
AMENDMENT TO RECORDED DEVELOPMENT AGREEMENT
FOR

RIVER RIM RANCH - DIVISION II
PLANNED UNIT DEVELOPMENT

This Amendment To Recorded Development Agreement for River Rim Ranch Division II
Planned Unit Development (this “Agreement”) is made this _____ day of November, 2011, by and
between Teton County (the “County”) and Big Sky Western Bank (the “Bank”) (collectively referred
to herein as the “Parties”).

STIPULATION OF FACTS

A. Division II of the River Rim Ranch Planned Unit Development (“River Rim”) was
approved by the County and recognized as a master planned unit development as
recorded on May 11, 2006 (the “2006 Development Agreement”).  

B. A Development Agreement for Division II dated July 27, 2006 was made between
West Rim LLC (“West Rim” or the “Developer”) and the County (the “2006
Development Agreement”) and duly recorded on August 7, 2006 as Teton County
Recorder’s Instrument No. 179247.

C. On or about June 30, 2009, the Bank acquired the River Rim property (the “Project”)
from West Rim as the developer, pursuant to a non-merger Warranty Deed in Lieu
of Foreclosure, recorded on July 14, 2009, as Teton County Recorder’s Instrument
No. 205788. 

D. The Bank desires to amend certain portions of the 2006 Development Agreement to,
among other things, redefine the phases in Division II, adjust the timing for
completion or commencement of certain construction items, provide for the
adjustment of Letters of Credit and for the issuance of building and occupancy
permits.

E. The Parties agree to the proposed amendments subject to the terms and conditions
contained in this Agreement.

AMENDMENTS TO THE 2006 DEVELOPMENT AGREEMENT

NOW THEREFORE, in consideration of the mutual covenants and conditions contained
herein, the Parties hereby stipulate and agree that the 2006 Development Agreement be amended as
follows:

1. Statement of Fact.  The statements set forth in the Stipulation of Facts above are facts
upon which the parties agree and are not to be construed as mere recitals.  Said
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statements of fact are incorporated into this Agreement by reference as if set forth
fully.

2. Division II Phase I Phasing.  Section 1, Subdivision Description is amended to
provide for revised phases for Division II, as illustrated on Exhibit 1 (consisting of
nine pages, including Infrastructure Phasing Table and maps) (the “Exhibits”),
attached hereto.  Division II Phases I.A, I.B and I.C shall be completed on or before
December 31, 2014.  Division II Phases I.D, I.E, I.F, I.G, I.H and I.I shall be
completed on or before December 31, 2016.  Failure to complete any phase (Phase
1A-1I) by its specified completion date shall result in the Developer being in breach
of this Agreement, at which time this Agreement shall be of no further force and
effect and the rights and obligations of the Parties shall be governed by the provisions
contained in 

(i) the River Rim Planned Unit Development, Amended Master Plan Plats
recorded on July 21, 2008 as Teton County, Idaho Recorder’s Instrument No.
198983 (the “Amended Master Plan”); and

(ii) the Teton County Subdivision Regulations in effect at the time of breach.  

3. Dates for Completion of Improvements.  Section 2, Improvements and Time of
Completion, is amended to provide that the improvements for Division II Phases II,
III, IV, V and VI are to be phased and will be completed no later than December 31,
2026.  The Division II Phase I phases are amended as more specifically described in
the Exhibits, attached hereto.  The time to complete certain items shall be extended
as follows:

A. Road Improvements.

1. County Road 940 West.  The gravel work on County Road 940 West
shall be completed on or before December 31, 2014 in conjunction
with Phase 1C.  The asphalt work shall be completed on or before
December 31, 2016 in conjunction with Phase 1D.

2. The South Connector Road and Parkway Connector Road. The gravel
work on the South Connector Roads shall be completed on or before
December 31, 2014 in conjunction with Phase 1C.  The asphalt work
shall be completed on or before December 31, 2016 in conjunction
with Phase 1D.

3. Loop Road.  The gravel work on Loop Road shall be completed on or
before December 31, 2014 in conjuinction with Phase 1B.  The
asphalt work shall be completed on or before December 31, 2016 in
conjunction with Phase 1D.
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4. Turning Lanes.  Asphalt pavement for turning lanes on Highway 33
shall be completed by December 31, 2016 in conjunction with Phase
1D.

B. Lots in Tract A and Tract B.   All infrastructure from within Tracts A and B,
including utilities, roads and paving, will be completed on or before
December 31, 2016 in conjunction with Phase 1E and Phase 1F respectively. 
Plans shall be submitted and approved by the County, and surety in place
before construction of said infrastructure commences.

C. Farm/Ranch Residential Lots.  The road, fire suppression and dry utilities to
the farm/ranch residential lots shall be completed on or before December 31,
2016 in conjunction with Phase 1G.  Plans shall be submitted and approved
by the County, and surety in place, before construction of said infrastructure
commences.

