
 

Cutthroat Creek Concept Review                     Planning & Zoning Commission 
Page 1 of 5 

 
 
 
 
 
 
 
APPLICANT & LANDOWNER: Teton Partners, Ltd. 
 
REQUEST:  Teton Partners, Ltd. is proposing a 26 lot (241.22 acres) subdivision. The residential lots will 
range from 2.73 acres to 64.86 acres. The proposed subdivision is adjacent to South Leigh Creek, and it is 
being designed in such a way to reduce impact to the natural resources and wildlife habitat in the area and 
preserve productive farmland.  
 
APPLICABLE COUNTY CODE: Subdivision Concept Plan Review pursuant to Title 9, Chapter 3 Teton 
County Zoning Ordinance, (revised 11/15/2012); Teton County Comprehensive Plan (A Vision & Framework 
2012-2030) 
 
LEGAL DESCRIPTION: RP06N46E325001, TAX #3330 SEC 32 T6N R46E; RP06N46E324805, SW4 
LESS #3183 & #3330 SEC 32 T6N R46E; RP06N46E317200, E2SE4 SEC 31 T6N R46E. 
LOCATION: 5375 N 2250 E & 5457 N 2250 E; NE of Driggs and E of Tetonia near Stateline Road 
ZONING DISTRICT: A-2.5 
PROPERTY SIZE: 241.22 acres 
VICINITY MAP: 
 
  
  

A REQUEST FOR CONCEPT PLAN REVIEW APPROVAL BY:  
Teton Partners, Ltd.  

FOR: Cutthroat Creek Subdivision,  
WHERE: 5375 N 2250 E & 5457 N 2250 E 

Prepared for the Planning & Zoning Commission  
Public Hearing of January 13, 2015 
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PROJECT DESCRIPTION:   
Teton Partners, Ltd. is proposing a 26-lot subdivision on 241.22 acres. The residential lots will range from 
2.73 acres to 64.86 acres. The property is currently being leased out for farming. There are some existing 
buildings on the property, at the north end of County Road N 2250 E, including a single family home and 
outbuildings. These buildings will likely be demolished when that phase of the subdivision is developed. A 
phasing plan will be provided during the Preliminary Plat review. 
 
South Leigh Creek flows through the northwest corner of the property, and the proposed development is 
adjacent to the creek. The subdivision is being designed in such a way to reduce impact to the natural resources 
and wildlife habitat in the area, including 55.73 acres in open space easements and a minimum 200 ft. buffer 
between building envelopes and the existing tree line of the South Leigh Creek riparian zone. It is also designed 
to preserve productive farmland with 112.39 acres in farm easements. There is an existing irrigation ditch 
network on the property, which would continue to be maintained and utilized; although some ditches may be 
realigned to avoid building envelopes. 
 
An additional road has been proposed that would extend from the end of County Road N 2250 E west, to 
provide access to lots 14-26 (see Concept Master Plan). A fire pond has been proposed at the corner of N 2250 
E and the new road to provide fire protection for all lots. Each lot would use an individual well and septic 
system that would be the responsibility of the landowner. A private trail has also been proposed in the 
development. The applicant has expressed that he may be willing to allow private access to the trail, at least 
the portion along South Leigh Creek, if the County adopts a Trails and Pathway Master Plan and it was needed 
as a connector for the trail system.  
 
PROJECT BACKGROUND: 
An application for a 29-lot subdivision on this property was originally submitted on January 29, 2013 by 
Pierson Landworks; however, that proposal never continued beyond the pre-application stage. Harmony 
Designs & Engineering submitted a completed application for Teton Partners, Ltd. to the Teton County 
Planning Department on December 4, 2014 for the proposed 26-lot subdivision. A Development Review 
Committee (DRC) Meeting was held on December 16, 2014 with the applicant, Planning, other Teton County 
Departments, and outside agencies to discuss the application materials. 
 
The first step in the subdivision process is a Concept Plan Review (9-3-2B). Because the proposed subdivision 
has more than 10 lots, a public hearing before the Teton County Planning and Zoning Commission is required.  
 
OVERVIEW OF CONCEPT APPROVAL: 
A concept review with the Planning Administrator or Planning and Zoning Commission is the required first 
step in the development process. The purpose of this review is to:   

1. Acquaint the applicant with the procedural requirements of Title 9 
2. Provide for an exchange of information regarding applicant’s proposed development ideas and the 

regulations and requirements of Title 9, the Master Plan, and other subdivision requirements 
3. Advise the applicant of any public sources of information that may aid the applicant or the application, 

and identify policies and regulations that create opportunities or pose significant restraints for the 
proposed development 

4. Review the sketch plans, if any, and provide the applicant with opportunities to improve the proposed 
plan in order to mitigate any undesirable project consequences 

5. Review the compatibility with nearby land uses, either proposed or existing  
6. Provide general assistance by County staff on the overall design of the proposed development 

 
It is not to determine the exactness of each item required in the checklists of the preliminary and final plat 
processes. 
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KEY ISSUES:  
On December 16, 2014, we had a DRC meeting with Harmony Designs & Engineering (Randy Blough), Teton 
Partners, Ltd. (Zander Strong), Teton County Public Works Director (Darryl Johnson), Teton County 
Prosecutor (Kathy Spitzer), Teton County Fire Marshal (Earle Giles), Eastern Idaho Public Health (Mike 
Dronen), Teton County Planning Administrator (Jason Boal), and Teton County Planner (Kristin Rader). From 
this meeting, several key issues were identified, most of which concerned requirements for the Preliminary 
Plat review phase. 

 ROADS: Roads standards, improving the intersection of County Roads E 5000 N and N 2250 E, access 
for lots 1-4, and vacating County Road N 2250 E to make it a private subdivision road, as it is a low 
priority road for maintenance, were discussed.  

 FIRE PROTECTION: The Fire District requests a pullout at the fire pond for fire truck access. Only one 
fire pond is proposed, so turnarounds and intersection sizes large enough for fire trucks were discussed 
to ensure access, as well as meeting all fire codes and having the fire pond inspected and tested 
annually. 

