsection 6 Parks. Other Opens Space and Natural Features of
the Driggs Land Development Code discuszes the requirement for parks and open space for developments
within the city limits. "With respect to parks. the code states that any subdivision creating more than ten
lots shall mitigate its irnpact on the city park system by setting aside land for a park. The amount of land
required is based on the number of units according to the following formula.

P = # Units x 0,028 acres/unit

If we include the ADUS as required by Teton Counaty for impact analyses. the number of acres of
additional parks, should the proposed development fall within the City of Driggs, is 5.096 acres (182 uaits
x 0.028 acres/unit)




The provisions in the I DC indicate the park may be owned by the HOA, or if five acres are more in area,
dedicated to the city. In this case. the proposed development are not within the city limits and it is
unlikely. ot rather implausible, for the park to be dedicated to the city.

The provisions in the LDC define a park between 1.0 and 10.0 acres as a neighborhood park. The
minimum required mmprovements for a neighborhood park include.

(1) Mimimum improvements include finished grading and ground cover, large grassy areas, trees
and shrubs, automatic irrigation: system, sheltered picnic table(s), trash container(s), park
bench(es), parfang as required by the zoning ordinance, and one or more of the following: play
struchires, restrooms, athietic fields, mails, hard surface mulfipls wse cowrt (temms or
basketball courts)

(2) Al parks shall provide an average of fifteen {15} trees per acre, of which at least fifteen percent

{13%) shall be of four-inch (4") caliper or greater. . Planted trees shall include a mixture of

deciducis and evergreen species, not fo exceed seven\-five percent (73%) of either type

7.2 Proposed Mitigation

The combined proposed projects propose the following mitigation germane to parks, trails. and open
space.

7.2.1 Parks

Two neighborhood parks owned and operated by the HOA are proposed. one at the entrance to Trestles I
adjacent to 2000 South and one in Trestles II at the transition from Trestles I to Trestles I. Both parks
will be open to the public. The parks will feature irrigated turf area. a blend of deciduous and evergreen
trees. beniches. a sheltered picnic area, trash receptacles. and playground equipment.

7.2.2 Trails

The proposed projects feature approximately 2.5 miles of walking/biking trails that are open to the public.
The land area associated with the trail system 1s over three acres.

7.2.3 Open Space
7.2.3.1 Recreational Open Space

Trestles 1T includes 10.67 acres of recreational open space in the riparian corridor of Spring Creek that
will be predominately natural wegetation. This space includes waterways and wetlands. The property can
be accessed via the walking/biking trails.

7.2.3.2 Agricultural Open Space

The Wildflower Rural Reserve PUD includes 50% open space which equates to 32.18 acres. the open
space is inclusive of the 330-foot scenic corridor associated with Hwy. 33. The proposed land use 1s
agricultugeal.

There is no proposed mitigation only interior amenities for the PUD pro$tagiwould recommend applicant revisit
mitigation efforts for potential project impacts based on the FIA and concerns from the City of Driggs related to parks
and open space. The open space being provided by Wildflower Reserve is a requirement of a PUD
application.

The Applicant disagrees with the statement that 182 units will be built. This would require an ADU to be built on
every lot which is highly unlikely. Regarding parks and open space, the Applicant would like to explore options of
donating the open space to the County or other interested groups like “Friends of Teton Valley Sports and Wellness”




where additional community sports fields or a recreation center could be placed. In studying the 2014 Recreation
Master Plan, there appears to be a significant need for additional amenities. Other mitigative efforts as outlined in
the study include paying recreational impact fees even though the County doesn’t currently have them, providing
lparks within the community to deter homeowners from using other municipal parks, and providing an incredible
amount of open space and trails throughout the community. The PNZ is using this objective as a reason for denial of
the application. There is no evidence to support this claim. The applicant is willing to discuss the Public Service/Fiscal
Analysis study with the County in cases where the current impact fees are not covering items that the County believes
the Applicant should.

Objective: 11. The application is consistent with any Capital Improvements Plan (CIP) adopted by the
County.




All applicable fees based on the Impact Fee Program (2008 CIP) will be assessed at the time of building. The 2008
adopted CIP indicated this area was suitable for 80 units per 100 acres or .8 du/ acre. 25 lots per 64.36 acres could meet
this density ratio at .38 du/acre.
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Objective: 12. 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 structure relies on payments of dues (for example, 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.

There are CC&Rs established for this PUD. They should be edited to reflect conformance with Teton County Dark Sky
lighting requirements, that the proposal is a PUD, incorporate the Open Space Management Plan, and remove Curt
Behie as the Owner since Liberty LLC is the owner of Wildflower Reserve PUD.

The Open Space Management Plan is attached as Appendix C. Applicant has also updated the CC&R’s to include the
plan.

Objective: 13. 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.

This is not applicable. There is no floodplain overlay present. There are no significant slopes present on the parcel
nor any wildland urban interface. The parcels are not within the Bear Conflict Zone. Staff has not identified any other
health, safety or general welfare concerns not previously mentioned in the review of the TIS or FIA, which without
mitigation could warrant health and safety concerns for this development.

The Applicant agrees with Staff’s observation.

Objective: 14. In addition to the above, for a Planned Community PUD, the application is consistent with the
recommendations of any report on the adequacy of the school system to accommodate school-aged children
anticipated by the development 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.




Application has not been reviewed by the school district at this time.

This objective does not apply since the community is not a Planned Community PUD with 100 or more units. As mentioned
below, the community only has 25 lots.

STAFF RECOMMENDATION:
The application should be continued to receive additional information from the applicant related to the
following items:

1. The EIPH preliminary approval for this projectis in 2022; however it is for 22 |ots. It should updated
to reflect 25 residential lots in the proposed PUD configuration.

2. Staff is unsure if the applicant’s presented NRA and Wildlife Habitat Assessment for TRESTLES
Subdivision also encompasses Wildflower Reserve. The Narrative (page 6) indicates there are no
overlays but does mention the Scenic Corridor (which would also trigger the NRA). The NRA &
Wildlife Habitat Assessment document was not part of the submission package for Wildflower
Reserve but the mapping in the report may indicate it is included. Applicant should confirm,
submit the report as part of the Wildflower Reserve submission package, or update the report to
reflect the Big Game Migration Corridor on parcel: RPO4N45E027950.

3. There is no proposed mitigation only interior amenities for the PUD proposal. Staff would
recommend applicant revisit mitigation efforts for potential project impacts based on the FIA and
concerns from the City of Driggs related to parks and open space.

The nutrient pathogen evaluation was found to be unsupported. Applicants were noticed of the
insufficiencies and revisions requested on 9/13/23. The revisions were made by the applicant and sent
back to the planning department on 10/26/23. A second technical review of those revisions has not yet
been completed. However, this was not a specific requirement of Wildflower Reserve PUD — it was
triggered by the parcels within Trestles Subdivision.

CONDITIONS OF APPROVAL
1. The plat should be updated to reflect that this is a Rural Reserve PUD.
Corrections have been completed. See Appendix J.
2. Lot 26 must be noted as an Open Space lot on the plat.
Corrections have been completed. See Appendix J.

3. The open space requires a management plan. Applicant presented a basic plan. Applicant’s
representative previously stated this was going into a farmland conservation easement. This
should be presented at Preliminary Plat in draft form. Open space in a PUD must be committed

by one or more recorded instruments (9-5-2(E)).
Corrections have been completed. See CC&R’s in Appendix I.

4. Confirm with Teton County Fire Marshal the review of the water source for fire suppression.
See letter from Teton County Fire Marshal in Appendix B.

5. The development requires a second point of access — in order to comply with this, the applicant
must present proof that the road within Trestles can be utilized by Wildflower Reserve, with or
without development of Trestles Subdivision. (i.e. easement or agreement).

Corrections have been completed. See Appendix A .

6. Update the CCRs in the following ways:
o They should be edited to reflect conformance with Teton County Dark Sky lighting requirements.



Corrections have been completed. See CC&R’s in Appendix I.

o Proposal is a PUD not a subdivision application
Corrections have been completed. See Appendix .

o Incorporate Open Space Management Plan
Corrections have been completed. See Appendix C.

o Remove Curt Behle as the owner in the signature block of the CC&Rs since the Liberty, LLC is
the owner of wildflower reserve PUD.
Corrections have been completed. See Appendix .

7. Adress Public Works Comments:

o Applicant will need to obtain an Access Permit from Road & Bridge for E2000S. Minimum
300 feet separation between access points is desired. The proposed access point appears
to comply with County requirements.
Culverts should be incorporated at profile low points.
Typical Selection shows 4” 3/4 inch gravel as wearing surface on top of 4” 3/4 - inch base.
The 3/4 - inch base layer should be 2 inch minus material.
Monkshood Trail Road must connect with Trestles Subdivision, Phase | and be built to
County Local Road standards.
See Inter-agency notes above in the body of the report.

O O O O

Lot 26 appears to only have access from either E2000S or SH33. Public Works preference is that all lots are accessed
from interior subdivision roads. A plat note should be added indicating all lots shall be accessed from an interior
subdivision road.
o Fixerrorsinthe TIS:
i. Traffic Impact Study —Figure 17, page 26 (pm Peak Hour Traffic 2000S/1000E) is
same as Figure 16, page 25 (pm PHT SH33/20008S)
ii. Traffic Impact Study —Tables 9 & 11 pages 31 & 32; ADU PM Peak row for both
Trestles & Wildflower is shown as AM Peak.
o Applicant shall design improvement plans for all improvements on S 2000. Cost estimate
should be updated to reflect the improvements. This subdivision will significantly
increase the volume of traffic on E2000S.
o Staff recommends ITD review the TIS relative to impacts on HWY 33 and provide
comment. This is yet to be completed.

i. Off-site improvements at the Condition of approval consideration should
address off-site improvements mentioned in TIS mitigation measures section:

1. SH33 left turn lanes for both north and southbound (warranted for
existing traffic conditions)

2. 2000S westbound left turn lane (warranted for subdivision build out)

3. SH33 northbound traffic right turn lane (warranted for subdivision build
out)

4. SH33 southbound traffic right turn lane (warranted for horizon year 2052)

See notes above in the body of the report.

PLANNING & ZONING COMMISSION ACTIONS

A. Recommend approval of the Preliminary Plat, 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 Preliminary Plat, with modifications to the application, or adding




conditions of approval, having provided the reasons and justifications for the approval and any
modifications or conditions.

C. Recommend Denial of the Preliminary Plat application 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.

MOTIONS
The following motions could provide a reasoned statement if a Commissioner wanted to move
recommending to approve or deny the application:

APPROVAL

Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied,
| move to RECOMMEND APPROVAL of the Preliminary Plat for the Wildflower Reserve PUD as described
in the application materials submitted on August 24, 2023, and additional information attached to the
staff report. (with the following conditions of approval...)

DENIAL
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B have not been
satisfied, | move to RECOMMEND DENIAL of the Preliminary Plat for the Wildflower Reserve PUD as
described in the application materials submitted on August 24, 2023, and additional information attached
to the staff report, based on the following findings:

The following could be done to obtain a pproval...

1.



CONTINUATION

I move to continue the public hearing for the Wildflower Reserve PUD Preliminary Plat to a specific date

in time in order to obtain additional information from the applicant or other agencies.

Prepared by: Jade Krueger, Planning Administrator

ATTACHMENTS:

A. Application (6 pages)

B. Narrative (52 pages)

C. Preliminary plat (4 pages)

D. Nutrient Pathogen Evaluation (207 pages)
E. Technical Review NP Evaluation (2 pages)
F. NP Evaluation DEQ Review — 1 (1 page)
G. Traffic Impact Study (121 pages)

H. NP Evaluation DEQ Review — 2 (1 page)

I. Letter of Authorization B. Beard (1 page)
J.  Letter of Authorization G. Lent (1 page)

K. Fiscal Impact Analysis (91 pages)

ScAdvy=mprPOoz<IrT

Liberty LLC Documentation (41 pages)

. Demand for a Takings Analysis (2 pages)

Development Agreement (11 pages)
CCRs (24 pages)

EIPH Letter (Wildflower) — (9 pages)
Cost Estimate (1 page)

Improvement Plans (16 pages)

Open Space Management Plan (3 pages)
Fire Marshal Review (1 page)

Public Works Review (1 page

Public Comment (21 page






APPENDIX A

EASEMENT AGREEMENT



Instrument # 275515

TETON COUNTY. IDAHO

4-27-2022 01:22:00 PM No. of Pages: 13
Recorded for : MOULTON LAW

KIM KEELEY Fee: 46,
RECORDING REQUESTED BY AND Ex-Officio Recorder
WHEN RECORDED RETURN TO: e

(Space Above For Recorder’s Use)
ACCESS EASEMENT

For value received, this Access Easement is made effective this 20 day of April 2022,
by and between 071500, LLC, a Wyoming limited liability company (“Granter 071500”), by and
between 325 Blackfoot, LLILC, an [daho limited liability company (“Grantor 325 Blackfoot™), and
by and between Liberty, LL.C, a Nevada limited liability company (“Grantee™). Grantor 071500
and the Grantor 325 Blackfoot may be collectively referred to as the “Grantors.” The Grantors
and Grantee may be collectively referred to as the parties.

RECITALS:

WHEREAS, Grantor 071500 is the owner of that certain property in Teton County, Idaho,
as more fully described in Exhibit A — 1, which exhibit is attached hereto and incorporated herein;

WHEREAS, Grantor 325 Blackfoot is the owner of that certain property in Teton County,
Idaho, as more fully described in Exhibit A — 2, which exhibit is attached hereto and incorporated
herein (known collectively with the property identified in Exhibit A — 1 as the “Grantors’

Property™);

WHEREAS, Grantee is the owner of that certain property in Teton County, Idaho as
depicted in Exhibit B, which exhibit is attached hereto and incorporated herein (“Grantee’s
Property”);

WHEREAS, Grantors desire to grant and Grantee desires to receive an easement for ingress
and egress across the Grantors’ Property as depicted on Exhibit C under the terms and conditions
outlined hereafter.

AGREEMENT:

NOW, THEREFORE, for good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the parties hereby agree as follows:

1. Grant, Grantors hereby grant a non-exclusive perpetual access easement over, on, across,
and through the Grantors’ Property for ingress and egress in the location depicted on Exhibit C
(“Easement”). The ingress and egress shall be approximately 60-feet wide.

2. Purpose of Fasement. The Easement shall be used for ingress and egress that specifically
includes pedestrian travel, vehicular travel, and underground utilities. Said Easement includes any

ACCESS EASEMENT - 1



respective representatives, customers, invitees, and agents. No parking of any vehicles shall be
permitted on the Easement.

% Improvements. Grantee may construct improvements over, under, in, along, across, and
upon the Easement that are reasonably related to both the purpose of the Easement and Grantee’s
use and enjoyment of the Easement (the “Improvements™).

4. Binding on Successors. This Easement shall be recorded in the official records of Teton
County, Idaho, and shall be binding on the heirs, successors, administrators, executors and assigns
of all parties hereto and shall run with the land.

5. Counterparts. This Easement may be executed in counterparts, each part being
considered an original document, all parts being but one document.

6. Indemnification. The Grantee agrees to indemnify, defend and hold the Grantors, and
their successors, assigns, and agents harmless from any and all claims, liability, losses, costs,
charges, or expense that arise from use of the Easement by Grantee and its successors.

7. Remedies. In the event of a breach hereunder by any party, the non-breaching party shall
have all remedies available at law or in equity, including the availability of injunctive relief. In
any suit, action or appeal therefrom to enforce or interpret this Easement, the prevailing party shall
be entitled to recover its costs incurred therein, including reasonable attorneys’ fees and
disbursements.

8. Relocation Reservation. Grantors or Grantee may relocate the Easement if prior written
consent is obtained from the nonrequesting party (Grantors or Grantee), which the nonrequesting
party shall not unreasonably withhold. If a party wants to relocate the Easement, that party shall
send a request to relocate the Easement in writing to the other party (Grantors or Grantee). The
nonrequesting party shall respond to such request to relocate, in writing, within 20 days of
receiving such relocation request. If the parties agree to relocate the Easement, then this Agreement
shall be amended to reflect same. Both Grantors and Grantee, hereby acknowledge and agree that
the party requesting the relocation shall be responsible for the all costs and expenses, including
reasonable attorneys” fees of the other party, incurred in connection with relocating the Easement.
For purposes of this section 8, Grantors act as one party so the Grantors together are either the
requesting party or the nonrequesting party and not one Grantor as a requesting party and the other
Grantor as a nonrequesting party.

9. Easement Obstructions. No fence or other barrier shall be erected or permitted within or
across the Easement which would prevent or obstruct the passage of pedestrian or vehicular travel;
provided. however, that the foregoing shall not prohibit (i) the temporary erection of barricades
which are reasonably necessary for security or safety purposes in connection with the construction,
reconstruction, repair and maintenance of improvements, including the Easement, on the Grantors’
Property, it being agreed by the parties however, that all such work shall be conducted in an
expeditious manner reasonably possible to minimize the interference with the use of the Easement
by Grantors, and such work shall be diligently prosecuted to completion, or (ii) the construction
of limited curbing or other forms of traffic controls along the outer perimeter of the Easement.
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Grantors reserve the right to close off the Easement for such reasonable period of time as
may be legally necessary to prevent the acquisition of prescriptive rights by anyone; provided,
however, that prior to taking such action, Grantors shall give written notice to Grantee of its
intention to do so, and to the extent reasonably possible, the parties shall coordinate such closing
so that the interruption in the use and enjoyment of the Easement is kept to a minimum. Grantors
shall use reasonable efforts to avoid the need to close off the Easement.

10.  Notices. All notices, demands and requests required or desired to be given under this
Agreement must be in writing and shall be deemed to have been given as of the date such writing
is (i) delivered to the party intended, (ii} delivered to the then current address of the party intended,
or (ii1) rejected at the then current address of the party intended, provided such writing was sent
prepaid. The initial address of the signatories hereto is:

Grantee: Liberty, LLC
c/o Ken Edwards
11629 S 700 E #125
Draper. UT_ 84020

Grantor: 071500, LL.C
¢/o Curt Behle
436 Forest View Drive
Driggs. 1D 83422

Grantor: 325 Blackfoot, LLC
c/o Karin Wertheim
851 Paiute Street
Driggs, ID. 83422

Upon at least ten (10) days’ prior written notice, each party shall have the right to change
its address to any other address within the United States of America.

11.  Dedications. Grantors except and reserve unto itself, its successors and assigns, the right
to dedicate the Easement as a public street or drive at any time at its sole election. Upon any such
dedication all private rights of Grantee therein shall automatically terminate and expire. Until and
unless an express dedication is made of the Easement, no use hereunder shall be deemed to
constitute the Easement as a public way or a quasi-public way, but to the contrary the Easement
shall constitute and remain a private way and drive. No dedication shall, however, be made of the
Easement unless:

a. Such Easement is accepted by the public entity for maintenance as a public street
or drive; and

b. The dedication does not preclude, prevent, or materially impair the continued use
by Grantee of the entrance to and exit from the Easement then being used incident to the Grantee’s
Property.

IN WITNESS WHEREOF, the undersigned have caused this Easement to be executed the
day and year first written above.

ACCESS EASEMENT -3



GRANTOR: 071500, LLC

B

Tts “"/2-0,1 20 zz.// /Imyigj Y 772%. % o

STATE OF Tdaho )
) ss.
County of Te4on )
On this 20 day of fbn} . 2022, before me W%a_fﬂw—
personally appeared (o Benie , known or identified to me (or proved to me on
the oath of Taahp Ovwers lilense ) to be the manager or a member of the limited

liability company that executed the instrument or the person who executed the instrument on behalf

of said limited liability company. and acknowledged to me that such limited liability company
executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year in this certificate first above written.
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GRANTOR: 325 Blackfoot, LLC

By Ka(\n W(Wf-

Its Wadaag Mr [memigu—

STATE OF Xaaho )
) ss.

County of 2400 )

On this 1y day of Pptl ., 2022, before me jg\mmﬂd__fmmma
personally appeared m;]n Mﬂgﬁhmm . known or identified to‘e (or proved to me on

the oath of 1o be the manager or a member of the limited

liability company that executed the instrument or the person who executed the instrument on behalf
of said limited liability company, and acknowledged to me that such limited liability company

executed the same.

IN WITNESS WHEREQF, I have hereunto set my hand and affixed my official seal the
day and year in this certificate first above written.
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GRANTEE:

Liberty, LLC

By Jz——-—-‘_‘

_Me/e

STATE OF L7#Y )

) ss.
County of§ E//éf@
On this Z& day qf /MZ , 2022, before me /;f//%/as :

personally appeared , known or identified to me (or proved to me
on the oath of . : to be the manager or a member of the
limited liability company that executed the mstrument or the person who executed the instrument
on behalf of said limited liability company, and acknowledged to me that such limited liability

company executed the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official seal the
day and year in this certificate first above written.