D. Future Wastewater Modules. River Rim Ranch has completed as of October
2010 the first 30,000 gallons per day capacity module of a septic tank
wastewater pre-treatment system which includes primary and backup
leachfields with a total combined capacity of 60,000 gpd.  The septic tank
wastewater pre-treatment system is designed to be enlarged to 120,000
gallons per day with a total of four (4) 30,000 gallon per day pre-treatment
modules.  Construction of an additional module of the wastewater
pretreatment facility, along with the associated leachfields, will be
determined from an analysis, to be reviewed and approved by the Idaho DEQ
and Teton County, of actual maximum day flow in comparison with the
number of units constructed and occupied, when the flow reaches 50 percent
of the designed capacity, or about 15,000 gpd for the first phase.  From this
analysis, a determination will be made relative to the number of units that
may be allowed to be occupied that would result in a maximum day flow of
about 85 percent of design capacity.  River Rim shall be required to
commence construction of the next treatment module once this projected
number of units that would generate 85 percent of design capacity is
exceeded.  A letter of credit for the cost of one additional wastewater module
will be maintained by the current owner or successor until the project reaches
buildout or until an engineering analysis, approved by the Idaho DEQ,
demonstrates that no additional wastewater capacity is required, The future
wastewater module construction is based upon measured flow and is not
associated with a specific phase.  Failure to complete the next module of the
pre-treatment system in accordance with this requirement shall result in the
withholding of any new occupancy permits by Teton County until the
additional module is in operation.  Teton County would also have the right
to withhold building permits or occupancy permits if they have substantial
reason to believe that the capacity of the River Rim treatment facility will be
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exceeded or negatively impacted by excessive flows.

E. Golf Course.  The first nine holes of the golf course shall be finished by
December 31, 2006 in conjunction with Phase 1I.  The second nine holes
shall be finished following the completion of the next major phase within
Division II, beyond Phases 1A through 1I, and prior to commencing
construction of any other phase in Division II.

F. Lots 1-4 in Block 10.  The road, fire suppression and dry utilities to Lots 1-4
in Block 10 shall be completed on or before December 31, 2016 in
conjunction with Phase 1H.  Plans shall be submitted and approved by the
County and surety in place, before construction of said infrastructure
commences.

4. Division II Improvements.  Section 3, Forecasted Schedule for Completion of the
Improvements is amended to provide that the Division II improvements shall be
completed on or before December 31, 2026.  Phase I will be divided into phases as
shown in the Exhibits.  Division II Phase I and associated phases shall be completed
on or before December 31, 2016.  Section 3 is further amended to delete the language
in the 2006 Develoment Agreement providing for an extension of time beyond the
completion dates resulting from market conditions.  Failure to complete any Phase
by December 31, 2026 shall result in a breach of this Agreement and expiration of
the Amended Master Plan and the rights and obligations of the Parties shall be
governed by the provisions contained in the County Subdivision Regulations in effect
at the time of breach.

5. Letters of Credit.  The improvements described in Paragraphs 3 A.1.2.3.4. and D 
will be subject to an updated Letter of Credit (itemized by phase), in an amount based
on an updated engineers’ estimate, attached as Exhibit 2.  No Letter of Credit will
be provided for the improvements described in Paragraphs 3.B, 3.C and 3.F until
approved engineering plans are submitted to and approved by the County.  No Letter
of Credit will be required for the golf course construction, Item 3.E.  However, an
additional approved Letter of Credit will be placed on file with the County for site
grading and reclamation seeding to return the uncompleted portion of the current golf
course site to open space in the event that a golf course is not constructed within the
times established.  An approved Letter of Credit shall be placed on file with the
County for the restoration of the entire golf course (18 holes) prior to the construction
of Phase II.  The County agrees to release half of the surety upon completion and
acceptance by the County of the first nine holes.  The remainder of the surety will be
released upon completion and acceptance by the County, of the final nine holes.

6. County Acceptance of Completed Infrastructure.  Upon completion of a specific
phase as illustrated on the Exhibits attached hereto, the owner may submit a request
to the County for approval of the completed infrastructure.  Upon the County’s
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acceptance of the infrastructure for a specific phase, the County shall: a) provide
written acceptance of the completed infrastructure associated with that specific
phase; and b) release the Letter of Credit for that specific phase. 

7. Guarantee of Improvements.  Section 6, One-Year Guarantee of Improvements is
amended to provide that the one-year warranty period shall commence for each
completed phase, upon the County’s acceptance of that phase, as described in
Paragraph 6 above.  

8. Building and Occupancy Permits.  Section 21, Other Requirements, Certificate of
Occupancy is amended to authorize the issuance of building permits and certificates
of occupancy by Teton County for each completed phase of infrastructure with roads
to a minimum crushed gravel standard.