 WASTEWATER TREATMENT: Fire pond designs to determine setback requirements for septic systems. 
Soil test holes are required for septic systems, and the data from samples the applicant has already 
collected may be sufficient. EIPH and the Planning Department have requested this data to determine 
if more testing is needed. 

 PLANS & STUDIES: The following studies will be required for the Preliminary Review phase: Traffic 
Impact Study, Public Service/Fiscal Analysis, Landscape Plan, Phasing Plan, and a Nutrient Pathogen 
Study (this study may not be required if the development meets certain criteria – see DRC Meeting 
notes and NP Study letter attached). UPDATE: The 2011 NP Study for the 2013 subdivision application 
was forwarded to Planner, Kristin Rader on 12/30/2014, originally emailed to Jason Boal & Mike 
Dronen on 12/16/2014. This will be reviewed for the Preliminary Phase to determine if a new NP study 
is required. 

 EASEMENTS: It was not clear how the farm and open space would be maintained, so this needs to be 
clarified. Irrigation and utilities easements were discussed, and the applicant was recommended to 
contact the appropriate parties for easement requirements. 
 

INTER-AGENCYAND DEPARTMENTAL REVIEW COMMENTS 
TETON COUNTY PUBLIC WORKS: On December 23, 2014, the Public Works Director, Darryl Johnson, emailed the 
applicant with the following recommendations for access points:  

 N2250E re-alignment: I would prefer for the intersection of this road to be directly across from the 
driveway to the east or my preference would be moving the intersection farther to the west. Preferred 
minimum separation between access points is 300’.  

 Access for Lots 1-4: I would also ask that you attempt to align with driveways to the south. I understand 
the minimum distance between driveways is currently not the minimum 300’ but I would encourage 

you to not make the situation any worse than it is if possible. One consideration might be to design an 
access from 2250E and have a shared drive run along the north property line of Lots 1-4.  

TETON COUNTY PLANNING: On December 24, 2014, Planner, Kristin Rader, emailed the applicant a letter about 
the five conditions that may require the Nutrient Pathogen Study. In the DRC Meeting, it was thought that only 
three applied to this development; however, after studying the Wetlands & Waterways Overlay definition in the 
Teton County Code, it was determined that part of the development did fall within that overlay, which may require 
the NP Study. It was recommended that the applicant contact the U. S. Army Corps of Engineers to verify the 
wetland status of the property. Planning has also contacted USACE. 
 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE:  
Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County 

Zoning Ordinance. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton 

Valley News. A notification was sent via mail to surrounding property owners within a 300-foot buffer area, 

as well as all property owners in subdivisions that intersect with the 300-foot buffer. A notice was also posted 

on the property providing information about the public hearing.  
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COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE: 
Staff has not received any written comments from the public at the time of this report, but at least three 
members of the public have requested application materials for review. UPDATE: Five neighboring 
landowners submitted public comment between 1/1/15 & 1/4/15, included as attachment 13. 
 
CONSIDERATION OF APPROVAL:  
For approval of Concept Review of a proposed subdivision (9-3-2(B-4)), the County shall consider the 

objectives of Teton County Title 9, application materials, and in a general way, at least the following: 
 

Objective Applicant Comments Staff Comments 

1. The 

conformance of 

the subdivision 

with the 

comprehensive 

plan. 

Property is within the “Rural 

Neighborhood” area & the 

“Waterway Corridor”, and the 

subdivision is designed in a way to 

align with the desired characteristics 

of those areas, including low to 

medium density, well defined open 

space, conservation and wildlife 

habitat enhancement and protection, 

no commercial activity, safe and 

convenient streets and pathways, etc. 

This subdivision is designed in such a way to preserve the 

rural character of the area and promote agriculture through 

clustering building envelopes and creating open space and 

farm easements (E.D., AG./R.H.). It is also promoting safe 

options for transportation, pedestrian connectivity, and 

regional connections by improving the intersection of E 

5000 N & N 2250 E and allowing the trail to become a 

connector if a County trail system is built in that area 

(TRANS). It is protecting the natural resources and habitat 

in the area while promoting recreation with a trail, buffers, 

open space, as well as working with Friends of the Teton 

River to improve habitat in South Leigh Creek (N.R./O.R.).  

2. The 

availability of 

public services 

to 

accommodate 

the proposed 

development. 

There are entities accessible for all 

public services (power, telephone, 

solid waste, law enforcement, 

emergency services, health care, and 

schools). 

The subdivision will utilize private well and septic 

systems. The subdivision will access from public roads E 

5000 N & N 2250 E. There are currently 15 subdivisions, 

as well as several other properties, that access from E 5000 

W, so it is unlikely that there will be a significant burden 

placed on public services as they are already utilized in that 

area. There is a potential for N 2250 E being vacated and 

maintained by the subdivision as a private road, which 

would reduce the burden on Teton County Road & Bridge. 
3. The 

conformity of 

the proposed 

development 

with the capital 

improvements 

plan (CIP). 

The density is 10.79 units/100 acres, 

which is below the density 

assumption of 30 units/100 acres for 

the CIP. All applicable impact fees 

based on the Impact Fee 

Program/CIP 2008 will be paid. 

Because the development is being phased, there will not be 

a large demand on the County. As the phases are 

completed, a greater demand is may occur, but impact fees 

will be paid during the building permit process to offset 

that demand. If Co. Rd. N 2250 E is vacated and 

maintained by the subdivision as a private road, impact on 

the County will be lessened. 
4. The public 

financial 

capability of 

supporting 

services for the 

proposed 

development. 

A Fiscal Impact Analysis will be 

conducted for the Preliminary 

Review to determine this. 

The phasing of this development should decrease the 

financial burden on the County; however, the capability to 

support this development will be better understood once a 

Fiscal Impact Analysis has been completed. 

5. Other 

health, safety, 

or general 

welfare 

concerns that 

may be 

brought to the 

County's 

attention. 