KEN EWARS NOTARY PUBLIC Wé
3 * State of Uish Residing at e
ff My Coman Eubun 1o 5. 2903 My Commission Expires 24
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EXHIBIT A-1
{Grantor 071500, LLC Property Legal Description)

PART OF THE SE' SE1/4 SECTION 2, TOWNSHIP 4 NORTH, RANGE 45 E.B.M., TETON
COUNTY. IDAHO, BEING FURTHER DESCRIBED AS:

COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 2;

THENCE N. 89°24'04" W. ALONG THE SOUTH LINE OF SAID SECTION 2, 1,321.27
FEET TO A POINT;

THENCE N. 00°12'00" E. 556.34 FEET TO A POINT;

THENCE N. 00°14'30" W. 103.60 FEET TO A POINT;

THENCE N. 89°24'04" W, 12.30 FEET TO A POINT;

THENCE N. 00°17'13" W. 662.67 FEET TO A POINT;

THENCE S. 89°24'00" E. 1,327.76 FEET TO A POINT;

THENCE S. 00°19'48" E. 1,322.67 FEET TO THE POINT OF BEGINNING.
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EXHIBIT A -2

(Grantor 325 Blackfoot, LLC Property Legal Description)

PARCEL 1:

THE NE1/4 SE1/4 SECTION 2, TWP. 4N., RNG. 45E., B.M., TETON COUNTY, IDAHO
BEING FURTHER DESCRIBED AS:

COMMENCING AT THE E1/4 CORNER OF SAID SECTION 2, S 00°19'48"E, 1322.67
FEET TO A POINT;

THENCE N 89°24'00"W, 1327.76 FEET TO A POINT;

THENCE N 00017'13"W, 1322.67 FEET TO A POINT;

THENCE S 89°23'57"E, 1326.76 FEET TO THE POINT OF BEGINNING.
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EXHIBIT B

(Grantee’s Property)

PARCEL 1:

THAT PART OF THE SW1J4 SE1/4, SECTION 2, TWP 4N, RNG 45E, B.M., TETON
COUNTY. IDAHO, LYING EAST OF THE STATE HIGHWAY 33 RIGHT-OF-WAY, LESS
PARCEL 2, BEING FURTHER DESCRIBED AS:

COMMENCING AT THE SOUTH 1/4 CORNER OF SAID SECTION 2; THENCE S 89°24'04"
E, ALONG THE SOUTH LINE OF SAID SECTION 2, 176.79 FEET TO A POINT ON THE
EASTERN RIGHT-OF-WAY OF STATE HIGHWAY 33, SAID POINT BEING THE POINT
OF BEGINNING;

THENCE N 00°07'58" E, ALONG THE EAST LINE OF SAID RIGHT-OF-WAY, 1322.58
FEET. TO A POINT ON THE NORTH LINE OF THE SE1/4 SW1/4;

THENCE S 89°24'00" E, 1142.27 FEET, TO THE NE CORNER OF THE SE1/4 SW1/4;
THENCE S00°17'13" E, 662.67 FEET, TO THE NE CORNER OF PARCEL 2; THENCE N
89°24'04" W, 330.00 FEET, TO THE NW CORNER OF PARCEL 2; THENCE S 00°17'13" E
660.00 FEET TO A POINT ON THE SOUTH LINE OF SAID SE1/4 SW1/4; THENCE N
89°24'04" W, 821.96 FEET, TO THE POINT OF BEGINNING.

PARCEL 2:

TOWNSHIP 4 NORTH, RANGE 45 EAST. BOISE MERIDIAN, TETON COUNTY, IDAHO
SECTION 2: S117. NE1/4,

LESS AND EXCEPTING THEREFROM THE EXISTING RIGHT-OF-WAY FOR STATE
HIGHWAY 33 AND RAILROAD RIGHT-OF-WAY ALONG THE WEST BOUNDARY,

ALSO LESS AND EXCEPTING THEREFROM:

A PART OF THE SW1/4 NE1/4 SECTION 2, TOWNSHIP 4N, RANGE 45E, B.M.., TETON
COUNTY, IDAHO BEING FURTHER DESCRIBED AS:

FROM THE NW CORNER OF THE SW1/4 NE1/4 OF SAID SECTION 2, S. 00°14'49"E.
(DEED CALL: SOUTH). 661.00 FEET ALONG THE WEST LINE OF HIGHWAY 33 RIGHT-
OF-WAY AND N. 89°45'11"E. (DEED CALL: EAST), 455.00 FEET TO THE POINT OF
BEGINNING;

THENCE N. 33°00'00"E, 300.00 FEET TO A POINT; THENCE S. 57°00'00"E. 267.94 FEET
TO A POINT;

THENCE §. 33°00'00"W.. 161.77 FEET TO A POINT; THENCE WEST, 300.00 FEET TO A
POINT:

THENCE NORTH, 30.00 FEET TO A POINT OF BEGINNING.
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ALSO LESS AND EXCEPTING THEREFROM: COMMENCING AT A POINT 540 FEET
WEST OF THE NE CORNER OF THE SW1/4 NE1/4 OF SECTION 2, TOWNSHIP 4
NORTH, RANGE 45 EAST, BOISE MERIDIAN, TETON COUNTY, IDAHO, AND
RUNNING THENCE SOUTH 300 FEET;

THENCE WEST 290 FEET;

THENCE NORTH 300 FEET; THENCE EAST 290 FEET TO THE POINT OF BEGINNING.

ALSO LESS AND EXCEPTING THEREFROM: A PART OF THE S1/2NE1/4 SECTION 2,
TOWNSHIP 4N, RANGE 45E., B.M.., TETON COUNTY, IDAHO BEING FURTHER
DESCRIBED AS:

COMMENCING AT A POINT WHERE THE EAST RIGHT OF WAY LINE OF THE
EXISTING STATE HWY 33 CROSSES THE SOUTH LINE OF THE SW1A4NE1/4 OF SAID
SECTION 2, WHICH POINT IS APPROXIMATELY 176.5 FEET EAST OF THE SW
CORNER OF THE NEI1/4 OF SECTION 2, AND RUNNING THENCE EAST ALONG THE
QUARTER SECTION LINE 1320 FEET; THENCE NORTH 660 FEET; THENCE WEST,
PARALLEL TO THE QUARTER SECTION LINE, 1320 FEET MORE OR LESS TO THE
EAST RIGHT OF WAY LINE OF HWY 33; THENCE SOUTH ALONG THE EAST

RIGHT OF WAY LINE A DISTANCE OF 660 FEET TO THE POINT OF BEGINNING.

PARCEL 3:

A PART OF THE NW /4 SE 1/4 SECTION 2, TWP. 4N., RNG. 45E., BM., TETON COUNTY,
IDAHO BEING FURTHER DESCRIBED AS: FROM THE C 1/4 CORNER OF SAID
SECTION 2 589 23'57"E, 194.19 FEET TO THE POINT OF BEGINNING; THENCE S 89 23'
57" E, 1132.57 FEET TO A POINT; THENCE S 00 17' 13" E, 1322.67 FEET TO A POINT;
THENCE N 89 24' 00" W, 1142.27 FEET TO A POINT ON THE EAST LINE OF STATE
HWY 33; THENCE ALONG SAID EAST LINE N 00 07'58" E, 1322.58 FEET TO THE
POINT OF BEGINNING.

PARCEL 4:

TOWNSHIP 4 NORTH, RANGE 45 EAST, BOISE MERIDIAN, TETON COUNTY, IDAHO
SECTION 1: S1/2 NW1/4;

TOGETHER WITH A 30 FOOT EASEMENT FOR INGRESS AND EGRESS ALONG THE
WEST SIDE OF THE SW1/4 OF SECTION 1, TOWNSHIP 4 NORTH, RANGE 45 EAST,
BOISE MERIDIAN, TETON COUNTY, IDAHO.
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EXHIBIT C
(60-Foot Access and Utility Easement)
A strip of land being 60 feet in width over and across those tracts of land described in Grant
Deed Instrument No. 269605 and Grant Deed Instrument No. 263901 as recorded in the Teton
County Clerk’s Office. Said 60-foot strip is located within the E1/2SE1/4 of Section 2.
T.4N., R45E., B.M. with the sidelines of the strip being 30 feet on each side of the following
described centerline:

COMMENCING at the S1/4 Section Corner of said Section 2, Corner Perpetuation Form
Instrument No. 103717 ;

THENCE N 89°53'10" E, 1636.10 FEET along the south line of said Section 2 to the POINT
OF BEGINNING of this centerline description;

THENCE N 00°30'46" W, 298.45 feet, to a point;

THENCE along a curve turning to the right with an arc length of 167.17 feet, a radius of 300.00
feet, a chord bearing of N 15°27'03" E, and a chord length of 165.02 feet;

THENCE N 31°24'52" E, 3.72 feet, to a point;

THENCE along a curve turning to the left with an arc length of 260.65 feet, a radius of 300.00
feet, a chord bearing of N 06°31'28" E, and a chord length of 252.53 feet;

THENCE N 18°21'55" W, 278.15 feet, to a point;

THENCE along a curve turning to the right with an arc length of 376.76 feet, a radius of 300.00
feet, a chord bearing of N 17°36'46" E, and a chord length of 352.49 feet;

THENCE N 53°35'28" E, 142.39 feet, to a point;

THENCE along a curve turning to the left with an arc length of 285.78 feet. a radius of 300.00
feet, a chord bearing of N 26°18'03" E, and a chord length of 275.10 feet;

THENCE N 00°59221" W, 656.66 feet, to a point;

THENCE N 16°25'41" E, 330.10 feet, to a point;

THENCE S 89°53'17" W, 762.38 feet, to a point intersecting the east line of that tract of land as
described in Grant Deed Instrument No. 268929 as Parcel 3 and referenced as Parcel 1 on that

Record of Survey. Instrument No. 263456, being the POINT OF TERMINUS of this centerline
description.
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With the sidelines of the above-described easement being lengthened or foreshortened to
intersect the south line of said Section 2 to the south, the east line of that tract of land as
described in Grant Deed Instrument No. 268929 as Parcel 3 and referenced as Parcel | on that
Record of Survey, Instrument No. 263456 to the west, and the south line of that tract of land as
described in Grant Deed Instrument No. 268929 as Parcel 2.

The Basis of Bearings for this description is S 89°53'10™ W between the S1/4 Corner of said
Section 2 and the Southeast Corner of said Section 2.
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Eric Stoddard

From: Brent CROWTHER

Sent: Tuesday, July 18, 2023 8:20 PM

To: Eric Stoddard

Subject: FW: 01-22-0045 Trestles and Wildflower - Revised Fire Suppression Plan
Approved

Sent from my Verizon, Samsung Galaxy smartphone

-------- Original message --------

From: Earle Giles <egiles@tetoncountyfire.com>

Date: 6/12/23 3:34 PM (GMT-07:00)

To: Brent CROWTHER <bcrowther@civilize.design>

Cc: Curt Behle <curtbehle@gmail.com>, Quinn QUINN Zite <quinnzite @gmail.com>
Subject: Re: 01-22-0045 Trestles and Wildflower - Revised Fire Suppression Plan

Mr. Crowther,

Thank you for the research and time and money invested into the pressurized water/well system and the
Enginering to change from depending Solly on fire ponds for the water supply need for fire suppression.

| am approving the proposed redundant system with pressurized as the primary source and the ponds as a
backup for drafting capability's as needed if we have a larger fire event in the area.

Thank you,

EARLE GILES, Il

Deputy Fire Chief

Fire Marshal

Teton County Fire Protection District
egiles@tetoncountyfire.com
tetoncountyfire.com

p: 208.715.5201

f: 208.936.7014

From: Brent CROWTHER <bcrowther@civilize.design>

Sent: Monday, June 12, 2023 1:47 PM

To: Earle Giles <egiles@tetoncountyfire.com>

Cc: Curt Behle <curtbehle@gmail.com>; Quinn QUINN Zite <quinnzite@gmail.com>
Subject: FW: 01-22-0045 Trestles and Wildflower - Revised Fire Suppression Plan

Earl,

The attached file is updated to eliminate a couple of the details that were carryovers from previous submissions. Review
this instead of the file attached to the previous email.



Brst E. “Husk” Crowither, D.E., PMP, CFM

Brent E Crowther, P,E. PMP, CFM
President

Civilize, PLLC

Management and Engineering
3853 W. Mountain View Dr.
Rexburg, ID 83440

208-351-2824
berowther@civilize.design

Confidentiality Notice:

This email is intended exclusively for the recipient(s) to which it is addressed for professional or personal use.
This communication and any accompanying documents attached thereto may contain information that is
proprietary, privileged, or confidential, or otherwise legally exempt from disclosure. Unless specifically
authorized, the recipient shall not forward, share, or disseminate the message or any attachment thereto. If
you are not the named addressee, you are not authorized to read, print, retain, copy, or disseminate this
message or any part of it. If you have received this message in error, please notify the sender immediately by
e-mail, and delete all copies of this message.

From: Brent CROWTHER

Sent: Monday, June 12, 2023 1:41 PM

To: Earl Giles <egiles@tetoncountyfire.com>

Cc: Curt Behle <curtbehle@gmail.com>; Quinn QUINN Zite <quinnzite@gmail.com>
Subject: 01-22-0045 Trestles and Wildflower - Revised Fire Suppression Plan

Earl,

Attached is a revised fire suppression plan for Trestles |, Trestles I, and Wildflower that should address our conversation
as well as those you have had with Curt and Quinn. The proposal is to provide two year-round pressurized hydrants
using the existing well; one hydrant at the boundary between Trestles and Wildflower and one hydrant at the boundary
between Trestles | and Trestles Il. The hydrants will be those specified by the City of Driggs and will feature a turnout
from the subdivision road for access to fill the trucks. The pressurized hydrants will entail designing a well house with
valving to separate the irrigation system from the fire suppression system but that is relatively straightforward. For
redundancy, we also propose the two fire ponds at the two entrances to the developments, one on 2000 South at the
entrance to Wildflower and one on 2000 South at the entrance to Trestles. | think this strikes a reasonable balance
between the needs of the Fire District, the IFC recommendations, and the cost for the developer. It gives us a year-
round water source for fire suppression along with a redundant source.

Can you let us know if this proposal is acceptable and satisfies the design you have expressed over the past couple of
months in terms of a pressurized system?

Thank you.

Brst E. “Husk” Crowither, D.E., PMP, CFM

Brent E Crowther, P,E. PMP, CFM
President

Civilize, PLLC

Management and Engineering
3853 W. Mountain View Dr.
Rexburg, ID 83440

208-351-2824
berowther@civilize.design




Confidentiality Notice:

This email is intended exclusively for the recipient(s) to which it is addressed for professional or personal use.
This communication and any accompanying documents attached thereto may contain information that is
proprietary, privileged, or confidential, or otherwise legally exempt from disclosure. Unless specifically
authorized, the recipient shall not forward, share, or disseminate the message or any attachment thereto. If
you are not the named addressee, you are not authorized to read, print, retain, copy, or disseminate this
message or any part of it. If you have received this message in error, please notify the sender immediately by
e-mail, and delete all copies of this message.
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Open Space Management Plan

l. Introduction

Wildflower Rural Reserve PUD is a proposed residential subdivision located at the northeast corner

of the intersection of Highway 33 and W 2000 South approximately 1 mile south of the City of Driggs.

The site consists of 64.36 acres of agricultural land bordered by the highway on the west and
property slated for residential development to the east and north. The site is zoned A- / RR 2.5 under
the 2012 zoning ordinance. The proposed development consists of 26 lots developed as a rural
reserve PUD in accordance with the Teton County Subdivision Regulations with 25 lots intended for
residential development and one 32.18-acre lot designated as open space.

The Teton County Subdivision Regulations require a Rural Reserve PUD to set aside 50% of the
development as open space. The open space parcel of 32.18 acres is situated on a west side of the
property adjacent to Highway 33 and encompasses the Scenic Corridor Overlay Zone associated with
the highway.

.  Purpose

This document has been prepared to establish guidelines for the use and maintenance of the Open
Spaces within the Wildflower RR PUD. This document is intended as a guide to the general
principles of land management, for use by the Wildflower RR PUD Homeowners Association (“HOA™)
in establishing open space lands that enhance the landscape and provides measures for low impact
recreation for the residents of the Development. As such, it does not attempt to include all
operational documents and contracts that may be required for its implementation.

The intent of the open space is to remain as agricultural consistent with the current land use.

The requirements for Open Space stipulated by Teton County will continue to evolve over time. This
document does not purport to anticipate all future needs. Instead, it establishes a system for
management that permits flexibility and responsiveness to changing conditions and needs, and a
means to revise procedures and resolve problems if they arise. The Open Spaces shall comply with
the Teton County Zoning Regulations at the time the subdivision was approved.

Il. Open Space Lands

Open Space Easement Use

In general, the Open Space Easements are intended to provide resource protection, buffer from
adjacent properties, preservation of views and a low impact recreational amenity for the property
owners of the development, as well as allow access for facility maintenance. The Open Space lands,
lots, and/or easements as shown on the Plat are platted to the property owners with rights reserved
to the property owner for management and maintenance.

The 64-acre development is described as mostly agricultural, the crops typical of the Teton Basin
with alfalfa and grass rotated on occasion with barley or wheat. The designated open space consists
of 32-acre parcel platted as open space via a deed restriction. The open space parcel occupies the
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western half of the property and is relatively flat. Unless determined otherwise by the property
owners, the areas designated as Open Space will remain in their current land use to preserve their
natural character, to provide wildlife habitat, scenic views and low impact recreational opportunities.

Open Space Access
The Open Space will allow limited access for all property owners within the subdivision for passive
recreational use (walking, equestrian, bicycling, picnicing, etc.).

Open Space Management
The principal activity for the open space will continue to be farming with some limited use by the
homeowners for the trail along the east side of the open space.

Operational costs for the Open Space areas will be financed and managed by the property owners.
Management will consist of farming, repairing and replacing existing fencing, periodically maintaining
the trail system, and controlling invasive weeds.

Weed control will be a major objective for management of the open spaces. The property owners will
conduct periodic surveys of the property to ascertain the presence of noxious weeds and establish
the methods to control the weeds as necessary. Control of noxious weeds in the open space will be
performed by the property owners or a licensed contractor hired by the property owners in
accordance with Idaho Statute Title 22, Chapter 24, Noxious Weeds 22-2407. The control efforts will
employ chemical, cultural, and biological methods and follow integrated pest management and best
management practices as recommended and approved by the Teton County Idaho Weeds
Department. Precautions will be implemented to restrict materials or methods which would endanger
wildlife, water quality or adjacent lands.

In addition to weed control, open space areas may be enhanced from time to time with plantings of
trees, shrubs, native grasses, and forbs.

IV. Individual Residential Building Sites

The area of each residential lot that lies outside of any Open Space Easement is the development
area. Within the development area is a designated building envelope in which all buildings must be
constructed. The development area outside the building envelope may not contain buildings but may
include landscaping, wells, septic systems, driveways, walkways, gardens, etc.

Responsibilities of Individual Lot Owners
Management and maintenance, including weed control and erosion control, of all property within the
development area is the responsibility of the individual lot owner, whether developed or not.

Remedies for Deficient Management by Individual Lot Owners

If an individual lot owner is unwilling or unable to maintain their development area in an acceptable
condition, the HOA is empowered by the CCR’s to correct any and all deficiencies.