9.  Public Benefits.  The 2006 Development Agreement provides for the following
public benefits:

A. Acreage adjacent to the Teton River for an interpretive river park.  This park
will be located and constructed by the developer and maintained by the River
Rim Ranch owner’s association and shall be made available to the public on
a reservation basis administered by River Rim Ranch.  A temporary
interpretive river park was completed as part of Division I.  The permanent
interpretive river park will be finished upon completion of the South Canyon
Development or December 31, 2026, whichever occurs first.

B. A cash sum of $1,000.00 per lot at the time of final plat recording of each
phase of Division II, which will be paid to Teton County, Idaho, for use by
Teton County, Idaho, as determined by the Board of County Commissioners. 

10. Additional Public Benefits.  As additional consideration for this Agreement, the Bank
or its successor(s) shall provide the following additional public benefits:

A. Open the golf course to public play by residents of Teton County, Idaho. 
County residents shall be entitled to play a maximum of two rounds per year
and shall receive a twenty five percent (25%) discount from the published
local greens fees.  Such public play shall be limited to Tuesdays and
Wednesdays of each week.

B. The Parties recognize that extending the dates of completion under the 2006
Development Agreement will likely contribute to weed problems within the
County.  Therefore, the Bank and its successor(s) agree to donate $30,000.00,
to be used at the County’s discretion for the control of weeds across the
County.  Such payment will be made to the County on or before December
31, 2011.     
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11. Order of Completion.  Division II Phases II-VI are not required to be completed on
a numerically sequential basis, but may be completed in any order as determined by
the Bank, or its successor(s) in interest; however, work on any other phase may not
be commenced until the completion of the current phase.

12. Density.  This amendment shall not modify the overall density, numbers of 
development units and open space approved for the River Rim Planned Unit
Development, which are described in the River Rim Planned Unit Development,
Amended Master Plan Plat, recorded on July 21, 2008 as Teton County, Idaho,
Instrument No. 198983.

13. 2006 Development Agreement To Remain in Effect.  The County acknowledges,
consents and agrees that as of the date of this Agreement neither the Bank nor the
Developer is in default of any of the terms or provisions of the 2006 Development
Agreement and that all terms, conditions and provisions contained in the 2006
Development Agreement not specifically amended herein shall remain valid, binding
and in full force and effect.

14. Binding on Successors.  This Agreement shall be binding, inure to the benefit of, and
be enforceable by the Parties hereto, their respective heirs, successors and assigns. 
The County acknowledges and agrees that the Bank’s assumption of the Developer’s
rights is valid; and further, the County acknowledges that the Bank is attempting to
sell the Project and nothing herein shall be deemed to prohibit any such sale or the
assignment of this Agreement to a subsequent purchaser.

15. Entire Agreement.  This Agreement constitutes the entire understanding among the
Parties hereto in connection with the subject matter, and it supercedes and replaces
all prior negotiations, agreements, understandings, or representations whether oral
or written.  The terms of this Agreement may be modified only in writing, by the
authorized signature of all of the Parties.

16. Waiver of Claims.  Each of the Parties hereby waives and releases any and all claims
or causes of action they have or may have against the other, and their respective
officers, directors, employees, agents and attorneys, resulting from any alleged breach
of the 2006 Development Agreement occurring prior to the execution of this
Agreement.

17. Authority to Execute.  The Parties hereby warrant and represent each to the other,
without any limitation or qualification that (i) they are duly authorized and
empowered to enter into and sign this Agreement; (ii) the persons executing this
Agreement on behalf of the Parties are authorized to do so; and (iii) this Agreement
is valid, binding and enforceable on the Parties in accordance with its terms.

18. Governing Law.  This Agreement shall be governed by and construed under the laws
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of the State of Idaho and jurisdiction and venue for any litigation of this Agreement
shall be in the state or federal courts of the State of Idaho.

IN WITNESS WHEREOF the Parties have hereunto set their hands on the date first above
written.

BIG SKY WESTERN BANK

By:_______________________________________
Don Chery
Executive Vice President and 
Chief Administrative Officer of 
Glacier Bancorp, Inc., owner of 
Big Sky Western Bank

STATE OF IDAHO )
:ss.

County of _______________)

On this ____ day of ______________________, 2011, before me, a Notary Public,
personally appeared Don Chery, known to me to be the person whose name is subscribed to the
within instrument as the authorized representative of Glacier Bancorp, Inc., and acknowledged to
me that he subscribed his name thereto as such.

____________________________________
Notary Public for IDAHO
Residing at:

(SEAL) Commission expires:
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BOARD OF COUNTY COMMISSIONERS
TETON COUNTY, IDAHO

By:                                                                              
Kathy Rinaldi, Chairman

STATE OF IDAHO )
:ss.

County of _______________)

On this ____ day of ______________________, 2011, before me, a Notary Public,
personally appeared Kathy Rinaldi, known to me to be the person whose name is subscribed to
the within instrument as the Chairman of the Teton County Board of Commissioners, and
acknowledged to me that she subscribed her name thereto as such.

____________________________________
Notary Public for IDAHO
Residing at:

(SEAL) Commission expires:
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