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A REQUEST FOR A SIGNIFICANT PLAT AMENDMENT FINAL PLAT APPROVAL 
BY: Pearson Revocable Trust & Huntsman Springs Inc. 

FOR: Huntsman Springs PUD Phase 3A, Blk 10, Lot 9A 
WHERE: 1200 Shasta Daisy Ct., Driggs, ID 83422 

PREPARED FOR: Board of County Commissioners  
Public Hearing of September 23, 2016 

 
APPLICANT: Huntsman Springs Inc. & Pearson Revocable Trust 
LANDOWNER: Pearson Revocable Trust 
 
REQUEST: The Pearson Revocable Trust, represented by Huntsman Springs, Inc. is proposing an 
amendment to Huntsman Springs PUD, Phase 3A, which would split Lot 9A (0.86 acres) into two lots (0.4 
ac and 0.46 ac). Lot 9A was originally platted as two lots but combined through Amendment No. 2 in 2013. 
 
APPLICABLE COUNTY CODE: City of Driggs Comprehensive Plan 2007-2020; City of Driggs Zoning 
Regulations (Title 9); Teton County Subdivision Regulations (Title 9); City of Driggs Subdivision Design 
Standards (Title 10, Chapter 4); City of Driggs Subdivision Improvement Requirements (Title 10, Chapter 
5); City of Driggs PUD Regulations (Title 10, Chapter 6); Idaho Statutes Title 67-65, Title 50 
 
LEGAL DESCRIPTION: LOT 9A BLK 10 HUNTSMAN SPRINGS PUD COUNTY PHASE 3A SEC 26, 27 T5N R45E 
LOCATION: 1200 Shasta Daisy Ct., Driggs Area of Impact 
ZONING DISTRICT: A-2.5 
PROPERTY SIZE: 0.86 acres 
VICINITY MAP: 
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PROJECT DESCRIPTION 
This amendment proposes to split Lot 9A in Block 10 into two lots: Lot 9 and Lot 10. Lot 9A in Block 10 of 
Huntsman Springs PUD Phase 3A was originally platted as two lots: Lot 9 and Lot 10. As part of Amendment 
No. 2 to Huntsman Springs, Lots 9 and 10 were combined into one larger lot in 2013 (Attachment #4). The 
lots were combined because the property owner had planned to build a larger home. However, the 
property owner is no longer planning to construct a home and wish to return Lot 9A back to its original, 
two lots (Attachment #6). Preliminary Plat approval was given by the Board of County Commissioners on 
August 16, 2016. 
 
INTER-AGENCY AND DEVELOPMENT REVIEW COMMITTEE COMMENTS 
On June 16, 2016, we had a DRC meeting with Huntsman Springs Inc. (Todd Woolstenhulme), Teton 
County Public Works Director (Darryl Johnson), Teton County Prosecutor (Kathy Spitzer), City of Driggs 
Planning Administrator (Ashley Koehler), and Teton County Planning Administrator (Kristin Rader). Eastern 
Idaho Public Health (Mike Dronen) emailed comments instead of attending the meeting. From this 
meeting, the following items were identified (more information can be found in Attachment #7). 
 Roads & Utilities: Roads are existing. Two utility stubs and water and sewer hookups are already 

installed to this lot. 
 Sewer: The Huntsman Springs amended plat will require an EIPH subdivision assessment 

application and review. The proposal will also require a review by DEQ, that will need to be 
completed before EIPH signs the health certificate. 

 Density: The original number of lots approved as part of the Huntsman Springs Master Plan has 
not been amended. Lots can be platted or adjusted up to the maximum density. 

 Signatures on Plat: Only the property owner and Huntsman Springs Inc. will need to sign off on 
the plat. 

 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-C of the Teton County 
Zoning Ordinance. The public hearing for the Board of County Commissioners 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. 
 
COMMENTS FROM PUBLIC AT LARGE 
Staff has not received any written comments from the public at the time of this report. 
 