The developer acknowledges the fact 

that there currently is a significant 

surplus of vacant platted residential 

lots, and is intending to phase the 

development over time, which will 

be driven by the health of the local 

real estate economy. This project is 
designed with careful consideration 

to natural resources, wildlife habitat, 

and preservation of the agricultural 

character of the site and the region. 

The northern portion of the property is in the South Leigh 

Creek floodplain, wetlands, Big Game Migration Corridor, 

Wetlands Habitat overlay, and Songbird Habitat overlay. 

The lots are designed in a way to minimize impact to these 
areas, with buffers and building envelopes identified, as 

well as designated open space. 



 

Cutthroat Creek Concept Review                     Planning & Zoning Commission 
Page 5 of 5 

RECOMMENDED CONDITIONS OF APPROVAL  
 Compliance with all local, state, and federal regulations. 
 Obtain access approval for lots 1-4 from Teton County Road & Bridge. 
 Begin working with EIPH for septic approval. 
 Begin working with Teton County Fire District for fire suppression approval. 
 Conduct/update required studies/plans for Preliminary Review: Traffic Impact Study, Public 

Service/Fiscal Analysis, Landscape Plan, Phasing Plan, Natural Resources Analysis (update if needed), 
and Nutrient Pathogen Study (update if needed). 

 
PLANNING & ZONING COMMISSION ACTION:  
A. Approve the Concept Plan, with the recommended conditions of approval listed in this staff report, having 
provided the reasons and justifications for the approval. 
 
B. Approve the Concept Plan, with modifications to the application request, or adding conditions of 
approval, having provided the reasons and justifications for the approval and for any modifications or 
conditions. 
 
C. Deny the Concept Plan application request and provide the reasons and justifications for the denial. 
 
D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for additional 
information. 
 
PLANNING STAFF RECOMMENDATION:  
The Planning Staff recommends ACTION A: APPROVE the Concept Plan as described in the subdivision 
application materials submitted December 4, 2014.   
 
Staff suggests the following motion could state a finding of fact and conclusion of law if a Commissioner 
wanted to approve the application: 
  
Having concluded that all the Criteria for Approval of a Concept Plan found in Title 9-3-2-B can be satisfied 
with the inclusion of the recommended conditions of approval,   

 and having found that the considerations for granting the Concept Plan Approval to Teton Partners, 
Ltd. can be justified and have been presented in the application materials, staff report, and presentations 
to the Planning & Zoning Commission,   

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

 I APPROVE the Concept Plan for Cutthroat Creek subdivision as described in the application materials 
submitted December 4, 2014 and as supplemented with additional applicant information attached to 
this staff report. 
 
 

Prepared by Kristin Rader
Attachments:  
1. Application (4 pages) 
2. Letter of Authorization (1 page) 
3. Narrative (7 pages) 
4. Warranty Deed #177484 (3 pages) 
5. Warranty Deed #177483 (3 pages) 
6. Record of Survey #177575 (1 page) 
7. Concept Drawings (3 pages) 

8. Soil Resource Report (13 pages) 
9. DRC Meeting Notes (3 pages) 
10. NP Study Letter (2 pages) 
11. Email from D. Johnson 12/23/14 (1 page) 
12. Adjacent Landowner Notification (2 pages)  
13. Public Comment (6 pages)

 
End of Staff Report 
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riparian corridor of South Leigh Creek.  No human use structures will be allowed 
within this buffer.  In some cases, building envelopes are further reduced in order 
to protect views from adjacent lots. 
 
Open Space / Easements: 
Several large, contiguous easements will be platted within the lots to provide for 
continued farming, conservation, and open space.  Three farm easements within 
the development will contain approximately 112 acres and will be managed and 
leased for farming.  An open space easement totaling approximately 56 acres 
includes the South Leigh Creek riparian corridor and a wide, partially wooded 
drainage corridor running diagonally through the middle of the development.  
This open space easement will be managed for wildlife habitat conservation, fish 
habitat, and passive recreation for homeowners within the subdivision.   
 
Irrigation Water: 
Irrigation water for the farmed areas will continue to be provided by the existing 
irrigation ditch network.  The existing ditch and laterals will be maintained in 
order to continue distributing irrigation water. However, some ditch laterals will 
be realigned to accommodate the proposed building site configuration. 
 
Culinary Water: 
The proposed lots will be served by individual domestic wells.  Installation and 
maintenance of each well will be each individual lot owner’s responsibility. 
 
Sewer: 
The proposed lots will be served by individual septic systems that will be 
designed and constructed in accordance with Eastern Idaho Department of 
Health regulations.  The installation and maintenance of each septic system will 
be each individual lot owner’s responsibility. 
 
Drainage: 
The natural drainage patterns of the site will be maintained wherever possible.  
Drainage swales along the roadway edges will convey runoff from the roadway 
and surrounding areas and provide areas for infiltration.  A drainage report and 
stormwater calculations will be provided with the Preliminary Plat submission. 
Erosion control measures will be implemented to comply with state and federal 
regulations.  Typical measures that may be implemented include, vehicle tracking 
control, silt fence, hay bales, wattles, and dust control measures. 
 
Fire: 
An engineered fire pond located near the center of the development will provide 
fire protection.  A dry hydrant will be provided and the pond will meet or exceed 
the requirements of the Teton County Fire Department.   
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II. CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 
The Cutthroat Creek property lies within the “Rural Neighborhood” zone as 
shown on the current Comprehensive Plan Framework Map.  A “Waterway 
Corridor” is also shown on the northern portion of the site along South Leigh 
Creek.  This Concept Plan for Cutthroat Creek subdivision aligns with the vision 
of the Comprehensive Plan for these areas.  The following is a list of design 
elements incorporated into the proposed development plan, and a description of 
how these elements align with the definitive characteristics of the Comprehensive 
Plan Framework Map areas. 
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Rural Neighborhood Area 
Desired character and land use 
(from Comprehensive Plan) 

Design elements of Cutthroat 
Creek Concept Plan 

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

A variety of medium to large lot sizes 
coupled with large expanses of open 
space create a character that is less 
intense than a Town Neighborhood but 
more intense than a Rural Area. 