Responsibility for Managing Open Space

The entity responsibility for managing the open space is the property owner for the open space.
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The party(ies) responsible for the open space management will implement the requirements of the
Scenic Overlay.
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ENGINEER'S OPINION OF PROBABLE COST

Trestles |, Trestles I, Wildflower
Intersection Hwy 33 and W 2000 South

East Leg (W 2000 South)

Civilize, PL

Management and Engineering

Project No. 01-22-0038 Date: 12-Jan-24
Project: 2000 South Prepared by: EAS
Client: Liberty LLC and Curt Behle Checked by: BEC
LINE| DIVISION ITEM DESCRIPTION QTY. UNIT UNIT | TOTAL PRICE
NO. PRICE
CONSTRUCTION COSTS
1 0 - Bidding Mobilization, Bonding, Insurance, Bidding, Etc. 5% $ 6,000
2 1 - General Submittals (Shop Drawings, O&M Manuals), Project Coordination, P 1% $ 1,000
3 1 - General Construction Facilities and Temporary Controls - Utilities, etc. 1 LS 2,000.00] $ 2,000
4 1 - General Environmental Protection & Special Controls - Solid Waste, Dust, Fy 1 LS 2,000.00] $ 2,000
SUBTOTAL $ 11,000
ROADWAY
5 |2- Site Const. Clearing and Grubbing 1,300 Sy 1.50] $ 1,950
6 |2- Site Const. Demolition - Removal of Obstructions 0 LS 0.00] $ -
7 |2- Site Const. Excavation 1,300 cY 10.00] $ 13,000
8 |2- Site Const. Furnish and Install Embankment Material 0 CYy 20.00] $ -
9 |2- Site Const. Geotextile Fabric 1,300 Sy 1.50] $ 1,950
Furnish and Install 12-inches Granular Borrow Subgrade (Pit Run)
10 |2- Site Const. 1,300 CY 32.00] $ 41,600
11 |2- Site Const. Furnish and Install 4-inches 2" Minus Base Course 0 CYy 42.00] $ -
12 |2- Site Const. Furnish and Install 4-inches 3/4" Aggregate Surface Course 433 cY 48.00] $ 20,784
13 |2- Site Const. Furnish and Install 4-inches Hot Mix Asphalt Pavement 1,300 Sy 21.00] $ 27,300
14 |2- Site Const. Furnish and Install Walking Path (5' wide - asphalt) 0 SF 5.00] $ -
15 |2- Site Const. Sidewalk 0 SF 5.00] $ -
16 |2- Site Const. Ribbon Curb 0 LF 21.00] $ -
17 |2- Site Const. Curb & Gutter 0 LF 32.00] $ -
18 [2- Site Const. Furnish and install concrete crosspan/valley gutter 0 Each 4,000.00] $ -
19 |2- Site Const. Furnish and install ADA ramp 0 Each 2,500.00] $ -
20 |2- Site Const. Furnish and install reseeding, topsoil, mulch 0 SF 0.20] $ -
21 |2- Site Const. Pavment Marking 1 LS 3,000.00] $ 3,000
22 |2- Site Const. Furnish and install street signs 0 Each 1,250.00] $ -
23 |2- Site Const. Traffic Control 1 LS 5,000.00] $ 5,000
SUBTOTAL $ 114,584
WATER
24 |2- Site Const. $ -
25 |2- Site Const. $ -
SUBTOTAL $ -
SEWER
26 |2- Site Const. $ -
27 |2- Site Const. $ -
SUBTOTAL $ -
PARK
28 |2- Site Const. Benchs 0 Each 705.00] $ -
29 |2- Site Const. Picnic Tables 0 Each 650.00] $ -
30 |2- Site Const. Garbage Can 0 Each 457.00] $ -
31 |2- Site Const. Park Grill 0 Each 344.00] $ -
32 |2- Site Const. Gazebo 0 Each 1,600.00] $ -
33 |2- Site Const. Irrigation System 0 Each 8,000.00] $ -
SUBTOTAL $ -
PRIVATE UTILITIES
34  2- Site Const. Trenching for Fall River Electric 0 LF 4.00] $ -
35 2- Site Const. Furnish and install 2-inch PVC Conduit - Fall River Electric 0 LF 6.00] $ -
36  2- Site Const. Furnish and install conductor - Fall River Electric 0 LF 11.25] $ -
37  2- Site Const. Furnish and install transformer, meter, and meter base 0 Each 2,500.00] $ -
38 2- Site Const. Furnish and install natural gas 0 LF 0.00] $ -
Furnish and install natural gas service lateral - Intermountain Gas
39 2- Site Const. 0 Each 3,000.00] $ -
SUBTOTAL $ -




MISCELLANEOUS

40  2- Site Const. Excavation of Fire Pond

41 2- Site Const. Geosynthetic Liner

o

42  2- Site Const. Appurtenances

SUBTOTAL

SUBTOTAL CONSTRUCTION COST 125,584.00
Round to nearest $10,000 130,000.00
Confidence Factor 13,000.00
TOTAL CONSTRUCTION COST 143,000.00




Cli‘?i]lizaz PLLC ENGINEER'S OPINION OF PROBABLE COST

Trestles |, Trestles Il, Wildflower
Project Summary

Management and Engineering

Project No. 01-21-0023, 01-22-0038, & 01-22-0045 Date: 12-Jan-24
Project: Trestles I, Trestles II, & Wildflower Prepared by: EAS
Client: Behle, Wertheim, & Liberty LL.C Checked by: BEC
LINE| DIVISION ITEM DESCRIPTION . TOTAL PRICE
NO. PRICE
CONSTRUCTION COSTS
1 0 - Bidding Mobilization, Bonding, Insurance, Bidding, Etc. 1 LS $ 15,000
2 1 - General Submittals (Shop Drawings, O&M Manuals), Project Coordination, P 1 LS $ 9,000
3 1 - General Construction Facilities and Temporary Controls - Utilities, etc. 1 LS $ 9,000
4 1 - General Environmental Protection & Special Controls - Solid Waste, Dust, FU 0 LS $ -
SUBTOTAL $ 33,000
ROADWAY
5 |2- Site Const. Clearing and Grubbing 50,000 CcY 3.80] $ 190,000
6 |2- Site Const. Demolition - Removal of Obstructions 3 LS 0.00] $ -
7 2- Site Const. Excavation 0 CY 10.00] $ -
8 |2- Site Const. Furnish and Install Embankment Material 0 CYy 20.00] $ -
9 2- Site Const. Geotextile Fabric 0 SY 1.50] $ -
Furnish and Install 12-inches Granular Borrow Subgrade (Pit Run)
10 |2- Site Const. 21,000 CY 13.81] $ 290,000
11 |2- Site Const. Furnish and Install 4-inches 2" Minus Base Course 3,700 cY 48.65] $ 180,000
12 |2- Site Const. Furnish and Install 4-inches 3/4" Aggregate Surface Course 3,700 cY 48.00] $ 177,600
13 |2- Site Const. Furnish and Install 3-inches Hot Mix Asphalt Pavement 0 SY 5.00] $ -
14 |2- Site Const. Furnish and Install Walking Path (5' wide - gravel) 20,000 LF 4.50] $ 90,000
15 |2- Site Const. Sidewalk 0 SF 5.00] $ -
16 |2- Site Const. Ribbon Curb 0 LF 21.00] $ -
17 |2- Site Const. Curb & Gutter 0 LF 32.00] $ -
18 [2- Site Const. Furnish and install concrete crosspan/valley gutter 0 Each 4,000.00] $ -
19 |2- Site Const. Furnish and install ADA ramp 0 Each 2,500.00] $ -
20 |2- Site Const. Furnish and install reseeding, topsoil, mulch 0 SF 0.20] $ -
21 |2- Site Const. Pavment Marking 0 LS 3,000.00] $ -
22 |2- Site Const. Furnish and install street signs 0 Each 1,250.00] $ -
23 |2- Site Const. Traffic Control 0 LS 3,000.00] $ -
SUBTOTAL $ 927,600
LANDSCAPING
24 |2- Site Const. Revegetation of disrupted soil 3 LS 28,500 | $ 28,500
25 |2- Site Const. Landscaping 3 LS 62,000 $ 62,000
SUBTOTAL $ 90,500
SIGNAGE $ -
26 |2- Site Const. Furnish and install entrance sign 2 Each 9,750.00] $ 19,500
27 |2- Site Const. Furnish and install community mailboxes 2 Each 18,000.00] $ 36,000
SUBTOTAL $ 55,500
PARK
28 |2- Site Const. Playground 2 Each 5,000.00] $ 30,000
29 |2- Site Const. Picnic Tables 8 Each 5,000.00] $ 4,000
30 |2- Site Const. Garbage System 4 Each 15,000.00] $ 2,400
31 |2- Site Const. Benches 8 Each 10,000.00] $ 3,200
32 |2- Site Const. Park Grill 4 Each 15,000.00] $ 5,400
33 |2- Site Const. Gazebo 4 Each 20,000.00] $ 40,000
34 |2- Site Const. $ -
SUBTOTAL $ 85,000
SEWER
35 $ -
36 $ -
SUBTOTAL $ o
PRIVATE UTILITIES
37  2- Site Const. Trenching for Fall River Electric 13,930 LF 5.58] $ 77,708
38  2- Site Const. Furnish and install 2-inch PVC Conduit - Fall River Electric 13,930 LF 6.00] $ 83,580
39  2- Site Const. Furnish and install conductor - Fall River Electric 13,930 LF 11.25] $ 156,713
40  2- Site Const. Furnish and install transformer, meter, and meter base 108 Each 1,250.00] $ 135,000
41 2- Site Const. Furnish and install internet service 25,000 LF 332 $ 83,000
Furnish and install natural gas service lateral - Intermountain Gas
42  2- Site Const. 0 Each 3,000.00] $ -
SUBTOTAL $ 453,000




MISCELLANEOUS

43  2- Site Const. Excavation of Fire Pond 60,000 CF 0.68] $ 41,000
44  2- Site Const. Geosynthetic Liner 12,000 SF 1.50] $ 24,000
45  2- Site Const. Appurtenances 2 LS 10,000.00[ $ 20,000
46  2- Site Const. Furnish and install pressure fire system and hydrants 3 LS $ 62,000
SUBTOTAL $ 147,000

SUBTOTAL CONSTRUCTION COST $ 1,791,601

Round to nearest $10,000 $ 1,800,000

Confidence Factor 90% $ 180,000

TOTAL NSTRUCTION T $ 1,980,000.00




CilViliZQz, PLLC ENGINEER'S OPINION OF PROBABLE COST

Trestles |, Trestles I, Wildflower

Management and Engineering

Trestles |
Project No. 01-21-0023 Date: 12-Jan-24
Project: Trestles Prepared by: EAS
Client: Curt Behle, Karin Wertheim Checked by: BEC
LINE| DIVISION ITEM DESCRIPTION . TOTAL PRICE
NO. PRICE
CONSTRUCTION COSTS
1 0 - Bidding Mobilization, Bonding, Insurance, Bidding, Etc. 1 LS $ 5,000
2 1 - General Submittals (Shop Drawings, O&M Manuals), Project Coordination, P 1 LS $ 3,000
3 1 - General Construction Facilities and Temporary Controls - Utilities, etc. 1 LS $ 3,000
4 1 - General Environmental Protection & Special Controls - Solid Waste, Dust, FU 0 LS $ -
SUBTOTAL $ 11,000
ROADWAY
5 |2- Site Const. Clearing and Grubbing 15,033 CcY 3.80] $ 57,125
6 |2- Site Const. Demolition - Removal of Obstructions 1 LS 0.00] $ -
7 2- Site Const. Excavation 0 CY 10.00] $ -
8 |2- Site Const. Furnish and Install Embankment Material 0 CYy 20.00] $ -
9 2- Site Const. Geotextile Fabric 0 SY 1.50] $ -
Furnish and Install 12-inches Granular Borrow Subgrade (Pit Run)
10 |2- Site Const. 6,314 CY 13.81] $ 87,191
11 |2- Site Const. Furnish and Install 4-inches 2" Minus Base Course 1,112 cY 48.65] $ 54,119
12 |2- Site Const. Furnish and Install 4-inches 3/4" Aggregate Surface Course 1,112 cY 48.00] $ 53,397
13 |2- Site Const. Furnish and Install 3-inches Hot Mix Asphalt Pavement 0 SY 5.00] $ -
14 |2- Site Const. Furnish and Install Walking Path (5' wide - gravel) 8,371 LF 4.50] $ 37,670
15 |2- Site Const. Sidewalk 0 SF 5.00] $ -
16 |2- Site Const. Ribbon Curb 0 LF 21.00] $ -
17 |2- Site Const. Curb & Gutter 0 LF 32.00] $ -
18 [2- Site Const. Furnish and install concrete crosspan/valley gutter 0 Each 4,000.00] $ -
19 |2- Site Const. Furnish and install ADA ramp 0 Each 2,500.00] $ -
20 |2- Site Const. Furnish and install reseeding, topsoil, mulch 0 SF 0.20] $ -
21 |2- Site Const. Pavment Marking 0 LS 3,000.00] $ -
22 |2- Site Const. Furnish and install street signs 0 Each 1,250.00] $ -
23 |2- Site Const. Traffic Control 0 LS 1,000.00] $ -
SUBTOTAL $ 289,502
LANDSCAPING
24 |2- Site Const. Revegetation of disrupted soil 1 LS 9,500.00] $ 9,500
25 |2- Site Const. Landscaping 1 LS 20,666.67] $ 20,667
SUBTOTAL $ 30,167
SIGNAGE
26 |2- Site Const. Furnish and install entrance sign 1 Each 9,750.00] $ 9,750
27 |2- Site Const. Furnish and install community mailboxes 1 Each 18,000.00] $ 18,000
SUBTOTAL $ 27,750
PARK
28 |2- Site Const. Playground 0 Each 5,000.00( $ -
29 |2- Site Const. Picnic Tables 0 Each 5,000.00( $ -
30 |2- Site Const. Garbage System 0 Each 15,000.00| $ -
31 |2- Site Const. Benches 0 Each 10,000.00| $ -
32 |2- Site Const. Park Grill 0 Each 15,000.00| $ -
33 |2- Site Const. Gazebo 0 Each 20,000.00( $ -
34 |2- Site Const. $ -
SUBTOTAL $ o
SEWER
35
36
SUBTOTAL
PRIVATE UTILITIES
37  2- Site Const. Trenching for Fall River Electric 5,030 LF 5.58] $ 28,060
38  2- Site Const. Furnish and install 2-inch PVC Conduit - Fall River Electric 5,030 LF 6.00] $ 30,180
39  2- Site Const. Furnish and install conductor - Fall River Electric 5,030 LF 11.25] $ 56,588
40  2- Site Const. Furnish and install transformer, meter, and meter base 24 Each 1,250.00] $ 30,000
41 2- Site Const. Furnish and install internet service 9,027 LF 332 $ 29,971
Furnish and install natural gas service lateral - Intermountain Gas
42  2- Site Const. 0 Each 3,000.00] $ -
SUBTOTAL $ 144,827




MISCELLANEOUS

43  2- Site Const. Excavation of Fire Pond 30,000 CF 0.68] $ 20,500
44  2- Site Const. Geosynthetic Liner 6,000 SF 2.00] $ 12,000
45  2- Site Const. Appurtenances 1 LS 10,000.00] $ 10,000
46  2- Site Const. Furnish and install pressure fire system and hydrants 1 LS $ -
SUBTOTAL $ 42,500

SUBTOTAL CONSTRUCTION COST $ 534,746.47

Round to nearest $10,000 $ 540,000.00

Confidence Factor 90% $ 54,000.00

TOTAL NSTRUCTION 1) $ 594,000.00




CilViliZQz, PLLC ENGINEER'S OPINION OF PROBABLE COST

Trestles |, Trestles I, Wildflower

Management and Engineering

Trestles Il
Project No. 01-22-0038 Date: 12-Jan-24
Project: Trestles I1 Prepared by: EAS
Client: Liberty LL.C Checked by: BEC
LINE| DIVISION ITEM DESCRIPTION . TOTAL PRICE
NO. PRICE
CONSTRUCTION COSTS
1 0 - Bidding Mobilization, Bonding, Insurance, Bidding, Etc. 1 LS $ 5,000
2 1 - General Submittals (Shop Drawings, O&M Manuals), Project Coordination, P 1 LS $ 3,000
3 1 - General Construction Facilities and Temporary Controls - Utilities, etc. 1 LS $ 3,000
4 1 - General Environmental Protection & Special Controls - Solid Waste, Dust, FU 0 LS $ -
SUBTOTAL $ 11,000
ROADWAY
5 |2- Site Const. Clearing and Grubbing 26,599 CcY 3.80] $ 101,076
6 |2- Site Const. Demolition - Removal of Obstructions 1 LS 0.00] $ -
7 2- Site Const. Excavation 0 CY 10.00] $ -
8 |2- Site Const. Furnish and Install Embankment Material 0 CYy 20.00] $ -
9 2- Site Const. Geotextile Fabric 0 SY 1.50] $ -
Furnish and Install 12-inches Granular Borrow Subgrade (Pit Run)
10 |2- Site Const. 11,172 CY 13.81] $ 154,274
11 |2- Site Const. Furnish and Install 4-inches 2" Minus Base Course 1,968 cY 48.65] $ 95,756
12 |2- Site Const. Furnish and Install 4-inches 3/4" Aggregate Surface Course 1,968 cY 48.00] $ 94,479
13 |2- Site Const. Furnish and Install 3-inches Hot Mix Asphalt Pavement 0 SY 5.00] $ -
14 |2- Site Const. Furnish and Install Walking Path (5' wide - gravel) 7,873 LF 4.50] $ 35,430
15 |2- Site Const. Sidewalk 0 SF 5.00] $ -
16 |2- Site Const. Ribbon Curb 0 LF 21.00] $ -
17 |2- Site Const. Curb & Gutter 0 LF 32.00] $ -
18 [2- Site Const. Furnish and install concrete crosspan/valley gutter 0 Each 4,000.00] $ -
19 |2- Site Const. Furnish and install ADA ramp 0 Each 2,500.00] $ -
20 |2- Site Const. Furnish and install reseeding, topsoil, mulch 0 SF 0.20] $ -
21 |2- Site Const. Pavment Marking 0 LS 3,000.00] $ -
22 |2- Site Const. Furnish and install street signs 0 Each 1,250.00] $ -
23 |2- Site Const. Traffic Control 0 LS 1,000.00] $ -
SUBTOTAL $ 481,015
LANDSCAPING
24 |2- Site Const. Revegetation of disrupted soil 1 LS 9,500.00] $ 9,500
25 |2- Site Const. Landscaping 1 LS 20,666.67] $ 20,667
SUBTOTAL $ 30,167
SIGNAGE
26 [2- Site Const. Furnish and install entrance sign 0 Each 9,750.00| $ -
27 |2- Site Const. Furnish and install community mailboxes 0 Each 18,000.00] $ -
SUBTOTAL $ -
PARK
28 |2- Site Const. Playground 1 Each 15,000.00] $ 15,000
29 |2- Site Const. Picnic Tables 4 Each 500.00( $ 2,000
30 |2- Site Const. Garbage System 2 Each 600.00( $ 1,200
31 |2- Site Const. Benches 4 Each 400.00| $ 1,600
32 |2- Site Const. Park Grill 2 Each 1,350.00| $ 2,700
33 |2- Site Const. Gazebo 2 Each 10,000.00| $ 20,000
34 |2- Site Const. $ -
SUBTOTAL $ 42,500
SEWER
35 $ -
36 $ -
SUBTOTAL $ -
PRIVATE UTILITIES
37  2- Site Const. Trenching for Fall River Electric 7,500 LF 5.58] $ 41,838
38  2- Site Const. Furnish and install 2-inch PVC Conduit - Fall River Electric 7,500 LF 6.00] $ 45,000
39  2- Site Const. Furnish and install conductor - Fall River Electric 7,500 LF 11.25] $ 84,375
40  2- Site Const. Furnish and install transformer, meter, and meter base 42 Each 1,250.00] $ 52,500
41 2- Site Const. Furnish and install internet service 13,460 LF 332 $ 44,688
Furnish and install natural gas service lateral - Intermountain Gas
42  2- Site Const. 0 Each 3,000.00] $ -
SUBTOTAL $ 223,713




MISCELLANEOUS

43 2- Site Const. Excavation of Fire Pond 0 CF 0.68] $ -
44  2- Site Const. Geosynthetic Liner 0 SF 2.00] $ -
45  2- Site Const. Appurtenances 0 LS 10,000.00] $ -
46 2- Site Const. Furnish and install pressure fire system and hydrants 1 LS 62,000.00| $ 62,000
SUBTOTAL $ 62,000

SUBTOTAL CONSTRUCTION COST $ 839,394.66

Round to nearest $10,000 $ 840,000.00

Confidence Factor 90% $ 84,000.00

TOTAL NSTRUCTION 1) $ 924,000.00




CilViliZQz, PLLC ENGINEER'S OPINION OF PROBABLE COST

Trestles |, Trestles I, Wildflower

Management and Engineering

Wildflower
Project No. 01-22-0045 Date: 12-Jan-24
Project: Wildflower Prepared by: EAS
Client: Liberty LL.C Checked by: BEC
LINE| DIVISION ITEM DESCRIPTION . TOTAL PRICE
NO. PRICE
CONSTRUCTION COSTS
1 0 - Bidding Mobilization, Bonding, Insurance, Bidding, Etc. 1 LS $ 5,000
2 1 - General Submittals (Shop Drawings, O&M Manuals), Project Coordination, P 1 LS $ 3,000
3 1 - General Construction Facilities and Temporary Controls - Utilities, etc. 1 LS $ 3,000
4 1 - General Environmental Protection & Special Controls - Solid Waste, Dust, FU 0 LS $ -
SUBTOTAL $ 11,000
ROADWAY
5 |2- Site Const. Clearing and Grubbing 8,368 CcY 3.80] $ 31,799
6 |2- Site Const. Demolition - Removal of Obstructions 1 LS 0.00] $ -
7 2- Site Const. Excavation 0 CY 10.00] $ -
8 |2- Site Const. Furnish and Install Embankment Material 0 CYy 20.00] $ -
9 2- Site Const. Geotextile Fabric 0 SY 1.50] $ -
Furnish and Install 12-inches Granular Borrow Subgrade (Pit Run)
10 |2- Site Const. 3,515 CY 13.81] $ 48,535
11 |2- Site Const. Furnish and Install 4-inches 2" Minus Base Course 619 cY 48.65] $ 30,125
12 |2- Site Const. Furnish and Install 4-inches 3/4" Aggregate Surface Course 619 cY 48.00] $ 29,723
13 |2- Site Const. Furnish and Install 3-inches Hot Mix Asphalt Pavement 0 SY 5.00] $ -
14 |2- Site Const. Furnish and Install Walking Path (5' wide - gravel) 3,756 LF 4.50] $ 16,900
15 |2- Site Const. Sidewalk 0 SF 5.00] $ -
16 |2- Site Const. Ribbon Curb 0 LF 21.00] $ -
17 |2- Site Const. Curb & Gutter 0 LF 32.00] $ -
18 [2- Site Const. Furnish and install concrete crosspan/valley gutter 0 Each 4,000.00] $ -
19 |2- Site Const. Furnish and install ADA ramp 0 Each 2,500.00] $ -
20 |2- Site Const. Furnish and install reseeding, topsoil, mulch 0 SF 0.20] $ -
21 |2- Site Const. Pavment Marking 0 LS 3,000.00] $ -
22 |2- Site Const. Furnish and install street signs 0 Each 1,250.00] $ -
23 |2- Site Const. Traffic Control 0 LS 1,000.00] $ -
SUBTOTAL $ 157,083
LANDSCAPING
24 |2- Site Const. Revegetation of disrupted soil 1 LS 9,500.00] $ 9,500
25 |2- Site Const. Landscaping 1 LS 20,666.67] $ 20,667
SUBTOTAL $ 30,167
SIGNAGE
26 |2- Site Const. Furnish and install entrance sign 1 Each 9,750.00] $ 9,750
27 |2- Site Const. Furnish and install community mailboxes 1 Each 18,000.00] $ 18,000
SUBTOTAL $ 27,750
PARK
28 |2- Site Const. Playground 1 Each 15,000.00] $ 15,000
29 |2- Site Const. Picnic Tables 4 Each 500.00( $ 2,000
30 |2- Site Const. Garbage System 2 Each 600.00( $ 1,200
31 |2- Site Const. Benches 4 Each 400.00| $ 1,600
32 |2- Site Const. Park Grill 2 Each 1,350.00| $ 2,700
33 |2- Site Const. Gazebo 2 Each 10,000.00| $ 20,000
34 |2- Site Const. $ -
SUBTOTAL $ 42,500
SEWER
35 $ -
36 $ -
SUBTOTAL $ o
PRIVATE UTILITIES
37  2- Site Const. Trenching for Fall River Electric 1,400 LF 5.58] $ 7,810
38  2- Site Const. Furnish and install 2-inch PVC Conduit - Fall River Electric 1,400 LF 6.00] $ 8,400
39  2- Site Const. Furnish and install conductor - Fall River Electric 1,400 LF 11.25] $ 15,750
40  2- Site Const. Furnish and install transformer, meter, and meter base 42 Each 1,250.00] $ 52,500
41 2- Site Const. Furnish and install internet service 2,513 LF 332 $ 8,342
Furnish and install natural gas service lateral - Intermountain Gas
42  2- Site Const. 0 Each 3,000.00] $ -
SUBTOTAL $ 84,460




MISCELLANEOUS

43  2- Site Const. Excavation of Fire Pond 30,000 CF 0.68] $ 20,500
44  2- Site Const. Geosynthetic Liner 6,000 SF 2.00] $ 12,000
45  2- Site Const. Appurtenances 1 LS 10,000.00] $ 10,000
46  2- Site Const. Furnish and install pressure fire system and hydrants 1 LS $ -
SUBTOTAL $ 42,500

SUBTOTAL CONSTRUCTION COST $ 384,459.58

Round to nearest $10,000 $ 390,000.00

Confidence Factor 90% $ 39,000.00

TOTAL NSTRUCTION 1) $ 429,000.00




APPENDIX E

LETTER FROM EIPH



& . Eastern Idaho . JET?N COUNTY
° 20 Valley Centre Drive
=%’ Public Health e

OFFice  (208) 354-2220

Prevent. Promote. Protect. fx (208) 354-2224

11/13/2023

Teton County Planning and Zoning
150 Courthouse drive Room 107
Driggs, ID 83422

RE: Teton County Trestles Subdivision Phase 1 and Phase 2, Wildflower Subdivision
To Whom It May Concern:

Application for the above listed subdivisions was received in May of 2022. Site evaluations along with test holes
revealing soil horizon and possible groundwater presence were excavated and observed May 31, 2022, by myself
as EHS representing EIPH. I have attached the findings and short reports of this work to this letter.