APPLICATION REVIEW & APPROVAL PROCESS 
This application is considered a Substantial Change- Increase Scale, Impact, because it is adding an 
additional lot (9-7-1 (B-2-b). 
 
9-7-1-B-1 Purpose and Intent 
The purpose and intent of this Subsection is to provide an efficient procedure for reviewing changes or 
proposed vacations to previously recorded rights-of way, easements, to recorded plats of subdivisions 
and Planned Unit Developments or to recorded Development Agreements. It is the further purpose and 
intent to ensure the revised plats, and Planned Unit Developments or recorded Master Plans comply with 
all applicable regulations but it is desirable to avoid unnecessary duplication of studies and analyses that 
may have been required as part of the initial plat application and approval. The purpose and intent also is 
to reduce the intrusion of development into sensitive natural areas of the county and reduce 
governmental costs associated with scattered development by expediting changes to recorded plats that 
reduce the number of vacant platted lots in the county. 
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Specific for a Substantial Change- Increase Scale, Impact application - The review process is to follow the 
Preliminary & Final Plat approval processes (9-7-1 (B-4-b). This means there will be two (2) public hearings 
for Preliminary approval (PZC & BoCC), and one (1) public hearing for Final Approval (BoCC) (9-3-2). 
 
Specific to the Driggs Area of Impact – The Subdivision Application Review Process: The county Planning 
Department and county Planning Administrator shall process all subdivision applications filed for land 
100% within the Driggs Area of City Impact according to the process established in Title 9 of the Teton 
County Code, with the following exceptions and modifications: 

i. City Planning Administrator Review Required: The City Planning and Zoning Administrator 
shall participate in all applicant conferences and meetings of the joint Driggs-Teton county 
Planning Commission and shall provide city reviews and reports to the joint Planning 
Commission covering at least all aspects of application conformance with the applicable city 
Plan, zoning regulations, subdivision design standards and subdivision improvement 
requirements, and additional reviews and reports as requested by the joint Planning 
Commission. 

ii. Water and Sewer Will Serve Letter Requirement:  The County shall require any Concept 
Application proposing connection to the city’s water or wastewater systems to include a Will 
Serve letter from the city approving such connection in order to be deemed a complete 
application. 

 
OVERVIEW OF FINAL PLAT APPROVAL 
9-3-2-D-1: Overview: This phase of the subdivision/PUD process is to present the Board of County 
Commissioners the completed documentation as required by this ordinance for a final review before 
rendering a decision to approve, deny, amend or remand this application.  If the Board elects to amend 
the application, additional findings and reasoning shall be made in writing in accordance with state code.  
Otherwise the findings and reasoning should be contained in the Master Plan / Development Agreement 
/ and Final Plat. (amd. 06-05) 
 
9-3-2-D-2-g: Hearing(s): The Board shall schedule a public hearing in accordance with the public hearing 
process outlined above in 9-3-2(D-2).  The Board’s decision shall be to continue, approve, approve with 
conditions, or deny Specific reasoning for the decision shall be included in the record based on the 
information provided from the Commission and/or the Board on the plat(s), Development Agreement, 
and/or other studies and findings (amd. 2011-03-17).   
 
CONSIDERATION OF APPROVAL 
For a Substantial Change- Increase Scale, Impact application the following is the criteria for approval ((9-
7-1 (B-2-b): 

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

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

9-3-2-D-2-h: Findings: In conjunction with the decision for approval, approval with conditions, or denial of 
an application for a subdivision or PUD, the Board shall make written   findings   with   respect   to   the   
items   required   with   the   submission   of   the   application and the criteria below. Additional written 
findings are not necessary where the public documents or records of the public hearing already provide a 
written record.  