Medium density single family 
neighborhoods with large open spaces 
and provisions for clustering. 

The overall density of the proposed 
concept plan is 1 unit per 9.28 acres, 
which is well below the maximum that 
is allowed by the underlying A 2.5 zone.  
Building lots and envelopes are 
clustered together and near roadways 
in order to provide large, contiguous, 
manageable, productive, and functional 
open spaces for farming, preservation, 
and passive recreation. 

Amenity-based neighborhoods. Contiguous, common open space 
provides the opportunity for passive 
recreation and quiet enjoyment of 
nature for residents of the 
development. 

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

Open space easements throughout the 
development are contiguous and 
connected and provide opportunity for 
a connected loop trail system.  Internal 
roads will be low volume, low speed 
roads that will accommodate walking 
and biking as well as vehicular traffic 
safely within the shared travelway. 

Well-defined open space areas that 
connect to provide corridors. 

The open space easement along South 
Leigh Creek is continuous through the 
entire riparian corridor.  The diagonal 
easement through the middle of the site 
defines another continuous corridor.  
These corridors are connected to each 
other to create a continuous loop and 
could be extended with the 
development of adjacent properties. 

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

Open space, farm land, and residential 
building envelopes are well defined and 
distinct from each other. 
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Waterway Corridors 
Desired character and land use 
(from Comprehensive Plan) 

Design elements of Cutthroat 
Creek Concept Plan 

  
Agriculture Approximately 112 acres of land will be 

left in agricultural production. 
Low to lowest residential density in the 
County. 

No development is proposed in the 
actual Waterway Corridor.  The overall 
density of the proposed concept plan is 
1 unit per 9.28 acres which is well 
below the maximum that is allowed by 
the underlying A 2.5 zone. 

Conservation and wildlife habitat 
enhancement. 

The entire riparian area within the 
Waterway Corridor will be protected 
within an open space easement.  A 200’ 
buffer from the tree line will prohibit 
human use buildings in this area.  
Improvements to fish habitat within 
South Leigh Creek are currently 
underway as a joint effort between the 
property owner and Friends of the 
Teton River. 

Development subject to all applicable 
County, State and Federal regulations 
including USACE Wetland regulations 
and County floodplain development 
regulations. 

No development is proposed within any 
known 100 year floodplain or wetland 

Scenic quality preservation. Large open space and farm easements 
dominate the southern portion of the 
development, which is most visible 
from County Road E5000N.  

Public access points for river 
recreation. 

No public access is existing or 
proposed. 

Overlays and development guidelines 
to protect natural resources. 

Setbacks and buffers from overlay 
zones are provided that meet or exceed 
County regulations. 

Little to no (or very limited) 
commercial activity. 

No commercial activity is proposed. 
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III. AVAILABILITY OF PUBLIC SERVICES TO 
ACCOMMODATE THE PROPOSED DEVELOPMENT 

 
Power:   Fall River Rural Electric 
Telephone:   Silverstar Communications 
Solid Waste:   Voorhees Sanitation 
Law Enforcement:  Teton County Sheriff 
Emergency services: Teton County Ambulance Service District / 
    Teton County Fire & Rescue 
Health care:   Teton Valley Health Care 
Schools:   Teton School District 401 
 

IV. CONFORMITY WITH THE CAPITAL IMPROVEMENTS 
PLAN 

 
The density of Cutthroat Creek Subdivision is 10.79 units per 100 acres, which is 
well below the density assumption of 30 units per 100 acres that was used in the 
Capital Improvement Plan.  
 
All required impact fees will be paid in accordance with the Teton county 
development Impact Fee Program / Capital Improvement Plan, 2008.  The 
current fee is $2,005.96 per dwelling unit to be paid at the time of building 
permit issuance. 
 

V. THE PUBLIC FINANCIAL CAPABILITY OF 
SUPPORTING SERVICES FOR THE PROPOSED 
DEVELOPMENT 

 
A Fiscal Impact Analysis will be provided as a requirement of the Preliminary 
Plat stage of the subdivision approval process. 
 

VI. OTHER HEALTH, SAFETY OR GENERAL WELFARE 
CONCERNS 

  
The developer acknowledges the fact that there currently is a significant surplus 
of vacant platted residential lots in Teton Valley.  To address this issue, this 
development is intended to be implemented in several phases over a period of 
time that will be driven by the health of the local real estate economy.  The first 
phase will likely be Lots 1 through 4, which are located along the existing County 
Road E5000N.  Subsequent phases will be Lots 5 through 13, which are located 
along the existing County Road N2250E, followed by the remaining lots in a final 
phase. 
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This project is designed with careful consideration to natural resources, wildlife 
habitat, and preservation of the agricultural character of the site and the region.  
In addition to conserving open space through protective easements, maintaining 
setbacks from wildlife corridors, and continuing productive agriculture, the 
developer has already begun making improvements to fish habitat in South Leigh 
Creek.  In partnership with Friends of the Teton River, the owner has secured 
funding and is proceeding with improvements to diversion structures that will 
greatly improve habitat for native cutthroat trout.  
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Date: 05/31/2@6 Flle No.: 143962-T (tm)

STATE OF Idaho )
ss.

COUNTY OF Teton )

" t9,J'
On this '1 

- day of June, 2006, before me, a Notary Public in and for said State, personally
appeared Floyd H. Fullmer and Veranique R. Fullmer, known or identified to me to be the person(s)
whose name(s) are subscriH to the within instrument, and acknowledged to me that they executed the

Commission Expires: 
/,, _ J_/l

L1'?4a+



/ 
Date: o5/!1/2qt6 wananty Deed File No,r 143962-T(tn)

EXHIBIT A

PARCEL 1:
Township 6 North, Range 46 East, Boise Meridian. Teton County, Idaho
Section 31: EU2SE1/4

LEss aND EXCEPTTNG THEREFRoM the existing county Road Right-of-way along the
Southern property boundary.