It has been brought to my attention that the number of lots has changed and may be changing again for the
Trestles project. This is a very common aspect of working with land development. The parcels being developed
do not change geologically or topographically if development configuration changes. Lot number and boundary
line changes do not require further evaluation of the property by EIPH. The information in the reports provided
covers the existing soils, surface water, groundwater and topographic features that define suitability and type of
sub-surface wastewater disposal systems to server residences that may be built in the future on the proposed lots
of the subdivisions.

The changes as have been described to me do not change the original conclusion that the parcels being developed.
The Trestles Phases (both) and the Wildflower Subdivisions are suitable to be served by individual wells and
septic systems. These may be allowed in accordance with IDAPA 58.01.03 and the Technical Guidance Manual
for Individual Subsurface Waste Disposal. All Current Idaho Rules must be met. Suitability criteria and required
separation distances will be maintained. DEQ sent out a letter on October 30, 2023, stating that a revised NP
evaluation with greater analysis beyond the normal conducted for a level 1 NP evaluation found there was no
cause to suspect any significant degradation to groundwater or surface water from the induvial subsurface
disposal system if constructed per the current rules concerning waste disposal governed by the State of Idaho.

Additional lots from the original application received by EIPH may result in additional fees. If there is a concern
that buildable lots require more enhanced septic systems than the original evaluation individual lots can and will
be reevaluated when a septic system permit application is submitted for the lot. According to the developer no
buildable lot is with in 500 feet of any surface water or wetland area.

If the developer wishes to a statement may be placed on the plat that requires further evaluation on any lot that
may be questionable. EIPH does not have concerns about contamination to any of the waters of the State of Idaho
based on the above information and requirements.

Thank you, @W
f{a)"u&m)

Kathleen Price
REHS/MSG
Eastern Idaho Public Health

BONNEVILLE - CLARK * CUSTER + FREMONT - JEFFERSON - LEMHI - MADISON - TETON www.EIPH.Idaho.gov
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Prevent. Promote. Protect. A (208) 354-2224
6/6/2022

Teton County Planning and Zoning
89 North Main Suite 6
Driggs, |Idaho 83422

Liberty LLC
436 Forest View Dr
Driggs, Idaho 83422

RE: Trestles and Wildflower Subdivisions

I have received application for two subdivisions located in Teton County adjacent to one another on
parcels

RPO4NE021201/RP04N45E013600 (Trestles, 40 lots) and RPO4N45E027950/RP0O4N45E028402
(Wildflower, 22 lots. A site evaluation along with observation of soils in 18 test holes was done on May
31, 2022, to determine suitability of the proposed developments for individual septic systems. The
property is suitable for sub-surface waste disposal systems in all areas. There are no groundwater,
surface water or topographic components that will interfere with the installation of such systems to
serve residents on the lots.

Soil information observed during the evaluation show the following which is consistent across all
parcels with some variation of the thickness of the top layer of silty sand.

The following is an average of the soil horizon observed:

0-48 inches of silty sand with no or very minor rock content B1 Soil Type. Some test holes show this soil
layer at depth to 48 inches.

48-120 inches of gravely sand with 40% rock content which increases to 60% rock content at depth.
Rounded rock clasts range from 2”-8 inches in diameter. A2b soil type.

The thickness of the top silty sand layer is related to the topography. This layer is deeper in the
shallow swales and thinner on the mounds. This is a typical characteristic of soils in the area.

All test holes were dry and there is no evidence of groundwater. No bedrock was encountered.
Specific test hole information is on the field notes which are included in this report.

Septic system drainfields will be sized using the B1 application rate of 0.6 gallons per day per sq foot.
The property is relatively flat with a general slope of <4% to the Southwest. There is surface
undulation, and each lot should be reviewed at time of build and septic installation to determine the

best location to maintain gravity flow for effluent to the drainfield. New test holes should not be
needed as the soils are very consistent.

BONNEVILLE - CLARK « CUSTER - FREMONT - JEFFERSON - LEMHI - MADISON - TETON wWww




Eastern Idaho Public Health gives preliminary approval to divide the parcels referred to above to
develop the Trestles and Wildflower Subdivisions to be served by individual well and septic systems per
lot. Individual subsurface sewage disposal systems may be allowed in accordance with IDAPA 58.01.03
and the Technical Guidance Manual for Individual Subsurface Waste Disposal. All current Idaho Rules
must be met. Suitability criteria and required separation distances are to be maintained.

A copy of the final plat is to be provided to the Health District at the time the Health Certificate is
signed. The application fee balance if any will also be collected prior to signing the Health Certificate.
If this application /plan changes for any reason, please coordinate those changes in advance, with this
office.

e,
)( O_MKW)
Kathleen Price
REHS/MSG
Eastern Idaho Public Health District
kprice@eiph.idaho.gov
208-354-2220

BONNEVILLE - CLARK * CUSTER - FREMONT - JEFFERSON - LEMHI - MADISON - TETON www.EIPH.Idaho.gov
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The following Health Certificate is to be place on the plat and signed by Eastern Idaho Public Health
District representative prior to recording with the County.

Healith Certificate

Sanitary Restrictions as required by idaho Code, Title 50, Chapter 13 have been satisfied subject to the
information contained in the attached Sanitary Rules and Regulation. Sanitary Restrictions May be
Reimposed, in Accordance with Section 50-1326, Idaho Code, By the issuance of a certificate of
Disapproval

Eastern Idaho Public Health, EHS Date




Q-
[

S 000Z 3

" vq
NV |
eGP —
331 |Ie 4 |
HIA 10 i_.-
1CT N1 (84N A 1) YV

1T ALYHIGI

11




APPENDIX F

Correction to Traffic Tables



Table 1- Land Use and Trip Generation (Peak Hour) for Buildout (2032)

ITE N ‘ Trip ' Ifnternﬂl Pass by Prin‘lm’y
Development . " 2 Size Units Generation _ .  Capture g Trips
Land Use Category ode ., Irips ¥ Trips
per unit Total
Peak Hour

Trestles Phase I |Single Family Detached Housing, AM Peak 210 | 24 |Dwelling Untis 0.76 18 |0%| 0 (0% | O 18
ADUs, AM Peak 210 | 24 |Dwelling Untis 0.76 18 |0% | 0 (0% | O 18
Single Family Detached Housing, PM Peak 210 | 24 |Dwelling Untis 1 24 |0%(| 0 (0% | O 24
ADUs, PM Peak 210 | 24 (Dwelling Untis 1 24 (0% 0 |0% | O 24
Trestles Phase II | Single Family Detached Housing, AM Peak 210 | 42 |Dwelling Untis 0.76 32 |0%| 0 [0%| O 32
ADUs, AM Peak 210 | 42 |Dwelling Untis 0.76 32 |0%| 0 (0% | O 32
Single Family Detached Housing, PM Peak 210 | 42 |Dwelling Untis 1 42 (0% 0 |0% | O 42
ADUs. PM Peak 210 | 42 |Dwelling Untis 1 42 (0% | 0 |0% | O 42
Wildflower ISingle Family Detached Housing, AM Peak 210 | 25 |Dwelling Untis 0.76 19 |0% | 0 (0% | O 19
ADUs, AM Peak 210 | 25 |Dwelling Untis 0.76 19 |0%| 0 (0% | O 19
Single Family Detached Housing, PM Peak 210 | 25 |Dwelling Untis 1 25 |(0%| 0 |0% | O 25
{ADUs. PM Peak 210 | 25 |Dwelling Untis 1 25 |0%| 0 |0% | O 25

Table 2- Trip Distribution (Peak Hour) for Buildout (2032)

Trip Internal _ Primary  Primary Primary
Development - : Units Generation L = Capture Pas?—b_\ Trips Trips Trips
Land Use Category ., Irips E Trips 5 5
per unit Trips Total Entering Exiting
Peak Hour
Trestles Phase I |Single Family Detached Housing, AM Peak 210 | 24 |Dwelling Untis 0.76 18 (0% | 0 |0% | O 18 26% 5 | 74% |13
ADUs, AM Peak 210 | 24 |Dwelling Untis 0.76 18 |0%| 0 (0% | O 18 26% 5 | 74% |13
Single Family Detached Housing, PM Peak 210 | 24 |Dwelling Untis 1 24 |0%| 0 (0% | O 24 64% | 15 | 36% | 9
ADUs, PM Peak 210 | 24 |Dwelling Untis 1 24 (0%| 0 [0% | O 24 64% | 15 | 36%
Trestles Phase II | Single Family Detached Housing, AM Peak 210 | 42 |Dwelling Untis 0.76 32 |0%| 0 (0% | O 32 26% | 8 | 74% | 24
ADUs, AM Peak 210 | 42 |Dwelling Untis 0.76 32 (0% 0 |0% | O 32 26% [ 8 | 74% | 24
Single Family Detached Housing, PM Peak 210 | 42 |Dwelling Untis 1 42 |0%| 0 (0% | O 42 64% | 27 | 36% | 15
: ADUs, PM Peak 210 | 42 |Dwelling Untis 1 42 (0%| 0 [0% | O 42 64% | 27 | 36% | 15
Wildflower Single Family Detached Housing, AM Peak 210 | 25 |Dwelling Untis 0.76 19 |0%| 0 (0% ] O 19 26% 5| 74% | 14
ADUs, AM Peak 210 | 25 |Dwelling Untis 0.76 19 |0% | 0 (0% | O 19 26% 5 | 74% | 14
Single Family Detached Housing, PM Peak 210 | 25 |Dwelling Untis 1 25 |0%| 0 (0% ]| O 25 64% | 16 | 36% | 9
! ADUs, PM Peak 210 | 25 |Dwelling Untis 1 25 |(0%| 0 [0% | O 25 64% | 16 | 36% | 9
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2000 S. IMPROVEMENT PLANS



W 2000 S AND HIGHWAY 33
INTERSECTION IMPROVEMENTS
A e TETON COUNTY, IDAHO \
c BAHO C
A A
PROJECT
LOCATION
§ PROJECT LOCATION MAP VICINITY MAP
PROJECT NO. 01-22-0045
DATE: JANUARY 2024
ey Civilize, PLLC
;f (OWNER) DRAWlNG Management and Engineering
% NOT FOR ) ) Know what's below.
CONSTRUCTION Callbotor o g
%’_ (OWNER'S REPRESENTATIVE) DATE DEQ STAMP




CIVIL GENERAL NOTES

1. CONTRACTOR SHALL OBTAIN AN NPDES PERMIT AND DEVELOP A STORM WATER POLLUTION PREVENTION PLAN (SWPPP) AND
FURNISH AND INSTALL ALL NECESSARY BEST MANAGEMENT PRACTICES (BMP) ALL BMPS SHALL BE IN ACCORDANCE WITH ISPWC
AND DEQ STANDARDS.

BY | DATE

BEC | 3/28/23

erty of Civilize,
pied without the

written authorization of Civilize, PLLC.

2. CONTRACTOR SHALL PROTECT THE EXISTING BUILDINGS, ASPHALT, CURB AND GUTTER, FENCE AND OTHER HARDSCAPE ON
ADJACENT PROPERTIES DURING ALL CONSTRUCTION ACTIVITIES, IN THE EVENT DAMAGED OR DISTURBANCE HAPPENS, THE
CONTRACTOR SHALL REPAIR OR REPLACE THE DAMAGED OR DISTURBED STRUCTURES OR SURFACES AT NO ADDITIONAL COST TO
THE PROJECT.

art thereof in detail

¥h% prop
d shall not be co

3. LOCATIONS, ELEVATIONS AND DIMENSIONS OF EXISTING UTILITIES, STRUCTURES AND OTHER FEATURES ARE SHOWN ACCORDING
TO THE BEST INFORMATION AVAILABLE AT THE TIME OF THE PREPARATION OF THESE PLANS. BUT DO NOT PURPORT TO BE
ABSOLUTELY CORRECT AND ARE APPROXIMATE. THE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING LOCATIONS,
ELEVATIONS AND DIMENSIONS OF ALL EXISTING UTILITIES, STRUCTURES AND OTHER FEATURES AFFECTING THIS WORK AND
AVOIDING DAMAGE TO SAME. |

n concept is

PRELIMINARY DESIGN
g
an

NO. |DESCRIPTION
This document or an

or desi
PLLC.

1

4. (**) INDICATES DIMENSIONS, LOCATIONS OR ELEVATIONS TO BE FIELD VERIFIED.

5. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS BEFORE STARTING WORK AND SHALL IMMEDIATELY NOTIFY THE OWNER OF ANY

]
DISCREPANCIES. ADDITIONALLY ALL OMISSIONS OR CONFLICTS BETWEEN THE VARIOUS ELEMENTS OF THE WORKING DRAWINGS =
Sheet LiSt Tab|e AND/OR SPECIFICATIONS SHALL BE BROUGHT TO THE ATTENTION OF THE ENGINEER BEFORE PROCEEDING WITH ANY WORK . o
INVOLVED. @ 3 "
Page Number Sheet Number Sheet Title i
6. UNLESS DETAILED, SPECIFIED OR INDICATED OTHERWISE, CONSTRUCTION SHALL BE AS INDICATED IN THE APPLICABLE TYPICAL gl B
1 G-01 COVER SHEET DETAILS AND GENERAL NOTES. TYPICAL DETAILS ARE MEANT TO APPLY EVEN THOUGH NOT REFERENCED AT SPECIFIC LOCATIONS & B
2 G-02 SHEET INDEX AND CIVIL GENERAL NOTES OR ON SPECIFIC DRAWINGS. H'l p-_‘]'
3 G-03 LEGEND AND CIVIL ABBREVIATIONS 7.  SCREENING OR SHADING OF WORK IS USED TO INDICATE EXISTING COMPONENTS OR TO DE-EMPHASIZE PROPOSED IMPROVEMENTS &| =
TO HIGHLIGHT SELECTED TRADE WORK. REFER TO CONTEXT OF EACH DRAWING FOR USAGE. =
4 C-101 MASTER PLAN ﬁ =
8. CONTRACTOR SHALL KEEP ALL CONSTRUCTION EQUIPMENT AT LEAST 10' FROM EXISTING OVERHEAD POWER LINES. IF THIS IS NOT @ s
5 C-200 HARDSCAPE PLAN FEASIBLE, CONTACT THE UTILITY OWNER TO INSTALL A TEMPORARY PROTECTIVE COVERING ON THE POWER LINES. H @
6 C-300 UTILITY PLAN =
9. DRAWINGS SHOWING GENERAL SYMBOLOGY ARE STANDARD DRAWINGS. ALL SYMBOLS ARE NOT NECESSARILY USED ON THIS o o
7 C-400 GRADING AND DRAINAGE PLAN PROJECT. —_— ‘;’-"
&

=
8 C-500 SIGNAGE AND STRIPING PLAN 10.  ALL DESIGN, CONSTRUCTION, AND INSPECTION SHALL BE IN CONFORMANCE WITH THE 2015 INTERNATIONAL BUILDING CODE. Ej =
Lo
_ ol

° C-600 CIVIL DETAILS 11.  CONSTRUCTION SHALL CONFORM WITH THE LATEST EDITION OF THE UNIFORM BUILDING CODE, EXCEPT WHERE OTHER APPLICABLE d.gn,

:\Users\jtoon\Desktop\Project\Brent Crowther\Behle\500 Fina\9000 CAD\Sheets\01-General\2000South\G-02.dwg - ---- - 1/11/2024 12:56 AM

I~
-

CODES OR THESE DRAWINGS AND/OR SPECIFICATIONS ARE MORE RESTRICTIVE.

12.  DRAWINGS INDICATE THE FINISHED PRODUCT. THEY DO NOT INDICATE A METHOD OF CONSTRUCTION. CONTRACTOR SHALL TAKE
ALL PRECAUTIONS NECESSARY TO PROTECT NEW AND EXISTING STRUCTURES DURING CONSTRUCTION. SUCH PRECAUTIONS

SHALL INCLUDE, BUT NOT BE LIMITED TO, BRACING, SHORING FOR CONSTRUCTION EQUIPMENT, ETC.

13. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPENSATING THE OWNER FOR ANY CHANGES MADE AS A RESULT OF A
DEVIATION FROM THE CONTRACT DOCUMENTS SPECIFICATIONS, FAULTY MATERIALS, OR FAULTY WORKMANSHIP.

01-22-0045
J. TOONE

B. CROWTHER
B. CROWTHER
B. CROWTHER

14. CONTRACTOR SHALL BE RESPONSIBLE FOR SAFETY AND PROTECTION WITHIN AND ADJACENT TO THE JOB SITE.

15. OBSERVATION VISITS TO THE JOB SITE BY FIELD REPRESENTATIVES OF THE ENGINEER SHALL NEITHER BE CONSTRUED AS
INSPECTION NOR APPROVAL OF CONSTRUCTION.

PROJECT NO.
DRAWN
DESIGNED
APPROVED
QA/QC

16. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE APPROPRIATE UTILITY COMPANIES WHEN CONSTRUCTION MIGHT
INTERFERE WITH NORMAL OPERATION OF ANY UTILITIES. IT SHALL ALSO BE THE CONTRACTOR'S RESPONSIBILITY TO CONTACT
DIGLINE OF IDAHO 1-800-342-1585 OR 811 TO HAVE THE APPROPRIATE UTILITY COMPANIES LOCATE ANY UTILITY LOCATIONS WHICH
MIGHT INTERFERE WITH CONSTRUCTION. THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING SERVICE OF EXISTING
UTILITIES AND FOR RESTORING ANY UTILITIES DAMAGED DUE TO CONSTRUCTION AT NO ADDITIONAL COST TO THE OWNER.

17.  IT WILL BE THE RESPONSIBILITY OF THE CONTRACTOR TO MAKE ARRANGEMENTS FOR WATER REQUIRED FOR COMPACTION, ANY
DUST PREVENTION MEASURES AND FOR TESTING OF LINES.

18. THE CONTRACTOR SHALL PROVIDE TRAFFIC CONTROL SIGNING WHERE REQUIRED IN ACCORDANCE WITH THE FEDERAL MANUAL OF
UNIFORM TRAFFIC CONTROL DEVICES.

LIBERTY LLC &
CURT BEHLE

19. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SECURING SOURCES FOR GRANULAR MATERIAL, WATER FOR CONSTRUCTION, PRE
APPROVED WASTE SITES, AND ADDITION MATERIALS THAT MAY BE NECESSARY FOR PROPERLY CONSTRUCTION OF THE PROJECT.

20. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CONFORMING WITH OSHA REQUIREMENTS DURING CONSTRUCTION FOR TRENCH
EXCAVATION, CONFINED SPACE AND OTHER SAFETY STANDARDS REQUIRED DURING CONSTRUCTION.