i. Each exception to otherwise applicable restrictions shall be identified and the reasons 
supporting the exceptions stated. 
There are no exceptions to application restrictions being approved with this application. 
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ii. The subdivision or PUD is consistent with the public health, safety and welfare of the County 
and with all applicable provisions of Title 9 and Title 8 of the Teton County code. (amd. 11-14-
08) 
This application complies with applicable County & City regulations, including the Driggs 
Comprehensive Plan. The development has not exceeded the total density approved with this 
PUD. This lot is identified as residential 04.-0.8 acre lots in the Huntsman Springs PUD Master 
Plan, and the proposed lot sizes comply with this lot size. 

iii. The information required in the application has been verified and is correct.  
The application has been verified by staff and is correct. 

iv. The PUD contains the minimum of open space required by this Title or amount of open space 
agreed to in the plans and plat. (Amd.06-05) 
This PUD was previously approved by the County and City using the open space and clustering 
requirements at that time. This proposal is not affecting any open space or existing development 
clusters, aside from adding a lot back into one of the clusters.  
 

BOARD OF COUNTY COMMISSIONERS POSSIBLE ACTIONS 
A. Approve the substantial plat amendment final plat application, having provided the reasons and 

justifications for the approval. 
B. Approve the substantial plat amendment final plat application, 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 substantial plat amendment final plat application and provide the reasons and 
justifications for the denial. 

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

 
POSSIBLE CONDITIONS OF APPROVAL 

1. Address all comments on the Teton County Survey Review dated August 29, 2016, conducted by 
Public Works Director, Darryl Johnson.  
 

POSSIBLE MOTIONS 
The following motions could provide a reasoned statement if a Commissioner wanted to approve or deny 
the application: 
 
APPROVAL  
Having concluded that the Criteria for Approval of a Substantial Change - Increase Scale, Impact found in 
Title 9-7-1(B-2-b) can be satisfied with the inclusion of the following condition of approval: 

1.  Address all comments on the Teton County Survey Review dated August 29, 2016, conducted by 
Public Works Director, Darryl Johnson.  

• and having found that the considerations for granting the Substantial Plat Amendment Final Plat to 
Pearson Revocable Trust can be justified and have been presented in the application materials, staff 
report, and presentations to the Board of County Commissioners,   

 and having found that the proposal is generally consistent with the goals and policies of the 2007-
2020 City of Driggs Comprehensive Plan,   

 I move to APPROVE the Substantial Plat Amendment Final Plat for Huntsman Springs PUD Phase 3A as 
described in the application materials submitted June 7, 2016 and as supplemented with additional 
applicant information attached to this staff report. 

 
 
 



 

Huntsman Springs PUD Phase 3A Amend. No. 3                              Board of County Commissioners | 9-23-2016 
Page 5 of 5 

DENIAL 
Having concluded that the Criteria for Approval of a Substantial Change - Increase Scale, Impact found in 
Title 9-7-1(B-2-b) have not been satisfied, I move to DENY the Substantial Plat Amendment Final Plat for 
Huntsman Springs PUD Phase 3A as described in the application materials submitted June 7, 2016 and as 
supplemented with additional applicant information attached to this staff report. The following could be 
done to obtain approval: 

1. … 
 
Prepared by Kristin Owen on 8-25-2016
Attachments:  
1. Application (3 pages) 
2. Letters of Authorization (2 pages) 
3. Corporation Deed #223715 (1 page) 
4. Amended Plat #229316 (1 page) 
5. Narrative (1 page) 

6. Final Plat Drawings (3 pages) 
7. DRC Meeting Notes (1 page) 
8. Adjacent Landowner Notification (2 pages) 
9. City of Driggs Review (1 page) 
10. Survey Review (1 page)

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

FROM: Kristin Rader, Interim Planning Administrator 
TO: Todd Woolstenhulme 
CC: Darryl Johnson, Teton County Public Works Director; Kathy Spitzer, Teton County Prosecuting 

Attorney; Mike Dronen, EIPH; Ashley Koehler, City of Driggs Planning & Zoning Administrator 
RE: Huntsman Springs Phase 3A Plat Amendment– DRC Meeting Notes 
DATE: June 16, 2016 

Todd, the purpose of this letter is to summarize the meeting we had on Tuesday June 14, 2016. 