PARCEL III
Township 6 North, Range 46 East' Boise tleridian' Teton CountY' Idaho
Section 32: swl/4 and Government Lot 4 (swl/4 SEf/4)

LESS AND EXCEPTING THEREFROM The existlng county Road Right-of-Way over and across
the above described property.

ALSO LESS AND EXCEPTING THEREFROM Beginning 953 feet west ofthe SE corner of
Section 32, Township 6 North, Range 46 East, Boise Meridian, Teton County' Idaho, thence
North 2o8 feet West 208 feet, South 208 feet, East 208 feet to the point of beginning.

AI'SO LESS AND EXCEPTING THEREFROM Beginning ll6t feet West ofthe SE Corner of
Section 32, Township 6 North. Range 46 East, Boise Meridian, Teton County, Idaho, thence
North 2O8 feet, West 2O8 feet, South 208 feet, East 208 feet to the point of beginning.

ALso LESS AND EXCEPTING THEREFROM Beginning at the SE corner of Lot 4, Section 32'
Township 6 North. Range 46 East, Boise Meridlan, Teton County,Idaho' and running thence
s 89o42'bo" w, a distance of 660.00 feeq thence N 00005'56" W a distance of 1328'92 feet'
thence S 89"33'26" E, a distance of 660'00 feet, thence S 00006'00" E a distance of 1320.35
feet to the point of beginning'

AL9O LESS AND EXCEPTING THEREFROM Beginning at the Sw Corner ofthe NEU4 Swl/4 of
Section 32, Township 6 North' Range 46 East, Boise Meridian, Teton County, Idaho' and
running thence East 167.60 feeg thence orth 650 feet, thence west 167.60 feet, thence
South 650 feet to the point of beginning.

ALso LESS At{D EXCEPTING THEREFROM Beginning at a point 660 feet west ofthe SE
Corner of Lot 4, Section 32, TownshiP 6 North/ Range 45 East, Boise Meridian, Teton County,
Idaho, that point being the trqe point of beginning and running thence West 293 feeg
thence North 208 feet thence West 2OE feet, thence North l'112 feetf thence East 501 feeq
thence South 1320 feet to the point of beginning.

L'?'i4A:\
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Dat€: 05/3112006

SIATE OF Idaho

File No.: 143973-T (tm)

.'? / ,.1

->h*e 
Q^<-

Shane Muir

)
ss.

COUNTY OF I Teton )

On thiqllday of June, 2006, before me, a Notary Public in and for said State, personally appeared Shane
Mslr and Vidd Muir, known or ldentmed to me to be the person(s) whose name(s) is/are subscribed to the
within instrument, and acknowledged to me that he/she/they executed the same.

iir't&o',r,ffi
Notarv Public for the State of Idaho
Residing at: 7z y'Zta2 ZJ.
My Commission Expires, 

t - 3-/4

L7',7433

Page 2 of 3



Date: o5/3U2OO6 Fl€ lo.: gi!973 
-l (tn) ,

O(HIBIT A

SGglnnlng.t the Sw Com.r of thG t{E1l4 SWf/4 of Sacuon 32' Iownthlp 6 o|ltr, RrniE,f5
Errt Bolrc Itcrldlan, Tebn County. ldlho, .nd rutmltlg th€n€ lrrt f6t.6 ilt& $ancG orul
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THIS SITE IS LOCATED WITHIN THE EAST 
1

2 OF THE

SOUTHEAST 
1

4 OF SECTION 31 AND PART OF THE

SOUTHWEST 
1

4 OF SECTION 32.

EXISTING ZONING: A/RR-2.5

TOTAL SITE AREA: 241.2 ACRES

AREA OF STREET R.O.W. 7.29 ACRES

AREA OUTSIDE OF R.O.W: 233.91 ACRES

TOTAL NUMBER OF LOTS: 26

AVERAGE LOT SIZE: 9.00 ACRES

MINIMUM LOT SIZE: 2.73 ACRES

MAXIMUM LOT SIZE: 64.86 ACRES

OPEN SPACE EASEMENTS: 55.73 ACRES

FARM EASEMENTS: 112.39 ACRES

MINIMUM SETBACKS:

FRONT 30'

SIDE 30'

REAR 40'

STREAM 50'

DITCH 15'

BUFFER FROM SOUTH LEIGH CREEK RIPARIAN ZONE IS 200'

OPEN SPACE EASEMENT AREA TO BE MANAGED BY THE

HOMEOWNERS' ASSOCIATION FOR WILDLIFE HABITAT

CONSERVATION, FISH HABITAT, AND PASSIVE RECREATION

FOR PROPERTY OWNER'S WITHIN THE DEVELOPMENT.

FARM EASEMENTS WILL BE MANAGED BY THE

HOMEOWNERS' ASSOCIATION AND LEASED FOR FARMING.

LEGEND

SITE DATA
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Teton County Planning 

150 Courthouse Drive, Room 107 

Driggs, Idaho 83422 

Phone: 208.354.2593 

Fax: 208.354.8410 

 

 
FROM: Kristin Rader, Planner 
TO:  Randy Blough, Harmony Design & Engineering 
CC:  Zander Strong, Teton Partners, Ltd.  
RE:  Cutthroat Creek Subdivision – Concept Review DRC Meeting Notes 
DATE: December 19, 2014 

 
 
Randy,  
 
The purpose of this letter is to summarize the DRC meeting we had on Tuesday, December 16, 2014. The 
application has enough information to send to the Planning & Zoning Commission in January for Concept 
Review. Most of the following comments will be required for the Preliminary Review phase. 
 
PUBLIC HEALTH, SAFETY, & WELFARE 
ROADS & TRAILS 

 Roads will need to be designed to County standards, and the intersection of County Roads E 5000 N and 
N 2250 E will need to be improved. 

 Check with Teton County Road & Bridge to ensure access permits off of E 5000 N will be possible for 
lots 1-4. 

 County Road N 2250 E is a low priority road for maintenance by Teton County Road & Bridge. Consider 
vacating this road to make it a private road and maintained by the subdivision. 

o The vacation process for this road can be done in conjunction with the subdivision approval 
process. 