2
™Mz )
21.  SCALE IS FOR FULL SIZE DRAWINGS, TYPICAL ALL SHEETS. ™ W A LL
>= —
22.  ALL WORK IN RIGHT OF WAY, |.E. STREET, SIDEWALK, CURB & GUTTER, ETC. MUST BE CONSTRUCTED PER CITY OF SODA SPRINGS < E Z 0O
STANDARDS. s> < >
T O %
(O 4 N —l
TL AS
= O
2 Zuw
2
<O| - ]
»w- oW
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SHEET NO:
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DATE:
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MATCH LINE

CENTER LINE

CONTROL LINE
PROPERTY OR R/W LINE
EASEMENT LINE

STREET MONUMENT LINE
WIRE FENCE

CHAIN LINK FENCE
BARBED WIRE FENCE
CONTOUR LINE

SPOT ELEVATION
BANK SLOPES

CANAL

OPEN DITCH
UNDERGROUND ELECTRIC
OVERHEAD ELECTRIC
ELECTRIC BOX

ELECTRIC MANHOLE
ELECTRIC METER

GAS LINE

GAS VALVE

GAS METER

IRRIGATION LINE

SANITARY SEWER LINE
SANITARY SEWER CLEANOUT
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SECONDARY WATER LINE
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STORM DRAIN LINE

STORM DRAIN CATCH BASIN
STORM DRAIN INLET(S)
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CULVERT
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TELEPHONE POST
WATER LINE

FIRE HYDRANT
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WATER VALVE
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UTILITY POLE & ANCHOR
POWER POLE
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ANNOTATION

REVISION TRIANGLE

A— REVISION NO.

PIPE CALLOUT

SYSTEM
SIZE

WW 55" SS MATERIAL

Description

“N\DESCRIPTION

DETAIL #
4

DETAIL NAME
DETAIL NAME 1
SCALE: N.T.S. SPEC # 00 00 00
SCALE SPECIFICATION NO.

SECTION NAME

SECTION NAME

=

o i i

— IRR

)

Z %
E@@

)
=
<

2 X

)

il

e

0@ eH | B E

O

O un
zUE,,
= =]

4 <

SCALE: 1"=1"

SCALE

VIEW NAME

VIEW NAME

SCALE: 1"=1"

\VIEWPORT SCALE

GENERAL CALLOUT

/ GENERAL NOTE

6DESIGNATION ' E DESIGNATION

KEYNOTE CALLOUT

’/® —=—— KEYNOTE REFERENCE

EQUIPMENT CALLOUT

SYSTEM
TAG NUMBER

XX-XXX
Description
“N\\DESCRIPTION

DETAIL CALLOUT
/DETAIL #

1 | ABC —=—— DETAIL NAME/
——1|c-001|123 DESCRIPTION

\ SHEET NO.

SECTION CALLOUT

SHEET NO.

ISOMETRIC VIEW CALLOUT

DESIGNATION

SHEET NO.

PROPOSED CALLOUT

CONSTRUCTION NOTE

HATCHING/PATTERNS
CONCRETE L
ASPHALT PAVEMENT
SAND |

UNDISTURBED SOIL

GROUTED RIP RAP

LOOSE RIP RAP

UNTREATED BASE COURSE

STRUCTURAL FILL

WETLANDS

WATER

DEMOLITION AREA

BACKFILL

STEEL

CONCRETE MASONRY UNIT (CMU)

Y — — — — — — — — — — — A
Y — — — — — — — — — — — A
Y — — — — — — — — — — — A

ABUT
AC
ALT
APPROX
ARV
ASP
BCR
BEG
BDRY
BK
BKFL
BLDG
BLM
BM
BOT
BRG
BSMT
BTWN
BOF
BW
CALC
CB
CCwW
C-C
C&G
CFS
CLS
@ or CL
CIP
cm
CMP
CMPA
COB
COL
CONC
CONST
COR
CORR
CEN
CuU
CULV
Cw
DET
DIA
DIP
DIST
DN
DWG
DRWY

EA
ECR
ELEV
ELEC
EMB
EO
EXC
EQUIP
EST
EXIST
FEN
FD
FDN
FG
FIN
FLORFR.
FLR
FLG
FPS
FS

FT
FTG

ABUTMENT

ASPHALT CEMENT
ALTERNATE
APPROXIMATELY

AIR RELEASE VALVE
ASPHALT

BEGIN CURB RETURN
BEGINNING/BEGIN
BOUNDARY

BACK

BACKFILL

BUILDING

BUREAU OF LAND MANAGEMENT
BENCH MARK
BOTTOM

BEARING

BASEMENT

BETWEEN

BOTTOM OF FOOTING
BACK OF WALK
CALCULATED

CATCH BASIN
COUNTERCLOCKWISE
CENTER TO CENTER
CURB AND GUTTER
CUBIC FEET PER SECOND
CLASS
CENTERLINE/CONTROL LINE
CAST IRON PIPE
CENTIMETER
CORRUGATED METAL PIPE
CORRUGATED METAL PIPE-ARCH
CLEAN OUT BOX
COLUMN

CONCRETE
CONSTRUCT
CORNER
CORRUGATED
CENTER

CuBIC

CULVERT
CLOCKWISE

DEGREE

DETAIL

DIAMETER

DUCTILE IRON PIPE
DISTANCE

DOWN

DRAWING

DRIVEWAY

EAST

EACH

END CURB RETURN
ELEVATION
ELECTRIC/ELECTRICAL
EMBANKMENT

EDGE OF OIL
EXCAVATION
EQUIPMENT
ESTIMATE

EXISTING

FENCE

FOUND

FOUNDATION

FINISH GRADE

FINISH

FLOW LINE

FLOOR

FLANGE

FEET PER SECOND
FINISH SURFACE
FEET

FOOTING

CIVIL ABBREVIATIONS

LIN
LT
LWL

MATL
MAX
MKR
MH
Ml
MISC
MON
MPH
N
N/A
NIC
NRCP
NTS
No
OBLIT
oD
0-0
OFF REV
ORIG
PVMT
PC
PCC
PE
PERF
Pl
PLorP L
POB
POC
PP
PRC
PROJ
PROP
PSC
PSI
PT
PVC
QTY
R
RCP
RD
REF
REINF
REQD
REV
RP
RR
RT
R/W

GAS

GALVANIZED

GAS METER

GROUND

GAS VALVE

HEADWALL

HUB AND TACK
HORIZONTAL

HIGH WATER LEVEL
HIGHWAY

HYDRANT

INSIDE DIAMETER
INVERT ELEVATION
IRRIGATION

INVERT

JUNCTION

JUNCTION BOX
KILOMETER

LENGTH

POUND

LINEAR FEET
LINEAR/LINEAL

LEFT

LOW WATER LEVEL
METER

MATERIAL

MAXIMUM

MARKER

MANHOLE

MILE

MISCELLANEOUS
MONUMENT

MILES PER HOUR

NORTH

NO ACCESS or NOT APPLICABLE
NOT IN CONTRACT
NON-REINFORCED CONCRETE PIPE
NOT TO SCALE

NUMBER

OBLITERATE

OUTSIDE DIAMETER
OUTSIDE TO OUTSIDE
OFFICE REVISION
ORIGINAL

PAVEMENT

POINT OF CURVATURE
POINT OF COMPOUND CURVATURE
POLYETHELENE
PERFORATED

POINT OF INTERSECTION
PROPERTY LINE

POINT OF BEGINNING
POINT ON CURVE
POWER POLE

POINT OF REVERSE CURVE
PROJECT

PROPERTY

POINT OF SPIRAL CURVE
POUNDS PER SQUARE INCH
POINT OF TANGENCY
POLYVINYL CHLORIDE
QUANTITY
RANGE/RADIUS
REINFORCED CONCRETE PIPE
ROAD

REFERENCE
REINFORCED

REQUIRED

REVISION

REFERENCE POINT/RADIUS POINT
RAILROAD

RIGHT/ROUTE

RIGHT OF WAY

SAN
SCHED
SD
SEC
SHT
SLB&M
SPECS
SQ
SS

ST
STL
STA
STD
STRUCT
T

TAN
TBC
TEMP
TEL
TH
TOC
TOF
TOS
TP
TYP
uBC
UG
uT

VB
VC
VERT
VOL
VPI
VPC
VPT

WM
WP
wv
XING
XSEC

QAP X

Wi/
W/O

%

SOUTH

SANITARY

SCHEDULE

STORM DRAIN

SECTION

SHEET

SALT LAKE BASE & MERIDIAN
SPECIFICATIONS
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GENERAL INFORMATION, JURISDICTION, ZONING

JURISDICTION TETON COUNTY, IDAHO
GOVERNING CODE TETON COUNTY SUBDIVISION REGULATIONS
IMPACT AREA NOT APPLICABLE
EXISTING SUBDIVISION NONE
PUBLIC LAND SURVEY SYSTEM SE Y, SEC. 2, TWP 5N, RNG 45E. B.M.
LATITUDE AND LONGITUDE 43°41'52” N, 111°06'14” W

DEVELOPMENT DESCRIPTION

NAME OF SUBDIVSION TRESTLES
AREA OF DEVELOPMENT 216.83 ACRES
TOTAL NO. LOTS 68
TOTAL NO. BUILDABLE LOTS 66 SINGLE FAMILY
OPEN SPACE 12.66 ACRES (5.8%)
AVERAGE DENSITY RESIDENTIAL LOTS 3.29 ACRES/LOT

TRESTLES I
AREA TRESTLES I (PHASE I) 40.17 +40.30 = 80.47 ACRES
PARCEL NO(S) RP04N45E029250 & RP04N45E027350

NO. LOTS TRESTLES I 24

NO. BUILDABLE LOTS 24

AVERAGE DENSITY TRESTLES I 3.35
OPEN SPACE 0.64 ACRES

APPLICABLE CODES

PLANNING AND ZONING/SUBDIVISION
TETON COUNTY COMPREHENSIVE PLAN AUGUST 24, 2012
TETON COUNTY SUBDIVISION REGULATIONS

(TITLE 9, TETON COUNTY CODE) SEPT 15,2011

TETON COUNTY TITLE 07, CHAPTER 2, TETONIA CITY TETON RIVER
AREA OF IMPACT ORDINANCE AUGUST 14, 1995 STREAM, CREEK
a. APPLICABLE SUBDIVISION ORDINANCES TETON COUNTY IRRIGATION DITCH
b. REVIEW TETON COUNTY BUILDING HEIGHT
c. ENFORCEMENT TETON COUNTY BUILDINGS AND STRUCTURES

BUILDING CODES ACCESSORY BUILDINGS
a. INTERNATIONAL BUILDING CODE (IBC) 2018 LESS THAN 200 FT*2

b. INTERNATIONAL MECHANICAL CODE (IMC) 2018 GREATER THAN 200 FT2
c. INTERNATIONAL ENERGY CONSERVATION CODE (IECC) 2018
d. INTERNATIONAL FIRE CODE (IFC) 2018

TETON COUNTY AGRICULTURAL/RURAL RESIDENTIAL 2.5
STANDARDS

PURPOSE: THE PURPOSE OF THIS DISTRICT IS TO DESIGNATE AND PROVIDE
OPPORTUNITY FOR DEVELOPMENT OF RESIDENTIAL LAND USE ON MARGINAL
AGRICULTURAL LAND.

TETON COUNTY ZONING AGRICULTRUAL / RURAL RESIDENTIAL 2.5
OVERLAY ZONES NONE

ALLOWED USES

SINGLE FAMILY RESIDENTIAL PERMITTED
MOBILE HOME, MODULAR PERMITTED
DWELLING ACCESSORY UNIT PERMITTED W/CONDITIONS

LOT SIZE REQUIREMENTS
MINIMUM LOT SIZE 2.5 ACRES

MINIMUM LOT WIDTH NA

BUILDING SETBACKS
FRONT YARD

REAR YARD

SIDE YARD

100" MIN
50' MIN
15' MIN.

12' MINIMUM
MEET SETBACKS FOR A20 ZONE

S — T —- o v — e -

—— ———
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CONSTRUCTION NOTES MATERIALS >- I.IEJ Z
A. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS BEFORE STARTING WORK AND SHALL IMMEDIATELY NOTIFY  H- ggg%ﬁiﬁ%ﬁfﬁéﬁfuiﬁ%ﬁ CH%ZZODFEM WITH THE TETON COUNTY HIGHWAY AND STREET GUIDELINES FOR APPROACH-ACCESS MANAGEMENT < T <
THE OWNER OF ANY DISCREPANCIES. ( ) I. APPROACHES ARE ONTO STATE HIGHWAYS, REQUIRE AN APPROVED ENCROACHMENT PERMIT, AND GOVERNED COORDINATE POINT TABLE COORDINATE POINT TABLE i
B. BENCHMARKS ARE PROVIDED FOR THE CONTRACTOR'S CONVENIENCE. IF NEW OR DIFFERENT BENCHMARKS a. SUB-BASE: THEOMINH;’I;JM SUBS-(I?ACS(;E SHﬁcLL BE lé-glNS}(I)Es Ozf PIT RUN AFTER CSOMPACTIONSWITOH A9 SAND BY ITD STANDARDS ; >
EQUIVALENT NOT LESS THAN 30, COMPACTED TO 95% OF MAXIMUM DRY DENSITY PER AASHTO T- . . . .
ARE DESIRED, CONTACT THE ENGINEER OR THE SURVEYOR. PI?OCTOR AND PLACED IN LAYERS NOT MORE THAN 6-INCHES THICK. THE SUB-BASE SHALL MEET THE ~ UTILITIES Point # Northing Easting Point # Northing Easting I O o
C. PROTECT EXISTING IMPROVEMENTS INCLUDING UTILITIES, STRUCTURES, AND PAVED SURFACES. FOLLOWING GRADATION: J. ABOVE GROUND UTILTIES MUST BE CONSTRUCTED AT LEAST 15 FEET FROM THE SHOULDER OF THE ROAD OR 24 0 1'd Ll I
D. HARDSCAPE CONSTRUCTION SHALL CONFORM WITH THE TETON COUNTY HIGHWAY & STREET GUIDELINES FOR SEIVE SIZE % PASSING FEET FROM THE CENTERLINE, WHICHEVER IS GREATER AND STILL WITHIN THE ROW. 1 740634.313 935519.553 11 740700.180 935534.388 s B
DESIGN AND CONSTRUCTION (H&SGDC) AS WELL AS THE IDAHO DIVISON OF PUBLIC WORKS STANDARDS FOR SN 100 . . : : T D_
PUBLIC WORKS CONSTRUCTION (ISPWC) AS FOLLOWS. IN CASE OF CONFILCT, THE CONSTRUCTION DRAWINGS —— e SIGNS E
GOVERN FOLLOWED BY THE TETON COUNTY H&SGDC AND THEN THE ISPWC. 2INCH 30100 K. ALL TRAFFIC CONTROL DEVICES (SIGNING, PAVEMENT MARKINGS, ETC.) SHALL CONFORM TO THE UNIFORM 2 740638.195 936328.893 12 740662.070 935573.071 0 — <
. EARTHWORK INCLUDING EROSION CONTROL DIVISION 200 x ¥ MANUAL OF TRAFFIC CONTROL DEVICES (MUTCD) AS ADOTPED IN IDAHO.
) il - 3 740624.918 | 936062.676 13 740663.027 | 935774.702 Z 20
b. TRENCHING DIVISION 300 pias e QUALITY CONTROL < o
c. CONCRETE DIVISION 700 L. QUALITY CONTROL SHALL BE IN ACCORDANCE WITH DIVISION 2100 OF THE ISPWC. 4 740608.037 035774.832 14 740648.342 035942.489 — (D
d. AGGREGATES AND ASPHALT DIVISION 800 b. 2-INCH MINUS: THE MINIMUM SUB-BASE SHALL BE 4-INCHES AFTER COMPACTION, COMPACTED T0 95% KEYED NOTES (7)) = D
OF MAXIMUM DRY DENSITY PER AASHTO T-99 PROCTOR AND PLACED IN LAYERS NOT MORE THAN
e. CONSTRUCTION STORMWATER BEST MANAGEMENT PRACTICESDIVISION 1000 AINCHES THICK. THE SUB-BASE SHALL MEET THE FOLLOWING GRADATION. ROADWAY AND PARKING 5 740607.074 935574.036 15 740700.570 935572.886 o &J) m
f. TRAFFIC CONTROL DIVISION 1100 e AN
MISCELLANEOUS DIVISION 2000 ﬁ_m;;z - = e _ 1. FURNISH AND CONSTRUCT ROADWAY PER TETON COUNTY H&SGDC STANDARD DETAIL (FIGURE 7) FOR LOCAL 6 740568.185 935535.723 16 740568.574 935574.221 8 ‘D <
. sond i ROADS AS MODIFIED FOR THIS PROJECT. TRAVEL LANE SHALL BE 12 FEET WITH MATERIALS IN ACCORDANCE
ROADWAY GEOMTERICS z:m(:H P WITH THE CONSTRUCTION SPECIFICATIONS FOUND HEREIN AND IN THE TETON COUNTY H&SGDC. 7 740568.028 935520.224 N m |
E. THE PROPOSED ROAD IS A PRIVATELY-OWNED LOCAL ROAD SERVING THE SUBDIVISION. TCH A0 2. CONSTRUCT ROUNDABOUT SIMILAR TO CUL-DE-SAC DEPICTED IN FIGURE 3 IN THE TETON COUNTY H&SGDC ; L
F. STREET AND ROAD RIGHT-OF-WAY AND PAVEMENT WIDTHS SHALL CONFORM TO ALL ADOPTED PLANS AND THE # 10-40 AS MODIFIED IN THESE DRAWINGS. SEE DETAIL X-C-DT-01 8 740622.025 935519.678 |—
RULES OF THE APPROPRIATE DEPARTMENTS HAVING JURISDICITON. RIGHT-OF-WAY LINES OF INTERSECTING OR #200 3-12 3. CONSTRUCT ROUNDABOUT SIMILAR TO CUL-DE-SAC DEPICTED IN FIGURE 3 IN THE TETON COUNTY H&SGDC Z
CONNECTING STREETS SHALL BE CONNECTED WITH CURVE HAVING A MINIMUM RADIUS OF 20-FEET. AS MODIFIED IN THESE DRAWINGS. SEE DETAIL X-C-DT-02 9 740646.026 935519.435 —
G. INTERSECTIONS SHALL CONFORM TO THE FOLLOWING REQUIREMENTS: c. iggREgATE iASE ngRSlzgR%VEIESURiAcCE: TPE)EgMiN(I)MUl\gDEPTH SHALL BES4-INCHES OFSCRgSH;E;) 4. FURNISH MATERIALS AND CONSTRUCT DRIVEWAY PULL-OUT IN ACCORDANCE WITH FIGURE 10 OF THE TETON
REGATE AFTER MPACTION, MPACTED TO 95% OF MAXIMUM DRY DENSITY PER AASHTO T- COUNTY H&SGDC AS MODIFIED IN THESE DRAWINGS. B
a. VERTICAL GRADES: MINIMUM 0.5%; MAXIMUM 10%. PROCTOR AND PLACED IN LAYERS NOT MORE THAN 4-INCHES THICK. THE BASE COURSE SHALLMEET [ /0o (0000 b b i e 0P FLUSH WITH ROADWAY SURFACE 10 740700.023 935518.889 SHEET NO:
b. ANGLE OF INTERSECTION. STREETS SHALL INTERSECT AT 90 DEGREES OR AS CLOSELY THERETO AS THE FOLLOWING GRADATION: ) ) C 2 O O
POSSIBLE, AND IN NO CASE SHALL STREETS INTERSECT AT LESS THAN 70 DEGREES. SEIVE STZE WPASEING 6. FURNISH AND INSTALL CULVERT PER FIGURE 14 IN THE TETON COUNTY H&SGDC AS MODIFIED IN THESE -
c. SIGHT DISTANCE. MINIMUM CLEAR SIGHT DISTANCE AT ALL MINOR STREET INTERSECTIONS SHALL 34-INCH 95-100 DRAWINGS
PERMIT VEHICLES TO BE VISIBLE TO THE DRIVER OF ANOTHER VEHICLE WHEN EACH IS 200 FEET FROM 3/8-INCH 67-83 7. CONSTRUCT DRAINAGE SWALE AS SHOWN AND IN ACCORDANCE WITH THE GRADING AND DRAINAGE PLAN. DATE
THE CENTER OF AN INTERSECTION. # 48-68 JAN 2024
#16 3045
#40 15-35 PAGE NO:
#200 10-18 5
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CONSTRUCTION NOTES L. WHILE GROUNDWATER IS NOT EXPECTED, THE CONTRACTOR SHALL INVESTIGATE GROUNDWATER CONDITIONS POTABLE WATER PIPES
PRIOR TO CONSTRUCTION AND SHALL BE RESPONSIBLE FOR ANY DEWATERING NECESSRY TO CONSTRUCT THE  gppTic TANKS
A. GENERAL LOCATION OF UTILITIES IS SHOWN ON THE PLANS. THEY ARE SHOWN FOR GENERAL INFORMATION PROJECT.