 The possibility of providing public access to the proposed trail, at least the section along South Leigh 
Creek, as a connector for other trails was discussed if a Teton County Trails & Pathways Master Plan is 
adopted in the future. The applicant said he would be fine with this if a trail was proposed in the area and 
their existing trail would be needed to connect, but the trail would remain private until that time. Please 
identify this in the Preliminary Development Agreement. 

FIRE PROTECTION 
 The Fire District requests a pullout at the fire pond for fire truck access. 
 One fire pond is sufficient for the development if turnarounds and intersections are large enough for fire 

trucks. Please use Teton County Highway & Street Guidelines for required road standards of intersections, 
cul-de-sacs, etc. 

 The fire pond will need to inspect and tested annually. 
 All fire codes shall be fallowed that pertain to fire department access and water supply from the 2012 IFC. 

WASTEWATER TREATMENT 
 Mike Dronen with EIPH District 7 will need to see the fire pond designs to determine setback requirements 

for septic systems. 
 If size and type of homes will be limited to the homeowners, and that list can be provided to Mike, he may 

be able to give an idea of what septic systems would be allowed in the development. 
 EIPH will require soil test holes for septic systems. The applicant stated they already had some test holes 

drilled. EIPH and the Planning Department are requesting the data from those samples. Mike said he 
would not require duplicate test holes if the previous samples are sufficient. More test holes may be 
required to thoroughly test the entire development area. 
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PLANS & STUDIES 
TRAFFIC IMPACT STUDY 

 A traffic impact study prepared by a professional engineer will be required in the Preliminary Review 
phase because the proposed subdivision includes more than 10 lots. 

PUBLIC SERVICE/FISCAL ANALYSIS 
 This analysis will be required in the Preliminary Review phase because the proposed subdivision includes 

more than 20 lots. 
LANDSCAPE PLAN 

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

PHASING PLAN 
 A phasing plan will be required to identify how many phases are proposed, lots included in each phase, 

and infrastructure improvements being completed in each phase. 
NP STUDY 

 A Nutrient Pathogen Evaluation may be required for the development if one of the following is true: 
o There is evidence that ground water, at some time of the year, comes within ten feet of the ground’s 

surface at any location on the proposed development parcel; or  
o There is evidence that soil depth to fractured bedrock is ten feet or less anywhere on the proposed 

development; or  
o The proposed development is within an area where the concentration of nitrate-nitrogen in ground 

water is five (5) mg/L or higher. 
 Idaho DEQ does not have the area listed as one of their 2014 Nitrate Priority Areas; however, there are 

test sites near the proposed development listed on their website that have nitrate levels ranging from 
0.1mg/L or less to almost 4mg/L. (http://mapcase.deq.idaho.gov/npa/)  

 The test holes that were already sampled by the applicant may provide enough information to determine 
if an NP Study is required without further testing. The Planning Department is requesting those test data.  

More information on the required studies can be found in the Teton county Code, Title 9. A Natural Resources 
Analysis is required for the Preliminary Review. We already have a copy of this study on file. We will provide 
you with comments during that review. 
 
EASEMENTS 
FARM & OPEN SPACE 

 It was not clear who would maintain the farmland and open space. Please clarify this in the Preliminary 
Review application. 

IRRIGATION 
 Maintenance of irrigation lines was discussed. Consider contacting the irrigation companies and arranging 

easements for maintenance where necessary.  
UTILITIES 

 Utility improvements were discussed. Contact the utility providers to determine their easement size 
requirements. Please show utility easements on the Preliminary Plat. 

 
APPROVAL PROCESS 
CONCEPT REVIEW 

 December 19, 2014: Notice will be sent to neighboring landowners and the local newspapers for your 
public hearing. 

 December 31, 2014: Staff report is due. Application materials and staff report will be posted on P&Z’s 

website. I will also email you a copy of the staff report. 
 January 13, 2014: Planning & Zoning Commission Public Hearing. This will be located at the County 

Courthouse in the Commissioners’ Chamber. The hearing will begin at 5:00pm. If Mr. Strong is out of 

http://mapcase.deq.idaho.gov/npa/
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town at this time and would like to attend, he is welcome to join via Skype. Please let us know a week 
before the meeting if this will be the case, so we can prepare. 

PRELIMINARY REVIEW 
 The preliminary review process will begin after you have received approval for concept. There is not a 

time limit between concept approval and completing the preliminary application; however, there is a time 
limit for completing the final review.  

 Preliminary review requires a public hearing with the Planning & Zoning Commission, as well as a public 
hearing with the Board of County Commissioners. 

 After we have received a completed application, we will schedule you for the next public hearing with the 
Planning & Zoning Commission. 

 A public hearing with the Board of County Commissioners will be scheduled after a recommendation has 
been given by the Planning & Zoning Commission. 

FINAL REVIEW 
 The final review process will begin after you have received approval from the Board for preliminary. 
 Final review requires a public hearing with the Planning & Zoning Commission, as well as a public hearing 

with the Board of County Commissioners. 
 Approval from the Board for the final review must be completed within three years of the date of 

acceptance of the concept application by the Planning Administrator. The concept application was 
accepted on December 4, 2014, which allows you until December 4, 2017 to receive final approval. 

 Extensions of up to 12 months may be requested from the Board prior to the expiration date if necessary. 
 
More detailed information on the approval process and requirements can be found in the Teton County Code, 
Title 9, Chapters 3 & 4, available on the Teton County website. Teton County Highway & Street Guidelines can 
also be found on the County website.  

http://www.tetoncountyidaho.gov/pdf/codePolicy/Title9_apdxA_Amdended_20121115.pdf
http://www.tetoncountyidaho.gov/pdf/additionalInfo/2013-0411B_Highway_Street_Guidelines_for_Construction-WEB.pdf
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Teton County Planning 

150 Courthouse Drive, Room 107 

Driggs, Idaho 83422 

Phone: 208.354.2593 

Fax: 208.354.8410 

 
FROM: Kristin Rader, Planner 
TO:  Randy Blough, Harmony Design & Engineering 
CC:  Zander Strong, Teton Partners, Ltd.  
RE:  Cutthroat Creek Subdivision – Nutrient Pathogen Study 
DATE: December 24, 2014 

 
 
Randy,  
 
The purpose of this letter is to inform you that another condition may apply to Cutthroat Creek Subdivision to 
require a Nutrient Pathogen Study. During our DRC Meeting on December 16, 2014, we discussed the possibility 
of a Nutrient Pathogen Study being required for the Preliminary Plat phase. There are five conditions that may 
require this study (Teton County Code 9-3-2(C-3-b-i):  

1. The proposed development that lies wholly or partially within the WW Wetland and Waterways Overlay 
Area (Section 8-5-1-D of Title 8); or 

2. There is evidence that ground water, at some time of the year, comes within ten feet of the ground’s surface 

at any location on the proposed development parcel; or 
3. There is evidence that soil depth to fractured bedrock is ten feet or less anywhere on the proposed 

development; or 
4. The development application includes a food service, a commercial facility, or an industrial facility 

generating 600 gallons or more of wastewater per day; or 
5. The proposed development is within an area where the concentration of nitrate-nitrogen in ground water 

is five (5) mg/L or higher. 
 
In the DRC Meeting Notes I sent you on December 19, 2014, I only included three of those conditions to be 
considered, numbers 2, 3, & 5 above. Number 4 does not apply to the development, as there will be no commercial 
or industrial uses. Number 1 was not included because at the DRC meeting, the overlay map that was consulted 
showed the Priority Wetland Habitat Overlay instead of the Wetland and Waterways Overlay, which would not 
trigger the study. However, after looking through the Code again, the Wetland and Waterways Overlay is defined 
as applying to (8-2-1-A (Overlay Areas)): 

 All wetland areas identified on the U.S. Fish and National Wetland Inventory Maps, unless a jurisdictional 
determination is secured from the U.S. Army Corps of Engineers (USACE) indicating the area as uplands 

 All areas delineated as wetlands and verified as such by the USACE 
 Those areas lying within 300 feet of the high water mark of certain waterways, including South Leigh 

Creek 
 
There are wetland areas identified on the property on the USFW National Wetland Inventory Map, which I have 
attached to this letter for your reference. This would require the NP study unless the USACE indicates the area 
as uplands. However, being within 300 feet of the high water mark of South Leigh Creek would also trigger the 
study. I recommend contacting the USACE to verify the status of this property.  
 
The specific requirements of the NP Study can be found in the Teton County Code 9-3-2(C-3-b), which can be 
found on the Teton County website. 
 
Attachment: U.S. Fish & Wildlife National Wetlands Inventory Map

http://www.tetoncountyidaho.gov/pdf/codePolicy/Title9_apdxA_Amdended_20121115.pdf
krader
Attachment 10



Page 2 of 2 
 

 

Cutthroat Creek 

Subdivision 

Dec 23, 2014 

This map is for general reference only. The US Fish and Wildlife Service is not 
responsible for the accuracy or currentness of the  base data shown on this map. All 
wetlands related data should be used in accordance with the layer metadata found on 
the Wetlands Mapper web site. 

User Remarks: 



Kristin Rader 

From: Randy Blough <                                          > 

Sent: Tuesday, December 23, 2014 12:07 PM 

To: Darryl Johnson 

Cc: Jason Boal; Kristin Rader; Zander Strong 

Subject: Re: Cutthroat Creek Follow Up 

  

Thanks Darryl. Will consider these items moving forward.   
  

Have a great Holiday!  

  

Randy  

  

Sent from my iPhone  

  

On Dec 23, 2014, at 12:01 PM, "Darryl Johnson" <                                            > wrote:  

Hello Randy;  

   

I have been needing to send you a follow up email to our concept application meeting for Cutthroat 

Creek Subdivision.  I want to re‐visit proposed access points along E5000N.  Please consider the  

following recommendations as you move forward with your design:  

• N2250E re‐alignment.  I would prefer for the intersection of this road to be directly across from 

the driveway to the east or my preference would be moving the intersection farther to the 

west.  Preferred minimum separation between access points is 300’.    

• Access for Lots 1‐4.  I would also ask that you attempt to align with driveways to the south.  I 

understand the minimum distance between driveways is currently not the minimum 300’ but I 

would encourage you to not make the situation any worse than it is if possible.  One 

consideration might be to design an access from 2250E and have a shared drive run along the 

north property line of Lots 1‐4.    

   

Something to consider.  Happy to meet and discuss if you would like.  

   

Regards;  

   

Darryl Johnson, PE, PLS  

Teton County Public Works Director Office: 

208‐354‐0245, Cell: 208‐313‐0245 

_______________     __     
1 
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Teton County, Idaho Planning & Building Department 
150 Courthouse Drive, Room 107, Driggs, ID 83422 
Phone: 208-354-2593 | Fax: 208-354-8410 | www.tetoncountyidaho.gov | pz@co.teton.id.us  
 
December 19, 2014 
 
Re: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has an 
application for a proposed subdivision. 
 
Dear Property Owners: 
     This letter is to notify you that an application for Subdivision Concept Review has been submitted to the Teton County 
Planning Department by a nearby landowner. According to the Teton County Code (9-3-2B), the purpose of the Concept 
Review is to discuss, in general, the feasibility and possibility of building the proposed subdivision, including its conformity 
with the Comprehensive Plan, its relationship to surrounding development, any site conditions that may require special 
consideration or treatment, and to discuss and review the requirements of the Teton County Code. It is not to determine the 
exactness of each item required in the checklists of the preliminary and final plat process. 
     Because the proposed subdivision contains more than 10 lots, a public hearing with the Teton County Planning & Zoning 
Commission is required for Concept Review approval. For approval of Concept Review of a proposed subdivision, the 
County shall consider the objectives of Teton County Title 9, in addition to the applicant’s narrative explaining the impact 

of the development, and in a general way, at least the following: 
a. The conformance of the subdivision with the comprehensive plan. 
b. The availability of public services to accommodate the proposed development. 
c. The conformity of the proposed development with the capital improvements plan. 
d. The public financial capability of supporting services for the proposed development. 
e. Other health, safety, or general welfare concerns that may be brought to the County's attention. 