SURFACE WATER
ONLY AND DO NOT DESIGNATE EXACT UTILITY LOCATION. UTILITIES SHOWN MAY NOT BE INCLUSIVE OF ALL M. UTILITY INSTALLATION SHALL CONFORM WITH TETON COUNTY H&SGDC AND WITH THE ISPWC:

UTILITES THAT EXIST. SANITARY SEWER GROUNDWATER AND SOILS
. IT IS THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY "DIG LINE" PRIOR TO EXCAVATING AND TO COMPLY WITH GROUND WATER DEPTH (BY EXPLORATON PIT OBSERVED BY HEALTH DEPT.) > 8 FT. BGS

IDAHO CODE SECTION 55-2207 AND ALL OTHER APPLICABLE LAWS AND REGULATIONS REGARDING THE
PROTECTION OF UNDERGROUND UTILITIES. N. gég:é__?Jval#L HAVE AN INDIVIDUAL SUBSURFACE WASTEWATER DISPOSAL SYSTEM PER DISTRICT 7 HEALTH SOIL TEXTURAL CLASSIFICATION 0-4' BGS (PER DISTRICT 7 HEALTH DEPT.) B-1

. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE AND EXPOSE OR IDENTIFY ALL EXISTING BUILDING SEWER SUBGROUP CORRECTION (ONE SUBGROUP) B-2
UTILITIES, BOTH UNDERGROUND AND OVERHEAD, FOR THE PURPOSE OF PREVENTING DAMAGE TO THEM. _— MINIMUM EFFECTIVE SOIL DEPTH BY SOIL DESIGN SUBGROUP TO LIMITING LAYER (TGM TABLE 2-5)

. THE CONTRACTOR SHALL NOTIFY ALL CONCERNED UTILITY OFFICES AT LEAST 48 HOURS IN ADVANCE OF MATERIAL PVC SDR 35 OR ABS SCHEDULE 40.
CONSTRUCTION OPERATIONS IN WHICH A UTILITY AGENCY'S FACILITIES MAY BE INVOLVED. THIS SHALL INCLUDE, SIZE (MINIMUM) 41N
EEI-EI-C,\‘II'?RTCBE LIMITED TO, IRRIGATION WATER, CULINARY WATER, SANITARY SEWER, TELEPHONE, GAS, AND MINIMUM SLOPE v INCH PER FOOT, 2%

. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY AND ALL CHANGES TO, OR RE-CONNECTIONS TO, PUBLIC
UTILITY FACILITIES ENCOUNTERED OR INTERRUPTED DURING EXECUTION OF THE WORK, AND ALL COSTS O. ALIGNMENT: BUILDING SEWER PIPE SHALL BE LAID IN A STRAIGHT LINE.
RELATED THERETO SHALL BE BORNE BY THE CONTRACTOR. . CLEANOUTS: CLEAN OUTS SHALL BE PLACED AT EVERY CHANGE IN HORIZONTAL ALIGNMENT GREATER OR

. CONTINUOUS SERVICE - UNLESS OTHERWISE REQUIRED IN THE CONTRACT DOCUMENTS, ALL UTILITIES, BOTH EQUAL TO 22.5 DEGREES AND AT INTERVALS OF UP TO 100 FT IN STRAIGHT RUNS. A 4-INCH CAPPED CLEANOUT SITE SLOPE SEPTIC SYSTEM. E TO W 10% 4/
UNDERGROUND AND OVERHEAD, SHALL BE MAINTAINED IN CONTINUOUS SERVICE THROUGHOUT THE ENTIRE SHALL BE PLACED WITHIN FIVE FEET OF THE BUILDING. a. d o~
CONTRACT PERIOD. . BACKFILL: ALL SEWER PIPE SHALL BE INSTALLED ON A FIRM BED, PROTECTED FROM DAMAGE DUE TO ROCKS, . SITE SLOPE DRAIN FIELD, E TO W 0-1%

. ACCIDENTAL INTERRUPTION OF SERVICE - IN THE EVENT OF INTERRUPTION OF OTHER UTILITY SERVICES AS A C'-OSDS’ gND DEBRIS TA"AT MIGHT gAMAGESTHE Z'PE- T"é)E BAgKF"-'- SgA'-'- BE COMOPACTED TOA DgNS'TY ATo c. LOT SIZE AREA <=1 ACRE
LEAST EQUIVALENT TO THE TRENCH WALLS. BACKFILL OR INSULATING MATERIAL OVER THE PIPE SHALL BE OF A
RESULT OF ACCIDENTAL BREAKAGE, THE CONTRACTOR SHALL PROMPTLY NOTIFY THE APPROPRIATE d POTENTIAL MODIFIED EFFECTIVE DEPTHA.0 FEET - NO MODIFICATION

RESPONSIBLE AUTHORITY. THE CONTRACTOR SHALL THEN COOPERATE WITH THAT AUTHORITY TO RESTORE SUFFICIENT DEPTH TO PROTECT THE WASTEWATER FROM FREEZING AND FROM EXPECTED TRAFFIC LOADS.
SERVICE AS SOON AS POSSIBLE. SETBACKS FOR SEPTIC TANK EFFECTIVE SEPARATION DISTANCE TO PERMANENT WATER ALLOWED200 FEET

. TEMPORARY INTERRUPTION AND RELOCATION - IF THE CONTRACTOR DESIRES TO DISRUPT ANY UTILITY OR  wELLs _ a. REDUCTION (VERTICAL DISTANCE TO WATER > 25 FEET - NO) 0 FEET
APPURTENANCE, THE CONTRACTOR SHALL MAKE THE NECESSARY ARRANGEMENTS AND AGREEMENTS WITH i. RESULTING SEPARATION TO PERMANENT WATER 200 FEET
THE OWNER OR OPERATOR OF THE RESPECTIVE UTILITY AND SHALL BE COMPLETELY RESPONSIBLE FOR ALL B

. SEPARATION FOR LINED POND 100 FEET :
COSTS CONCERNED WITH THE DISRUPTION AND RECONSTRUCTION. BUILDING FOUNDATIONS ! SHEET NO:

DIMENSIONS TO, OR COORDINATES FOR, MANHOLES, PIPELINES, ETC. ARE TO CENTERLINE UNLESS OTHERWISE POTABLE WATER PIPES ) CULINARY WATER C 3 O O

NOTED. SURFACE WATER . R. EACH STRUCTURE WILL HAVE AN INDIVIDUAL WELL UNDER THE DOMESTIC EXEMPTION ALLOWED BY THE STATE

. ELEVATIONS SHOWN ARE TO FINISHED SURFACE OR PIPE INVERT UNLESS OTHERWISE NOTED. .
SETBACKS FOR ABSORPTION SYSTEM OF IDAHO DATE:
. ALL NEW UTILITY LINES ARE TO BE LOCATED AS SHOWN ON THE PLANS UNLESS RELOCATED IN THE FIELD BY THEWE PRIVATE UTILITIES

ENGINEER TO AVOID INTERFERENCE WITH OTHER ASPECTS OF THE PROJECT. LLS : JAN 2024

PROPERTY LINES . S. FALL RIVER ELECTRIC IS THE POWER PROVIDER FOR ELECTRICITY AND WILL DESIGN THE POWER DISTRIBUTION
SYSTEM PAGE NO:
BUILDING FOUNDATIONS .
T. GAS WILL BE PROVIDED BY THE INDIVIDUAL HOMEOWNER THROUGH INSTALLATION OF A PROPANE TANK. 6

MAXIMUM SLOPE 1 INCH PER FOOT, 8%

MODIFIED EFFECTIVE SOIL DEPTH TO IMPERPEABLE LAYER ALLOWED (TGM TABLE 2-6)

W 2000 S AND HIGHWAY 33
INTERSECTION IMPROVEMENTS
UTILITY PLAN
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CONSTRUCTION NOTES BACKFILLING OF TRENCHES SHALL BE PERFORMED PER SECTION 306 - TRENCH BACKFILL. { ™ L
CTORMWATER QUANITY (RETENTION) o
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Surface (SQUARE FEET) RES OF TOTAL COEFFICIENT CUBIC FE ;
EXCAVATION AND EMBANKMENT SHALL BE PERFORMED PER TETON COUNTY H&SGDC AND IsPwC secTion 202- KEYED NOTES: TOTAL PRECIPITATION DEPTH 2.60” e — — { = O Z —
EXCAVATION AND EMBANKMENT ERP Aot ’ i s o9 8 ° L
RETENTION P o o < -
: , Con 8
EMBANKMENT CONSTRUCTION CONSISTS OF THE CONSTRUCTION OF FILLS AND PLACEMENT OF BACKFILLS DESIGN CRITERIA —=8 : = i = = - T o LL]
WITHIN THE PROJECT LIMITS TO THE LINES, GRADES, DIMENSIONS AND THE TYPICAL SECTIONS SHOWN ON THE Pavement, Gravel 0 0.00 0.0% 075 26 I (D
CONTRACT DOGUMENTS OR AS DESIGNATED. STORM DRAIN DESIGN CRITERIA ARE EXTRACTED FROM THE TETON COUNTY DEVELOPMENT CODE. DEISGN RETENTION IS PROVIDED FOR THE ROAD ROW IN SWALES ADJACENT TO THE ROAD. EACH LOT IS RESPONSIBLE ’ § i ¢ E (D
CRITERIA IS BASED ON THE IDAHO TRANSPORTATION DEPARTMENT’S PUBLICATION, URBAN STORM SEWER FOR RETENTION OF STORMWATER GENERATED ON THAT LOT.. Roofs, Conventional 0 0.00 0.0% 095 26 0 Q= Z
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AND ISPWC SECTION 204 - STRUCTURAL EXCAVATION AND COMPACTING BACKFILL. TOTAL 243,300 5.59 m <
STORM DRAINAGE RAINFALL VALUES AND RUN-OFF COEFFICIENTS SHALL BE ESTABLISHED IN ACCORDANCE WITH TOTAL STORMWATER RUNOFF, PREDEVELOPMENT13,179 CF : i o i e Bhin (= O
STATE OF IDAHO CATALOG OF STORM WATER BEST MANAGEMENT PRACTICES ' ' L m
DEWATERING, IF NECESSARY, SHALL BE PERFORMED PER ISPWC SECTION 205 — DEWATERING. 8 (7)) D
POSTDEVELOPMENT RUNOFF COEFFICIENT (COMPOSITE)0.45 IN
EROSION CONTROL SHALL BE PERFORMED PER ISPWC SECTION 206 - PERMANENT EROSION CONTROL. $ﬂ§ ;:_I\?Eii?:FHC,_)TL’,;HSETS%K;,LE%V}’_ RATE AND MAXIMUN WATER SURFACE ELEVATIONS ARE CALCULATED FOR AREA mAURESEgMTA PERCENTAGE RUN T Q N ¥
TOTAL STORMWATER RUNOFF, POSTDEVELOPMENT23,722 CF Sukcs Tyie (SQUARE FEET) CRES OF TOTAL COEFF?FC,FENT k2 ey C:;Lcum ; L
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STORMWATER BEST MANAGEMENT PRACTICES. DOWNSTREAM CONVEYANCE SYSTEM. REQUIRED RETENTION VOLUME 10,543 CF FveImen, Avghox 0 0.00f 0.0% 095 26 0 \ Z
P eﬂt C 1 % L —
TRENCH EXCAVATION SHOULD BE PERFORMED PER ISPWC SECTION 301 - TRENCH EXCAVATION. TETON COUNTY USES THE 10-YEAR, 24-HOUR EVENT FOR SIZING OF ON-SITE RUNOFF STORAGE FACIILITIES. RETENTION METHOD SWALES — e : . m - i s '
HOWEVER, THIS PROJECT WILL USE THE 100-YEAR, 2-HOUR STORM TO SIZE THE RETENTION FACILITIES FOR THE Pavement, Gravel 97,320 3 % 1 :
ROCK EXCAVATION, IF NECESSSARY, SHALL BE PERFORMED PER SECTION 302 - ROCK EXCAVATION. ROAD ROW.. RETENTION VOLUME PROVIDED 97.320 CF : . . o = o » SHEETNG:
Roaofs, Conventional 0 000 0.0% 095 26 0 -
OVEREXCAVATION FOR UNSUITABLE MATERIALS SHALL BE PERFORMED PER SECTION 304 - TRENCH FOUNDATION STORMWATER QUANTITY (DRAINAGE CONVEYANCES) ; - ' C 4 O O
STABILIZATION. \Vegetation, Average (1 - 3% slope) 0 0.00 0.0% 020 26 0 DATE:
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CONSTRUCTION NOTES

A. ALL ROADWAY STRIPING AND ALL SIGNAGE TO MEET IDAHO D.O.T. AND M.U.T.C.D. STANDARDS AND
SPECIFICATIONS.

4" WIDE WHITE PAINT STRIPE

4" WIDE DOUBLE YELLOW PAINT STRIPE

6" WIDE WHITE SKIP LINE

6" WIDE SOLID WHITE LINE

INSTALL RELOCATED STOP SIGN PER TETON COUNTY STANDARDS

PAINTED DIRECTIONAL TURN ARROWS AS SHOWN ON PLAN PER TETON COUNTY STANDARDS

N o g A~ W N -

INSTALL 12" WIDE STOP BAR PER TETON COUNTY STANDARDS

W 2000 S AND HIGHWAY 33
INTERSECTION IMPROVEMENTS
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Booker Grey
EnVirOnmeniOL I.I.C Consulting Binlogist

Ms. Jade Krueger

Planning Administrator

Teton County Planning Department
150 Courthouse Drive

Driggs, Idaho 83452

Re: Trestles | & Il Natural Resource Analysis/Aquatic Resource Inventory - October 7, 2023
Jade,

The attached Site Location Map exhibit from the report depicts the physical boundaries of the parcels that
are included in the Natural Resource Analysis and Aquatic Resource Inventory report submitted as Trestles
| & II. Although the “name” Wildflower PUD was not added to the title page of the report, the boundaries
of the Wildflower PUD were included as part of the studies discussed in the Trestles | & Il report.

Sincerely,

PO Box 271 Tetonia, Idaho 83452 386.801.2642
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DECLARATION OF COVENANTS,
CONDITIONS AND RESTRICTIONS
FOR WILDFLOWER RURAL
RESERVE PUD AND TRESTLES II
SUBDIVISION

This Declaration of Covenants, Conditions and Restrictions (“Declaration’)
is made to be effective the  day of 2024, by Trestles, LLC, an Idaho
limited liability company (“Declarant”).

WHEREAS, Declarant is the owner of certain real properties in Teton County,
Idaho, known as Wildflower Rural Reserve PUD and the Trestles II subdivision,
more particularly described as all that real property shown and described on Plat
attached hereto and made a part hereof
as though set forth in full herein (hereinafter referred to as the “Subject Property™);
and

WHEREAS, Declarant desires to provide for the preservation of the
desirability and attractiveness of the Subject Property, and any real property which
may be annexed thereto pursuant to this Declaration, through the covenants,
conditions, restrictions and provisions as hereinafter set forth.

NOW, THEREFORE, The Declarant hereby declares that the Subject
Property, and any real property which may be annexed thereto pursuant to the
provisions of the Declaration, shall be held, conveyed, divided, encumbered,
hypothecated, bonded, rented used, occupied and improved in accordance with and
subject to the following provisions, covenants, conditions and restrictions
(hereinafter sometimes collectively referred to as “Covenants”), all of which are for
the purpose of enhancing and protecting the character, values, desirability and
attractiveness of said real property. The covenants shall run with said real property
and shall be binding on all parties having or acquiring any right, title or interest in
said real property, or any part thereof, their heirs, personal representatives,
successors and assigns, and shall inure to the benefit of the Declarant, and each
Owner (as hereinafter defined) or person or entity deriving rights from an Owner.
Any conveyance, transfer, sale, assignment, lease of sublease of said real property
will be and hereby is deemed to incorporate by reference the provisions of this
Declaration and the covenants herein contained.

ARTICLE I
Definitions

1



As used herein, the following terms shall be defined as in this Article
provided:

Section 1. Articles. The term ‘“Articles” shall mean the Articles of
Incorporation of the Association, as the same may from time to time be amended.

Section 2. Assessment The term “Assessments” shall mean and refer to any
Assessment duly made and levied pursuant to Article VIII hereof.

Section 3. Association. The term “Association” shall mean and refer to the
Wildflower Homeowner’s Association formed and incorporated to be and constitute
the Association to which reference is made in this Declaration, and its successors
and assigns, whether by way of merger, consolidation, transfer or otherwise. The
Association shall include, when the context requires, its board of directors, officers
and duly authorized representatives and agents as the same, or any of them, may
from time to time be constituted.

Section 4. Board. The term “Board” shall mean and refer to the Board of
Directors of the Association as the same may from time to time be constituted.

Section 5. Bylaws.  The term “Bylaws” shall mean and refer to the duly
adopted bylaws of the Association, as the same may from time to time be amended.

Section 6. Covenants. The term “Covenants” shall refer to this Declaration
of Covenants, Conditions and Restrictions or to Supplemental Declarations.

Section 7. Declarant. The term “Declarant” shall mean and refer to Trestles
its successors and assigns, under an instrument specifically designating such
successor or assign as a successor or assign under this Declaration.

Section 8. Excavation. The term “Excavation” shall mean and refer to any
disturbance of the land (except to the extent reasonably necessary for planting)
which results in the removal of earth, rock, trees or other substances from a depth of
more than twelve (12) inches below the natural surface of such land.

Section 9. Fill. The term “Fill” shall mean and refer to any addition of rock
or earth materials to the surface of land which increases the natural elevation of such
surface by more than twelve (12) inches.




Section 10. Improvements. The term “Improvements” shall include but not
be limited to any buildings, roads, driveways, parking areas, fences, bridges,
retaining walls, stairs, decks, hedges, windbreaks, patios, poles, signs, and any other
structures of type or kind.

Section 11. Lot. The term “Lot” shall mean and refer to any parcel of real
property comprising a part of the Subject Property shown on a recorded plat or map,
or otherwise described in a recorded instrument, which is clearly identified as an
individual lot to be used as a building site.

Section 12. Member. The term “Member” shall mean and refer to every
person or entity who holds membership in the Association.

Section 13. Mortgage. The term “Mortgage” shall mean and refer to any
security device encumbering all or any portion of the Subject Property and as used
herein the term “mortgage” shall include a deed of trust.

Section 14. Mortgagee. The term “Mortgagee” shall mean and refer to the
record owner of a beneficial interest under a Mortgage.

Section 15. Owner. The term “Owner” shall mean and refer to the record
owner, whether one or more persons or entities, of a fee simple title to a Lot,
including contract sellers, but excluding those having an interest in the Subject
Property merely as security for the performance of an obligation.

Section 16. Record; Recorded. The term “record” or “recorded” shall mean,
with respect to any document, that said documents shall have been recorded in the
Office of the County Clerk of Teton County, State of Idaho.

Section 17. Residence. The term “Residence” shall mean a residence
structure, but does not include such other improvements and structures as may be
customarily incident thereto, on a Lot.

Section 18. Road. The term “Road” shall mean and refer to any graded and
improved vehicular way now or hereafter located or constructed within or upon a
portion of the Subject Property or the Common Area and designated as a private
roadway on any recorded plat or map, or described in a recorded instrument, and
shall include roads, drives, lanes, courts, circles and places, all of which shall be
dedicated to the Association for repair and maintenance responsibility.




Section 19. Structure. The term “Structure” shall mean and refer to anything
constructed or erected on real property, the use of which requires location on the
ground or attachment to something having location on the ground.

ARTICLE 11
Provisions Applicable to Particular Land Classifications

Section 1. Lot Restrictions. Each Lot shall be used exclusively for dwelling
purposes and such purposes as are customarily incident thereto, including the leasing
thereof. Furthermore, unless otherwise specified on a recorded plat or map, or in a
Supplemental Declaration covering the Lot, the following shall apply to each Lot:

(a) Improvement. No Lot shall be improved except with a Residence or
and/or shop;

(b)  Construction. Unless otherwise expressly approved in writing by the
Association, no used Structure or Improvement constructed or erected upon
other real property shall be moved from another location to any Lot, and all
construction on any Lot shall be first approved by the Association, with new
materials and shall be prosecuted diligently and continuously from the
commencement thereof until completion. No HUD style mobile homes shall
be allowed;

(c) Grading and Landscaping. Grading, excavation or fill shall reflect the
natural topography of the site and shall be replanted with plant materials
which shall blend with the native vegetation. Berms may not exceed 3 feet in
slope or as approved by the Association. All landscaping shall be completed
as quickly as possible but in no event later than eighteen (18) months after
commencement thereof.

(d) Subdivision. No Lot may be divided or subdivided or a fractional
portion thereof sold or conveyed so as to be held undivided ownership.
Notwithstanding the foregoing, Owners of adjoining Lots may, with the prior
written approval of the Association, sell, lease or purchase adjoining property
in any manner permitted by law to accomplish relocation of the boundary line
between such Lots if such sale and purchase will not cause or result in a
violation of any setback, building or other restriction herein contained or
shown on a recorded plat, map, or other applicable law. In such cases, the



new boundary line thus established shall be deemed the new boundary line
between the respective Lots but no setback lines, easements, or land uses for
such properties with respect to the former boundary line or otherwise shall be
changed or shifted by reason of the change of boundary line. Notwithstanding
the foregoing, Lots 1, 2 and 9 may be further divided per Teton County
permitting.

(e) Combining Lots. Provided that the Owner elects to do so in writing and
duly records same in the Office of the County Clerk, Teton County, Idaho, two
or more adjoining Lots owned by a single Owner may be combined and
developed as one Lot but shall thereafter be deemed one Lot, and may not
thereafter be split and developed separately.

(f) Maintenance. Each Owner shall keep all Lots and the exteriors of
Improvements thereon and the exteriors, landscaping and surrounding areas
of all structures in good order and repair, and in a clean, safe, attractive and
sightly condition.

(g) Drainage. The established drainage pattern from, on or over any Lot
shall not be obstructed, altered or in any way modified, unless previous written
consent is obtained from the Association.

(h) Livestock and Pets. The keeping of horses on the property shall only
be permitted by landowner’s that own at least 2.5 acres. In this case, the lot
owner shall be entitled to keep no more than two horses for personal (on-
boarding) use (no stallions for breeding purposes) in a dry lot corral type
structure. No domestic animals or fowl totaling more than three (3) generally
recognized house or yard pets shall be maintained on any Lot.