     The planning staff is soliciting comments from people in the vicinity of the applicant’s property, so we can be aware of 
neighborhood issues related to the application and criteria for approval and then incorporate your comments into the staff 
report to the Planning & Zoning Commission. If you have any comments or questions regarding this application, please 
contact us using the information listed above. The details below provide more information on the proposal.  
 
Applicant and Landowner: Teton Partners, Ltd.  Zoning District: A 2.5 
Legal Description: RP06N46E325001, TAX #3330 SEC 32 T6N R46E; RP06N46E324805, SW4 LESS #3183 & #3330 
SEC 32 T6N R46E; RP06N46E317200, E2SE4 SEC 31 T6N R46E. 
 
Description of Application: Teton Partners, Ltd. is proposing a 26 lot (241.22 acres) subdivision. The residential lots will 
range from 2.73-64.86 acres. The proposed subdivision is adjacent to South Leigh Creek, and it is being designed in such a 
way to reduce impact to the natural resources and wildlife habitat in the area, including 55.73 acres in open space easements 
and a minimum 200 ft. buffer between building envelopes and the existing tree line of the South Leigh Creek riparian zone. 
It is also designed to preserve productive farmland with 112.39 acres in farm easements. This project is located northeast of 
Driggs on E 5000 N and N 2250 E, near Stateline Road. 
 
PUBLIC HEARING 
     The Teton County Planning and Zoning Commission will hold a hearing in the Commissioners’ Chamber located on the 
First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on January 13, 2015 on this matter. 
This application is scheduled as the first item on the agenda. The meeting will begin at 5:00 p.m. 
     Information on the above application is available for public viewing in the Teton County Planning & Building 
Department at the Teton County Courthouse in Driggs, Idaho. The development application and various related documents 
are also posted, as they become available, at www.tetoncountyidaho.gov. To view these items, go to the Calendar or 
Upcoming Events and select the PZC Public Hearing of 1/13/2015. Written comments will be included in the packet of 
information provided to the Board prior to the hearing if they are received in the Planning & Building Department no later 
than 5:00pm on Friday, January 2nd. Written comments may be emailed, mailed, faxed, or delivered in person to the Planning 
Department. Public comment will be allowed at the hearing.   
 
The public shall not contact members of the Planning and Zoning Commission or Board of County Commissioners 
concerning this application, as their decision must, by law, be confined to the record produced at the public hearing. 
If you have any further questions, please do not hesitate to contact the Teton County Planning & Building Department. 

http://www.tetoncountyidaho.gov/
mailto:pzadmin@co.teton.id.us
http://www.tetoncountyidaho.gov/
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From: Prudence Blake 
Sent: Thursday, January 01, 2015 5:49 PM 
To: PZ 
Subject: Proposed Cutthroat Creek Subdivision. 

 
After looking at the Concept Plan Application I do have a couple of concerns which are the 
following. 
 
!. WEED CONTROL.  This is of the utmost importance throughout the WHOLE project.  The 
entire southeast corner - proposed lots, including but not limited to, numbers 1, 2, 3, 4 - have 
been neglected for many years and have DENSE THISTLE growth throughout the entire area.   
    The developers and subsequent homeowners must be held responsible for the WEED 
CONTROL and the COUNTY must ENFORCE the WEED CONTROL throughout the WHOLE project. 
 
2.  DARK SKY / DOWNLIGHTING ordinance must be enforced. 
 
I intend  to follow the project closely throughout the entitlement process to make sure that 
these, and other concerns that may arise from other county residents are properly addressed. 
 
Thank you for your attention to these matters, 
 
Sincerely, 
 
Prudence Blake 
Tetonia 
 

 
From: robert hunter 
Sent: Friday, January 02, 2015 2:12 PM 
To: PZ 
Cc: michelle cooper 
Subject: Cutthroat Creek Subdivision, public hearing 1/13/2015 

 
To whom it may concern: 
 
As a neighbor of the owner applying for a Subdivision Concept Review for this new, above-
referenced subdivision, I wish to say that the proposed Subdivision is not feasible and should be 
denied approval. 
 
There are roughly 110 undeveloped but platted lots along 5000 North from Highway 33 to 
Stateline Road.  There is no need for 26 more in the neighborhood.  They would, if approved, 
only add to the 7000 (as of the publication of the 2012 Teton County Comprehensive Plan) 
undeveloped/platted sites County-wide. 
 
This subdivision would contribute to environmental degradation including habitat fragmentation, 



and pressure on natural resources.  The area of the subdivision is partially or wholly or 
immediately adjacent to the following habitat areas, designated in the Comprehensive Plan: 
 
Priority Wetland Habitat, South Leigh 
Waterway Corridor 
Big Game Migration Corridor and Seasonal Range 
Songbird/Raptor Breeding and Winter Habitat 
 
The 200 foot buffer "between building envelopes and the existing tree line of the South Leigh 
Creek riparian zone" would not be sufficient to protect the wildlife and habitat in this very 
vibrant environment. 
 
Thank you for your consideration of my concerns. 
 
 
Robert L. Hunter 
 
 

 
From: garrison 
Sent: Friday, January 02, 2015 4:57 PM 
To: PZ 
Subject: Regarding Teton Partners, Ltd. 

 
To Whom It Concerns, 
We are the property owners to the east of this new proposal.  We would have Lot 1 directly behind 
us.  We have some concerns about the development.  When we drive down E 5000 we pass several 
subdivisions that seem to have several lots that are available.  So,  is this proposal necessary to the 
area?  We have concerns about the thistle control.  This property has not been maintained and has a 
huge thistle infestation that has blown thistle onto our property.  We are constantly spraying trying to 
protect our land.  How do we know that it will be properly maintained when it hasn’t been in the past.  We 
will be at the meeting and are very concerned land owners.  Thank you, 
  
Gary and Heather Garrison 
Tetonia, Id 83422 
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