(1)  Unsightliness. No unsightliness shall be permitted on any Lot or on the
exterior or other portions of a Residence visible from elsewhere on the Subject
Property, Common Area, or any adjacent property. Without limiting the
generality of the foregoing: (1) all unsightly Structures, facilities, equipment,
objects and conditions shall be enclosed within an approved Structure or
appropriately screened from view; (2) work related professional trailers,
trucks, boats, tractors, vehicles, automobiles, campers whether or not on a
truck, snow removal equipment and garden or maintenance equipment shall
be kept at all times within an enclosed Structure, except when in actual use;
(3) refuse, garbage and trash shall be kept at all times in a covered, noiseless
container and any such container shall be kept within an enclosed structure or




appropriately screened from view; (4) service areas, storage piles, compost
piles and facilities for hanging, drying or airing clothing or household fabrics
shall be appropriately screened from view; (5) pipes for water, gas, sewer,
drainage or other purposes and wires, poles, antennae and other facilities for
the transmission or reception of audio or visual signals or electricity, and
utility meters or other utility facilities and gas, oil, water or other tanks, and
sewage disposal systems or devices shall be kept and maintained within an
enclosed Structure or below the surface of the ground; (6) No lumber, grass,
shrub or tree clippings or plant waste, metals, bulk materials or scrap or refuse
or trash shall be kept, stored or allowed to accumulate; and (7) all rubbish,
trash and garbage shall be regularly removed from each Lot and shall not be
allowed to accumulate thereon. Notwithstanding the foregoing, if at the time
of the occupancy of any approved structure, connections to a nearby
underground electricity line or telephone line are not available, then
temporary poles or wires for electricity, or telephone service, as the case may
be, may be installed to a reasonable necessary height provided that they shall
be promptly removed at the expense of the Owner after the availability of
connections to nearby underground lines or cables, which in all events shall
be within 120 days (unless said period is extended by the Association). If, at
the time of the occupancy of any approved Structure, a connection to a nearby
television cable is not available, and if a signal from a booster or translator is
not being produced into the area, an Owner may install a temporary antennae
inside the Structure, or small satellite dish approved by the Association, or
otherwise not visible from adjacent property. If at any time a connection to a
nearby television cable becomes available, each Owner shall remove
promptly at his expense all television antennae previously installed.

()  Motor Vehicles. All motor vehicles, including, without limitation,
automobiles, trucks, motorcycles, dune buggies, all-terrain vehicles,
snowmobiles and other types of recreational vehicles must have mufflers on
their exhaust systems and shall be driven only on Roads. Such use of roads
shall be limited to ingress and egress only.

(k) No Noxious or Offensive Activity. No noxious or offensive activity
shall be carried on upon any Lot nor shall anything be done, made or suffered
or placed thereon which is or may become a nuisance or cause embarrassment,
disturbance or annoyance to others. Without limiting any of the foregoing, no
exterior speakers, horns, whistles, bells, or other sound devices except
security devices used exclusively to protect the security of any Lot, shall be
placed thereon.




() No Hazardous Activities. No activities shall be done, made, suffered,
or conducted on any Lot and no Improvements constructed thereon which are
or might be unsafe or hazardous to any person or property. Without limiting
the generality of the foregoing, no firearms, shall be discharged upon any Lot,
and no open fires shall be lighted or permitted on any Lot except in a contained
unit while attended and in use or within a safe and well-designed interior
fireplace, or as otherwise specifically scheduled or approved by the Board.

(m) Fences. Fences shall be treated as improvements with approval of the
homeowner’s association. All fencing shall be screened. The height limit for
fencing shall be 66 inches. No barbed wire or chain link fences are allowed.
This is not to require every lot owner to fence his or her lot, but if a fence is
desired, it must comply with this provision and be maintained accordingly.

(n) No Mining and Drilling. No Lot shall be used for the purpose of
mining, quarrying, drilling, boring or exploring for or removing oil, gas, or
other hydrocarbons, minerals, rocks, stones, gravel or earth.

(o) No motorcycles, trail bikes or snowmobiles shall be used on any of the
property covered by the Covenants except strictly in accordance with rules
promulgated by the Association.

(p) Outdoor Lighting. All outdoor lighting shall conform to the Outdoor
Lighting (Dark Sky) requirements of Title 8-4-6 per Title 8, Rev. 09/09/2013

(q) Open Space Management Plan

The Wildflower PUD is a 64.36-acre property located at Hwy 33 & S. 2000
E. The community will consist of 26 residential lots. There are 32.18 acres
designated as Farm Easement. The land within Farm easements will be
owned and managed collectively by the Wildflower PUD Home Owners
Association (HOA). This plan identifies specifically how these lands will be
managed.

Farm Fasement Use

The purpose of the Farm Easements is to provide for the continuation
of the historical agricultural use of the land and preserve the
agricultural heritage of the region. These areas will also serve as an
aesthetic amenity, buffer for the residential lots, and protection of the
viewshed from Hwy 33. Farm Easements as shown on the Plat are

dedicated to the HOA. These areas will remain in agricultural
Page 7 of 3



production.

Farm Easement Access

Farm easements allow access for the HOA and any contract farmer
hired by the HOA for the purpose of growing agricultural crops and
associated agricultural operations. Access for ditch companies for
periodic maintenance of ditches, head gates, diversion structures, and
other irrigation structures is also permitted.

Farm Easement Management

Operations and maintenance of Farm Easement areas will be financed
and managed by the HOA. The HOA will contract with an independent
operator (farmer) to continue agricultural operations on the property.
The farm operator will determine the appropriate crops and processes
for the property annually based on commodity demand and best
agricultural management practice.

Page 8 of 3



Section 2. Roads. Roads shall be used for roadway and street purposes subject
to the rules and regulations of the Association and the Association and shall be
maintained by the Association as hereinafter provided.

ARTICLE III
Required Approval of all Changes

Section 1. Change in the Existing State of Property. “Change in the Existing
State of Property” shall mean and include, without limitation, the construction or
reconstruction of any building, structure or other improvement, including utility
facilities, the making or creation of any excavation, fill or similar disturbance of the
surface of land including, without limitation, change of grade, stream bed, ground
level or drainage pattern; the clearing, marring, defacing or damaging of trees,
shrubs or other growing things; the landscaping or planting of trees, shrubs, lawns
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or plants; or any change, alteration or refinishing, including without limitation, any
change of color, texture or exterior appearance, of any previously approved change
in the existing state of the property, insofar as the same shall apply to any Lot of
Subject Property.

Section 2. Approval of Change in Existing State Required. No Change in the
Existing State of Property shall be made or permitted, except by Declarant or
Trustee, without the prior written approval of the Association and without
compliance with this Article III. The following paragraphs of this Article III shall
not be applicable to any Change in the Existing State of Property undertaken by
Declarant, or any duly authorized agent or representative of Declarant.

Section 3. Association Approval. The Association shall have complete
discretion to approve or disapprove any Change in the Existing State of Property.
The Association shall exercise such discretion with the following objectives in mind:
to carry out the general purposes expressed in this Declaration; to prevent violation
of any specific provision of this Declaration or any Supplemental Declaration; to
prevent any change which would be unsafe or hazardous to any persons or property;
to minimize, as in the sole discretion of the Association is reasonable under
circumstances, obstruction or diminution of the view of others; to preserve visual
continuity of the area and to prevent a marked or unnecessary transition between
improved and unimproved areas and any sharp definition of boundaries of property
ownership; to assure that any change will be of good and attractive design and in
harmony with the rustic and natural setting of the area and will serve to preserve and
enhance existing features of natural beauty; to avoid duplication; to assure that
materials and workmanship for all improvements are of high quality comparable to
other improvements in the area; and to assure that any change will require as little
maintenance as possible so as to assure a better appearing area under all conditions.

Section 4. Association Criteria. The Association shall adopt criteria
consistent with Section 3 by which it intends to exercise its discretion with regard to
approval or disapproval of any change in the existing state of property. The
Association Criteria as formulated by the Association from time to time shall be set
forth in writing which shall be made available to Owners of Lots.

Section 5. Prosecution of Work After Approval. After approval by the
Association, any Proposed Change in the Existing State of Property shall be
accomplished as promptly and diligently as possible and in substantial conformity
with the description of the proposed Change in the Existing State of Property and
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with any plans and specifications therefor given to the Association. Failure to
commence the Change in the Existing State of Property within one (1) year after the
date of approval or to complete the proposed Change in the Existing State of
Property (including completion of the landscaping) substantially in conformity with
the description thereof and plans and specifications therefore within a reasonable
period of time (not to exceed two (2) years after commencement of construction)
shall operate to automatically revoke the approval of the proposed Change in the
Existing State of Property, and, upon demand by the Association, the Property shall
be restored as nearly as possible to its state existing prior to any work in connection
with the proposed Change in the Existing State of Property. If an Improvement is
destroyed (whether totally or partially), the debris shall be removed promptly and
the remainder of the Improvement shall either be removed within ninety (90) days
or restoration commenced within said ninety (90) day period commencing on the
date the destruction occurred. The Association and its duly appointed agents may
enter upon any property at any reasonable time or times to inspect the progress or
status of any Change in the Existing State of Property being made or which may
have been made.

Section 6. Failure to Comply. If the Association shall find that any change
in the existing State of Property shall have been undertaken without the approval of
the Association in violation of the provisions of this Article III, it shall immediately
notify the Declarant and the Association, any of which shall have the right to remove
any such Change in the Existing State of Property at the sole cost and expense of the
Owner or Owners of the Lot.

If the Association shall find that a Change in the Existing State of Property
was not completed in substantial conformity with the description thereof and any
plans and specifications therefor as approved by the Association, the Association
shall notify the Owner or Owners of such noncompliance and require remedy of such
noncompliance. If within sixty (60) days from the date of such notification, the
Owner or Owners shall have failed to remedy the noncompliance, the Association
shall notify the Declarant and the Association, any of which shall have the right, at
its option, to remove the Change in the Existing State of Property or to remedy the
noncompliance, in either case at the sole cost and expense of the Owner or Owners
of the Lot.

Section 7. Waiver. The approval of the Association of the plans and
specifications for any Change in the existing State of Property shall not be deemed
to be a waiver by the Association of its rights to object to any of the features or
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elements embodied in any other plans and specifications for another change in the
Existing State of Property, nor shall such approval be construed as in any manner
modifying, altering or waiving any of the Covenants of this Declaration or any
Covenants, Conditions, Restrictions or provisions in any Supplemental Declaration.

Section 8. Presumption of Compliance. All of the Changes in the Existing
State of Property heretofore or hereafter undertaken by Declarant or his agents or
representatives on any Lot shall be conclusively presumed in compliance with the
provisions of this Article III.

Section 9. Association Action. If any Owner is obligated to pay for or perform
some act in accordance with the terms hereof, or with the terms of any By- Laws or
rules promulgated pursuant to these Covenants, and such Owner fails to do so, the
Association may cure such failure (but in on event whatsoever shall be obligated to
do so) and may recover from the Owner all costs of such cure in addition to any other
rights or remedies it may have hereunder. In no event, however, shall the Association
or any of its officers, employees or Committee members be liable in any way for its
decision to cure same or not to cure same or for the partial or faulty cure of same.

ARTICLE IV
Association

Section 1. General Purposes and Powers. The Association has been formed
by Declarant as a nonprofit Idaho corporation by the filing of the Articles. Its affairs
shall be governed by the Articles and By-Laws. The Association shall be obligated
and shall assume and perform all functions and obligations imposed on it or
contemplated for it under this Declaration and any similar functions or obligations
imposed on it or contemplated for it under any Supplemental Declaration. The
Association shall have all powers necessary or desirable to effectuate these purposes.

Section 2. Duties of Association. The Association shall, in addition to such
obligations, duties and functions as are assigned to it by other provisions of this
Declaration and any Supplemental Declarations, have the obligations, duties and
functions to do and perform each of the following for the benefit of the Owners, and
members, and for the maintenance, administration and improvement of the Subject
Property, and other property owned by the Association, the Recreational Facilities
and Common Areas or any other property as may be required or appropriate.
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Section 3. Powers and Authorities of Association. The Association shall have
all of the powers of a nonprofit corporation organized under the laws of the state of
Idaho, subject only to such limitations upon the exercise of such powers as are
expressly set forth in the Articles, By-Laws or this Declaration. The Association
shall have the power to do any and all lawful things which may be authorized,
required or permitted to be done hereunder, or by the Articles and to do and perform
any and all acts which may be necessary or proper for or incidental to the exercise
of any of its express powers, including the following which are listed without intent
to limit the foregoing articulation:

(a) Assessments. To levy Assessments, charges, fines and penalties on the
Owners, and to enforce the payment of the same, all in accordance with the
provisions of this Declaration and its Supplements, the Articles, By-Laws,
rules and regulations of the Association.

(b) Easements and Rights of Way. To grant and convey to any third party
easements and rights of way in, on, over or under the Association’s property
or common areas owned by the Association for the purpose of constructing,
erecting, generating or maintaining any Improvements, utilities or other
facilities, subject to the prior written approval of the Association.

(c) Employment of Manager and Employees. To employ the service of any
person or firm as manager, together with employees, to manage, conduct and
perform the business, obligations and duties of the Association as may be
directed by the Board and to enter into contracts for such purposes. To obtain,
and pay for, legal, accounting, engineering, management and other
professional services as may be necessary or desirable.

(d) Mortgagee Protective Agreements. To execute and cause to be
recorded from time to time agreements in favor of holders or insurers of
mortgages secured by portions of the Subject Property. Such agreements may
condition specified action relevant to this Declaration or the activities of the
Association upon approval by a specified group or number of such Mortgage
holders or insurers.

(e) Right to Make Rules and Regulations. The Association shall be
authorized to and shall have the power to adopt and enforce rules and
regulations to regulate use of any and all facilities and property of the
Association to assure fullest enjoyment and use by the persons entitled to
enjoy and use the same, provided that such rules and regulations shall not be
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in conflict with this Declaration or any Supplemental Declaration. The
Association may provide for enforcement of any such rules and regulations
through reasonable and uniformly applied fines and penalties, through
exclusion of violators from property and facilities of the Association or
otherwise. Each Owner, members of his family and his tenants, guests and
invitees shall be obligated to comply with and abide by any such rules and
regulations.

(f)  Right to Prosecute Actions. The Association shall have the power and
authority from time to time, in its own name, on its own behalf or on behalf
of any Owner or Owners who consent thereto, to commence and maintain
actions and suits in law and in equity to restrain any breach or threatened
breach of this Declaration or any supplemental Declaration and to enforce, by
mandatory injunction or otherwise, all of the provisions of this Declaration or
any Supplemental Declaration.

(g) Insurance. To obtain, maintain and pay for such insurance policies or
bonds, whether or not required by any provision of the Declaration, or any
By-Laws, as the Association shall deem to be appropriate for the protection
or benefit of the Owners, their tenants or guests, including, but without
limitation, fire and extended coverage insurance covering the Association
Property, liability insurance, workmen’s compensation insurance, malicious
mischief insurance, automobile non-ownership insurance, and performance
and fidelity bonds.

(h)  Utility Service. To contract and pay for, or otherwise provide for, utility
services, including, but without limitation, water, sewer, garbage, electrical,
telephone and gas services over any of the Subject Property owned by the
Association.

(i)  Road Maintenance. To contract and pay for, or otherwise provide for,
the construction, reconstruction, repair, maintenance, snow removal,
replacement or refinishing of any roads, drives or other paved areas upon any
portion of the Subject Property owned by the Association.

(j)  Protective Services. To contract and pay for, or otherwise provide for,
fire and such other protective services as the Association shall from time to
time deem appropriate for the benefit of the Owners, their tenants and guests.
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(k)  General Contracts. To contract and pay for, or otherwise provide for,
such materials, supplies, furniture, equipment and labor as and to the extent
the Association deems necessary.

(I)  Liens. To pay and to discharge any and all liens from time to time
placed or imposed upon any common area owned by the Association on
account of any work done or performed by the Association in the fulfillment
of any of its obligations and duties of maintenance, repair, operation or
administration.

(m) Implied Rights of Association. The Association shall have and may
exercise any right or privilege given to it expressly in this Declaration or any
Supplemental Declaration, its Articles and By-Laws or, except to the extent
limited by the terms and provisions of this Declaration, given to it by law, and
shall have and may exercise every other right or privilege or power and
authority necessary or desirable to fulfill its obligations, including, without
limiting the generality of the foregoing.

(n)  Right to Enter Upon Any Lot. The Association, or its duly authorized
agents, shall have the right at any time, and from time to time, without liability
to any Owner for trespass or otherwise, to enter upon any Lot of the Subject
Property, or any structure or improvement thereon, for the purpose of (1)
maintaining same in the event of default on the part of the Owner or Owners
thereof, in the maintenance thereof; (2) removing any Change in Existing
State of Property in violation of the provisions of Article IV hereof; and (3)
otherwise enforcing the Covenants contained in this Declaration or any
provisions, Covenants Conditions or Restrictions contained in any
Supplemental Declaration; provided however, any entry into any structure
shall require 24 hours advance notice by personal delivery or posting
conspicuously on such structure.

(o) Fees and Fines. The Association, or its duly authorized agents, shall
have the right at any time, and from time to time, without liability to any
Owner have the authority to set the rate of fees for services to the Owners
and to adopt a fine schedule for the violation of this Declaration. Prior to the
issuance of any fines to an Owner the Association must invite the Owner to
which such fine is directed to a hearing in front of the Board on the matter to
which the fine is proposed.
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ARTICLE V
Association-Member and Management

Section 1. Regular Membership. There shall be one (1) Regular Membership
in the Association and one (1) vote for each Lot regardless of the size of such Lot,
and regardless of the differences in the size or scope of Improvements thereon. Such
Membership in the Association shall be mandatory. Each such membership shall be
appurtenant to the fee simple title to such Lot. The Owner or Owners (including
Declarant) for the Lot, shall be deemed the Owner or Owners of the Membership
appurtenant to that property and title to and ownership of the Membership for that
property shall automatically pass upon transfer of fee simple title or long term lease
to that property. Each Owner or Owners of a Lot aforesaid shall be at all times
entitled to the benefits and subject to the burdens relating to the Membership for
such property. For purposes hereof, if an Owner has entered into a lease for the
property with an original term of twenty-five (25) years or more, such Owner may
give such lessee his proxy to exercise rights of membership as to such property and
shall file such proxy with the Association. If fee simple title or long term lease to a
Lot of property as aforesaid, is held by more than one person or entity the
membership appurtenant to that property shall be shared by all such persons or
entities in the same proportionate interest and by the same type of ownership in
which fee simple title to that property is held.

Section 2. Board of Directors. The affairs of the Association shall be managed
by a Board of Directors consisting of Three (3) persons. In all events, the Board of
Directors may, however, delegate any portion of its authority, by resolution, or to an
Executive Committee, or to an Executive Manager or Director for the Association.
Members of the Board of Directors, shall be elected annually by the members.
Vacancies in the Board may be filled by the action of a majority of the remaining
Board Members.

Members of the Board and their officers, assistant officers, agents and
employees acting in good faith on behalf of the Association:

a)  shall not be liable to the Owners as a result of their activities for any
mistake of judgment, negligence or otherwise, except for their own willful
misconduct or bad faith;

b)  shall have no personal liability in contract to an Owner or any other

person or entity under any agreement, instrument or transaction entered into
by them on behalf of the Association in their capacity;
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c) shall have no personal liability in tort to any Owner or any person or
entity, except for their own willful misconduct or bad faith; and

d)  shall have no personal liability arising out of the use, misuse or
condition of the Property which might in any way be assessed against or
imputed to them as a result of or by virtue of their official capacity.

Section 3. Voting of Members. Each Member shall have one vote for each
Lot as provided in Section 1 herein above, in the election of members of the Board
of Directors of the Association, and in all other matters submitted to the vote of
Members. In all voting by Members, voting by proxy shall be allowed and permitted,
and in all voting for members of the Board cumulative voting shall be allowed and
permitted. When one or more persons hold an interest or interests in any Lot the
vote shall be exercised as they among themselves determine, but in no event shall
more than one vote be cast with respect to any Lot. Until 67% of the Lots have been
sold and title transferred to Owners other than Declarant, whichever occurs first, the
Declarant reserves the right to appoint and remove all members of the Board and to
exercise the powers and responsibilities otherwise assigned by the Declaration to the
Association. Notwithstanding the foregoing, by express written declaration,
Declarant shall have the option to at any time turn over to the Association, and its
members, the total responsibility for electing and removing members of the Board.

Section 4. Notices of Meetings. A member shall be entitled to at least thirty
(30) days’ notice of all meetings in which a vote of the Members is to be taken and
when the amount of all Assessments which the members are obligated to pay will be
determined. Notice shall be considered given when written notice is mailed or
telegraphed to a Member addressed to the Member under the name and address for
the Member furnished by the Member to the Association and, in any event shall be
deemed given on the earlier of actual receipt or three (3) days after mailing or
telegraphing. If a Member fails to furnish a name or address to the Association to
which notices may be mailed, the Association shall be entitled to give notice by mail,
telegraph or deliver of a written notice to the address of such member’s property,
addressed “Care of Owners”.

Section 5. Quorum. A quorum shall consist of fifty-one percent (51%) of the
Members.

ARTICLE VI
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Assessments

Section 1. Operating Fund. The Association, acting by and through the Board,
shall collect and deposit to an account in the name of the Association all moneys
paid to it by way of assessment, by way of fees or charges for the use of the Common
Area and the Recreation Facilities, or otherwise and from which the Association
shall make disbursements in performing the functions which the Association
performs under this Declaration.

Section 2. Maintenance Assessment. Not later than thirty (30) days prior to
the commencement of each calendar year, the Association shall estimate the costs
and expenses to be incurred by it during such year in performing its function,
including reasonable provisions for defraying expenses attributable to ownership,
maintenance, operation and furnishing of Common Area and the Improvements
thereon and for contingencies, reconstruction and replacements and for alterations,
modifications and improvements thereto, including but not limited to the payment
of taxes of the Association, the payment of taxes levied on or with respect to the
property owned by the Association, the payment of utility charges, maintenance
expenses for the utility installations and Roads and snow removal therefore, Board
expenses, expenses of enforcement of this Declaration and professional fees. In so
estimating, the Association shall take into consideration the anticipated balance in
the operating fund as of the start of such year and the estimated receipts of all
assessments, charges, fees, and other payments to be collected during the year. The
net estimate determined by the Association as being necessary and required shall be
divided and assessed by it as of January 1 of each year as an assessment for such
year against all Owners of Lots (each Lot being treated the same as all other Lots
regardless of differences in size, regardless of whether improved or unimproved, and
regardless of differences in size, degree or nature of the Improvements) in proportion
to the number of Lots owned by each Owner.

Section 3. Supplemental Assessment. If at any time and from time to time
during any year it shall appear that the assessment is or will be inadequate for any
reason, including nonpayment by any Owner of his share, the Association may levy
a further assessment to all Owners in the amount of such actual or estimated
inadequacy.

Section 4. Payment of Maintenance Assessment. The assessments shall be
due and payable by the Owners to the Association in equal quarterly installments in
advance on or before the thirtieth (30th) day of each January, April, July and
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October, or in such other manner as the Association shall designate, but not in
advance in an amount in excess of the estimate for the full year.

Section 5. Special Assessments. The Association may also levy a special
assessment against any Owner where, as a direct result of said Owner’s acts or failure
or refusal to act or otherwise to comply with this Declaration the By-Laws, the
Covenants, and any rules prescribed by the Board of Directors, moneys were or will
have to be expended from the fund by the Association in performing its functions or
enforcing the Covenants under this Declaration, the By-Laws, the Covenants, or any
rules prescribed by the Board of Directors. Such special assessment shall be in the
amount to be expended or so expended therefor and shall be due and payable to the
Association when levied and shall include without limitation, engineers’, architects’,
attorneys’ and accountants’ fees reasonably incurred by the Association.

Section 6. Special Assessments for Capital Improvements. In addition to the
annual assessments the Association may levy a special assessment for the purpose
of paying part or all of the costs of construction, re-construction or replacement of
any capital improvements located upon the Common Area, including necessary
fixtures or personal property related thereto. Any special assessment shall apply
only to the year in which it is set. Any special assessments shall require the prior
approval of two-thirds (2/3) of the members. There shall be a development fund into
which the Association shall deposit all monies paid to it as special or capital
development assessments and income and profits attributable to investment of the
development fund and from which Association shall make disbursements in
performing the functions for which such assessments are levied.

Section 7. Obligation of Payment. Each assessment (maintenance,
supplemental, special or development) shall be a separate, distinct and personal debt
and obligation of the Owner against whom it is assessed, at the time the assessments
is made, and each Owner of any Lot, by acceptance of a deed therefor, whether or
not it be so expressed in such deed, is deemed to covenant and agree to timely pay
the same to the Association. If the Owner does not pay such assessment, or any
installment thereof, when due, the Owner shall be deemed in default, and the amount
of the assessment not paid, plus interest at on and one-half percent (1 1/2%) per
month (not to exceed, however, the highest rate permitted under Idaho law) and
costs, including reasonable attorneys’ fees, shall be and become a continuing lien
upon the Lot or Lots of such Owner, effective upon and as of the recordation of a
notice of default. Such notice of default shall set forth the amount of the delinquent
assessment and other charges, a description of the Lot against which the same has
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been assessed and the name of the record holder thereof, and shall be signed by any
officer of the Association, and shall be mailed to Owner at least ten (10) days prior
to the recording of a lien. Such lien shall be prior to all other liens and shall continue
for so long as the debt secured by such lien is statutorily enforceable. Such lien may
be foreclosed by the Association in like manner as a Mortgage of real property, and
the Association shall have the power to bid on the Lot at a foreclosure sale and to
acquire and thereafter hold, lease, mortgage and convey the same. The foregoing
remedies shall be in addition to any other remedies provided by law for the
enforcement of such assessment obligation. Upon payment of any such delinquent
assessment, interest and charges in connection with which such notice of default has
been so filed, or other satisfaction thereof, the Association shall cause to be filed a
further notice stating the satisfaction and release of the lien thereof.

Section 8. Estoppel Certificate. On request by any proposed purchaser,
Mortgagee or transferee of a Lot, the Association shall execute and acknowledge a
certificate stating the amount of the assessment secured by any lien upon such Lot,
or that there is no outstanding assessment, as the case may be. Such certificate shall
be conclusive upon the Association and the Owners in favor of all persons who rely
thereon in good faith as of the amount of such indebtedness or the absence of any
indebtedness as of the date of the certificate. The Association may charge a
reasonable fee for the issuance of such certificate.

Section 9. No Owner subject to assessment, charges, fines, or penalties
hereunder may exempt himself from liability for same, nor release his Lot or any
portion thereof from the liens thereof, by waivers of the use and enjoyment of the
property and facilities promoted by such assessments, charges, fines and penalties
or by abandonment of his Lot or any portion thereof.

ARTICLE VII
Property Rights

Section 1. Drainage. There is hereby reserved to Declarant a non-exclusive
easement for drainage of surface waters from portions of the Subject Property across
other portions of the Subject Property. Said drainage shall conform to a development
plan as it is developed by Declarant. Drainage shall be limited to reasonable amounts
of water and shall be so designed and constructed so as not to materially interfere
with the development, use and enjoyment of the portions of the property onto which
such water drains. The drainage as established shall not be altered, modified or
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changed as to any part of the Subject Property without the consent of the Owners
who will be affected by any such alteration, modification or change.

Section 2. Roads. Each Owner of a Lot, as well as Declarant, shall have a
non-exclusive easement appurtenant to his property of ingress and egress over and
on all Roads. Each Owner may delegate his right under said non-exclusive easement
for the benefit of his family, his tenants, servants, employees, agents, guests and
invitees, and any transferee by way of lease assignment or contract for purchase of
the property to which said non-exclusive easement is appurtenant.

Section 3. Members’ Easements of Enjoyment. Subject to (i) the applicable
rules and regulations (i1) existing easements and reservations of rights, and (ii1)
requirements of applicable law, every member of the Association shall as Owner of
one or more Lots, together with Declarant, have a right and non-exclusive easement
of use and enjoyment in and to all property owned by the Association, property
interest, and Recreational Facilities owned or held by the Association. Such right
and easement shall be appurtenant to and shall pass with the title to every Lot subject
to the following limitations:

(a) The right of the Association to limit the number of guests, and to adopt
Association Rules regulating the use and enjoyment of the same.

Section 4. Delegation of Use. The Owner of any Lot may delegate to any
occupant of the same the right to the use and enjoyment of the said facilities and any
privilege appurtenant to such Lot on which the same is located.

Section 5. Parking Rights. The use of parking areas (if any) within the
Association’s properties, together with the terms and conditions with regard to such
use, shall be subject to and at all times governed by the Trustee’s rules or the
Association’s rules as the same are in effect from time to time.

ARTICLE VIII
Miscellaneous

Section 1. Duration of Declaration. Any provision, covenant, condition or
restriction contained in this Declaration or any Supplemental Declaration shall be
Covenants running with the land for the use and benefit of the Lots, Association’s
Property and Common Area, and shall continue and remain in full force and effect
for the period of forty (40) years following the date of recording after which time
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they shall continue automatically for successive periods of ten (10) years, unless, at
least one year prior to the expiration of any such period, this Declaration is
terminated by recorded instrument directing termination signed by the Owners of
not less than two-thirds (2/3)) of the aggregate number of Lots.

Section 2. Effect of Provisions of Declaration. Each provision, covenant,
condition and restriction contained in this Declaration:

(a) shall be deemed incorporated in each deed or other instrument by which
any right, title or interest in any real property subject to this Declaration is
granted, devised or conveyed, whether or not set forth or referred to in such
deed or other instrument;

(b) shall, by virtue of any person’s or entity’s acceptance of any right, title or
interest in any parcel of property subject to this Declaration, be deemed
accepted, ratified, adopted and declared as a personal covenant of such person
or entity and, as a personal covenant of such person or entity shall be binding
on such person or entity and such person’s or entity’s heirs, personal
representatives, successors and assigns and, if a personal covenant of a person
or entity other than the Association or Declarant shall be deemed a personal
covenant to, with and for the benefit of Declarant and to, with and for the
benefit of the Association and, if a personal covenant of the Association, shall
be deemed a personal covenant to, with and for the benefit of Declarant and
to, with and for the benefit of each Owner of Property subject to this
Declaration;

(c) shall be deemed a real covenant by Declarant, for itself, its successors and
assigns, and also an equitable servitude running, in each case, as a burden with
the title to each parcel of property now or hereafter subject to this Declaration
and, both as a real covenant and an equitable servitude, shall be a burden upon
and binding on each such parcel of property and upon each person or entity
owning any right, title or interest in such parcel of property for so long as such
person or entity owns any such right, title or interest, and, with respect to any
property of a person or entity other than the Association, or Declarant, shall,
both as a real covenant and an equitable servitude, be deemed a covenant and
servitude for the benefit of any property now or hereafter owned by Declarant
subject to this Declaration, and for the benefit of any property now or hereafter
owned by the Association which is subject to this Declaration and for the
benefit of any and all property which is subject to this Declaration;
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(d) shall be deemed a covenant, secured by alien binding, burdening and
encumbering the title to each parcel of property which is subject to this
Declaration and, with respect to any property or entity other than the
Association of Declarant, shall, as a lien, be deemed a lien in favor of
Declarant and the Association and, with respect to any property owned by the
Association, shall, as a lien, be deemed a lien in favor of Declarant; and

(e) shall be deemed a condition subject to which title to each parcel of
property which is subject to this Declaration is and shall at all times be held.

Section 3. Enforcement and Remedies. The covenants contained in this
Declaration and the provisions, covenants, conditions and restrictions contained in
any Supplemental Declaration with respect to the Subject Property, the Association
or property of the Association shall be enforceable by Declarant, by the Association,
or by any Owner of property subject to this Declaration by a proceeding for a
prohibitive or mandatory injunction. The covenants contained in this Declaration
and the provisions, covenants, conditions and restrictions contained in any
Supplemental Declaration with respect to a person or entity or property of a person
or entity or the Association or Declarant shall be enforceable by the Declarant or the
Association by a proceeding for prohibitive or mandatory injunction or by a suit or
action to recover damages or to recover any amount due or unpaid or, in the
discretion of the Association or the Declarant, for so long as any person or entity
fails to comply with any such provision, covenant, condition or restriction, by
exclusion of such person or entity and such person’s or entity’s guests or invitees
from use of any property or facility owned or held by the Association and from
enjoyment of any function undertaken by the Association. In addition to the
remedies stated above, if, with respect to any property subject to this Declaration,
conveyed to the Association or to any other person or entity by Declarant, there is a
violation or breach of or failure to comply with, any of the provisions, covenants,
conditions or restrictions contained in this Declaration or the provisions, covenants,
conditions and restrictions contained in any Supplemental Declaration, then
Declarant shall be deemed to have and shall have a power of termination and the
right immediately or at any time during the continuation of any such violation,
breach, or failure to re-enter and take possession of the real property and, upon
exercise of this right of re-entry, title to the property shall thereupon vest in
Declarant. This right of re-entry and for revesting of title shall be subject to the
provisions of Article IV, Section 7. If court proceedings are instituted in connection
with the rights of enforcement and remedies provided in this Declaration, the
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prevailing party shall be entitled to recover its costs and expenses in connection
therewith, including reasonable attorneys’ fees.

Section 4. Protection of Mortgagee. No violation or breach of any of the
provisions, covenants, conditions or restrictions contained in this Declaration or any
provision, covenant, condition or restriction contained in any Supplemental
Declaration and no action to enforce the same shall defeat, render invalid or impair
the lien of any Mortgage taken in good faith and for value and perfected by recording
prior to the time of recording of an instrument giving notice of such violation or
breach, or the title or interest of the holder thereof or the title acquired by any
purchaser upon foreclosure of any such Mortgage. Any such purchase shall,
however, take subject to this Declaration except only that violations or breaches
which occur prior to such foreclosure shall not be deemed breaches or violations
hereof with respect to such purchaser, his heirs, personal representatives, successors
or assigns.

Section 5. Limited Liability. Neither Declarant, the Association, the Board of
Directors of the Association, nor any member, agent or employee of any of the same
shall be liable to any party for any action or for any failure to act with respect to any
matter if the action taken or failure to act was in good faith.

Section 6. Successors and Assigns. This Declaration and any Supplemental
Declaration shall be binding upon and inure to the benefit of the heirs, successors,
assigns, and personal representatives of the Association, Declarant, Owners, lessees,
guests, invitees, and all other persons or entities deriving rights therefrom, whether
voluntary or involuntary by operation of law or otherwise.

Section 7. Severability. Invalidity or unenforceability of any provision of this
Declaration or of any Supplemental Declaration in whole or in part shall not affect
the validity or enforceability of any other provision or valid and enforceable part of
a provision of this Declaration or of any Supplemental Declaration.

Section 8. Captions. The captions and headings in this instrument are for
convenience only and shall not be considered in construing any covenant contained
in this Declaration.

Section 9. No Waiver. Failure to enforce any covenant in this Declaration or
in any Supplemental Declaration shall not operate as a waiver of any such covenant
or of any other provision, restriction, covenant or condition.
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Section 10. Notice. Except as otherwise provided, any notice permitted or
required to be delivered may be done so either personally or by mail. If delivery is
made by mail, it shall be deemed to have been delivered four (4) days after a copy
of same has been deposited in the United States Mail, postage prepaid, addressed to
the person at the address given by such person to the Board of Directors of the
Association for the purpose of service of such notice, or to the property of such
person which is subject to this Declaration or any Supplemental Declaration if no
address has been given to the Board of Directors. Such address may be changed
from time to time by notice in writing to the Board of Directors of the Association.

Section 11. Amendment. The provisions of this Declaration may be amended
by the vote of those holding at least two-thirds (2/3) of the votes of the members in
the Association. Any amendment so authorized shall be accomplished by
recordation of an instrument executed by the Secretary of the Board.

IN WITNESS WHEREOF, Declarant has executed this Declaration the day
and year first above written.

Trestles, LLC

By
Name: Randy Larsen
Title: Owner/Manager
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STATE OF IDAHO )

) SS.
COUNTY OF TETON )
The foregoing Declaration of Covenants, Conditions and Restrictions for was
acknowledged before me by this day of ,2022.

Witness my hand and official seal.

SEAL Notary Public
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APPENDIXJ

REVISED PLAT
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CURVE TABLE
CURVE # | LENGTH | RADIUS DELTA CHORD LENGTH | CHORD BEARING
Cl 92.10 300.00 | 017°35'24" | 91.74 NO07° 47 45"E
C2 30.81 1800.00 | 000°58'51" | 30.81 N16° 06' 01"E
C3 79.17 1800.00 | 002°31'12" | 79.17 N14°20'59"E
C4 98.64 1800.00 | 003°08'23" | 98.63 NI11°31'11"E
Cs 75.89 1800.00 | 002°24'57" | 75.89 S08° 44" 31"W
Co6 120.49 1800.00 | 003°50'07" | 120.46 S05°37' 00"W
Cc7 39.73 1800.00 | 001°15'52" | 39.73 S03° 04' 00"W
Cc8 155.72 1800.00 | 004°57'24" | 155.67 N00° 02' 38"W
c9 11.47 1800.00 | 000°21'55" | 11.47 S02°42'17"E
C10 147.40 1800.00 | 004°41'30" | 147.36 S05° 14' 00"E
c1 55.71 1800.00 | 001°46'24" | 55.70 NO08° 27" 57"W
C12 115.44 1800.00 | 003°4029" | 115.42 N11°11'23"W
C13 17.63 1800.00 | 000°33'40" | 17.63 N13°18'28"W
Cl4 25.55 250.00 | 005°51'17" | 25.53 $10°39'39"E
C15 110.18 250.00 | 025°15'05" | 109.29 N04° 53'32"E
Cleé 67.70 250.00 | 015°30'54" | 67.49 N25°16'31"E
C17 78.72 250.00 | 018°02'26" | 78.39 N42°03' 11"E
C18 117.37 250.00 | 026°53'55" | 116.29 N64°31'21"E
C19 86.11 250.00 | 019°44'08" | 85.69 $87°50' 23"W
C20 93.65 330.00 | 016°15'37" | 93.34 N07°07' 51"E
C21 76.62 270.00 | 016°15'37" | 76.37 N07°07'51"E
C22 101.31 330.00 | 017°35'24" | 100.91 NO07° 47" 45"E
C23 101.17 1770.00 | 003°16'30" | 101.16 N14° 57 12"E
C24 174.64 1770.00 | 005°39'11" | 174.57 N10°29'21"E
C25 160.24 1770.00 | 005°11'13" | 160.18 NO05° 04' 09"E
C26 155.72 1770.00 | 005°02'27" | 155.67 NO00° 02" 41"W
C27 158.89 1770.00 | 005°08'36" | 158.84 NO05° 08" 12"W
C28 171.25 1770.00 | 005°32'36" | 171.18 N10°28'49"W
C29 10.39 1770.00 | 000°20'11" | 10.39 N13°25" 12"W
C30 32.68 280.00 | 006°41'15" | 32.66 N10° 14" 40"W
C31 192.36 280.00 | 039°21'45" | 188.60 N12°46' 50"E
C32 90.96 280.00 | 018°36'43" | 90.56 N41° 46' 04"E
C33 130.02 280.00 | 026°36'23" | 128.86 No64°22'37"E
C34 97.87 280.00 | 020°01'39" | 97.38 N87°41'38"E
C35 82.89 270.00 | 017°35'24" | 82.57 NO07° 47 45"E
C36 39.70 1830.00 | 001°14'35" | 39.70 N15°58'09"E
C37 177.66 1830.00 | 005°33'45" | 177.59 N12°33'59"E
C38 196.33 1830.00 | 006°08'49" | 196.24 NO06° 42' 42"E
C39 206.91 1830.00 | 006°28'42" | 206.80 NO00° 23' 57"E
C40 203.06 1830.00 | 006°21'28" | 202.96 NO06° 01' 08"W
C41 140.23 1830.00 | 004°2326" | 140.20 N11°23"35"W
C42 128.98 220.00 | 033°35'24" | 127.14 NO03° 12' 24"E
C43 298.37 220.00 | 077°42'21" | 276.02 N58°51' 17"E

WILDFLOWER RURAL RESERVE PUD - PRELIMINARY PLAT

LOCATED IN THE SOUTHEAST 1/4 OF SECTION 2,
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CURVE TABLES
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WILDFLOWER RURAL RESERVE PUD - PRELIMINARY PLAT

LOCATED IN THE SOUTHEAST 1/4 OF SECTION 2,
TOWNSHIP 4 NORTH, RANGE 45 EAST, B.M., TETON COUNTY, IDAHO

FLOOD PLAIN DESIGNATION

The property shown hereon is located within Flood Zone Designation X (Outside of the 500-Year Flood Plain), per
Flood Rate Map number 16081C0150C, dated August 4, 1988.

DEVELOPMENT ZONING

Mixed agricultural/rural residential
NOTES

Property will be developed as a Rural Reserve PUD. Lot 26 will be open space, maintaining a minimum of 50% open
space over the entire development.

See 8-4-4 Table 2 Title 8 Teton County Zoning Ordinance for additional setbacks.

The proposed subdivision will not affect the distribution of water rights over and across the lands contained within or
adjacent to this subdivision.

Any existing water rights shall be utilized on site and a water distribution plan shall be filed with the State of Idaho
accordingly.

Lots will be served by individual well and septic systems.

Internal roads are designated as private. no public maintenance required.

MINIMUM SETBACKS

Description Setback Amount

Front Yard 30"
Rear Yard 40'
Side Yard 30"
Teton River 100"
Stream or Creek 50"
Irrigation Ditch or Canal 15

SUBDIVISION DATA

TOTAL ACREAGE: 64.361 ACRES
NUMBER OF LOTS: 26

SMALLEST LOT SIZE: 1.250 ACRES
LARGEST LOT SIZE:  32.184 ACRES
AVERAGE LOT SIZE:  2.475 ACRES
LOT DENSITY: 404 LOTS/ACRE

BOUNDARY DESCRIPTION

COMMENCING at the South 1/4 corner of Section 2, Township 4 North, Range 45 East, Boise Meridian, Teton County,
Idaho; Thence, N 89° 53' 10" E along the south boundary of said Section 2 for a distance of 176.79 feet to the TRUE
POINT OF BEGINNING; Thence, N 00° 34' 47" W for a distance of 2645.16 feet; Thence, N 89° 53' 17" E for a
distance of 1132.57 feet; Thence, S 00° 59' 58" E for a distance of 1322.69 feet; Thence, S 00° 59' 59" E for a distance
of 662.67 feet; Thence, S 89° 53' 13" W for a distance of 330.00 feet; Thence, S 00° 59' 57" E for a distance of 659.99
feet; Thence, S 89° 53' 10" W for a distance of 821.96 feet to the TRUE POINT OF BEGINNING.

SURVEY NARRATIVE
1. The purpose of this survey is to plat the described property for development.

2. Reference is made to Record of Surveys Instrument Nos. 235968, 172248, 201393, 255625, 261734 & 263456,
Plat Instrument Nos. 115452, 167979, 185571 & 198125, and CP&FR Instrument Nos. 103717, 103718, and 136170.

SURVEYOR'S CERTIFICATE

1, Justin M. Steffler, a licensed professional land surveyor in the State of Idaho, do hereby certify that the survey of this
subdivision, designated as WILDFLOWER SUBDIVISION, was made under my direction, and that said subdivision is
truly and correctly surveyed and staked as provided by law and in accordance with the accompanying plat as described
hereon.

Justin M. Steffler, P.L.S. 14222
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