Roads & Utilities 
• Roads are existing. Two utility stubs and water and sewer hookups are already installed to this lot.

Sewer 
• From Mike Dronen:

o The Huntsman Springs amended plat will require an EIPH subdivision assessment application and
review. The proposal will also require a review by DEQ, that will need to be completed before
EIPH signs the health certificate.

Density 
• Ashley looked into Driggs’ files, and she did not find a record of an amendment to the PUD, only specific

plats.
• Kristin did not find a record of an amendment to the PUD, other than specific plats, in the County’s files

either.
• We believe that the original number of lots approved through the PUD is still valid and the platting

process just applies them, so Huntsman can plat or unplat those units up to the maximum number. If
Kathy Spitzer determines otherwise, we will notify you.

Signatures on Plat 
• The 2010 CC&Rs (inst. #214067) state “no Lot or Unit shall ever by further subdivided by an Owner into

smaller lots or parcels or units” on page 32.
• On page 33, the CC&Rs state the Declarant (defined as Huntsman Springs, Inc. on page 7) “reserves the

right to subdivide tracts or to Condominiumize, provided any necessary County approvals are
obtained…”

• Because of this, all lot owners in this platted phase will not need to sign off on the plat. Only the property
owner and Huntsman Springs, Inc.

Public Hearing Information: 
You are scheduled for the Teton County Joint Planning and Zoning Commission public on Wednesday, July 13, 
2016 at 5:30 PM. This public hearing is at the Teton County Courthouse, 150 Courthouse Drive, Driggs, Idaho. A 
notice, agenda, and meeting packet will be sent to you no later than the week before the meeting. Public 
hearings are required for the Preliminary and Final stages of this process. The scheduling of those will depend 
on your application submittal dates. 
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Teton County Planning Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 

Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 

September 1, 2016 

RE: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has an 
application for a Subdivision Amendment – “Substantial Changes – Increase Scale, Impact”. 

Dear Property Owners: 
This letter is to notify you that an application for a Subdivision Amendment to amend the Plat has been submitted to the 
Teton County Planning Department by a nearby landowner. Subdivision Amendments are allowed in Idaho State Code and 
the Teton County Code. This process is intended to provide an efficient procedure for reviewing changes or proposed 
vacations to previously recorded subdivisions and PUDs, to ensure the revised documents comply with all applicable 
regulations, and to reduce the intrusion of development into sensitive natural areas of the county and reduce governmental 
costs associated with scattered development. 

The planning staff is soliciting comments from people in the vicinity of the applicant’s property so that we can be aware of 
neighborhood issues and then include your comments in the packet of information provided to the Board of County 
Commissioners for their consideration prior to the hearing. Please provide comments related to this application and the 
Subdivision Amendment criteria of approval. According to the Teton County Code (9-7-1-B-3), a “Substantial Changes – 
Increase Scale, Impact” amendment has the following criteria of approval: 

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

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

Applicant:  Pearson Revocable Trust and Huntsman Springs Inc. 
Landowner: Pearson Revocable Trust 
Legal Description:  LOT 9A BLK 10 HUNTSMAN SPRINGS PUD COUNTY PHASE 3A SEC 26, 27 T5N R45E 
Zoning District: A-20; Driggs City Area of Impact 

Description of the Request: The Pearson Revocable Trust, represented by Huntsman Springs, Inc., is proposing an 
AMENDMENT to Huntsman Springs PUD, Phase 3A, which would split Lot 9A (0.86 acres) into two lots (0.4 ac and 0.46 ac). 
Lot 9A was originally platted as two lots but combined through Amendment No. 2 in 2013. This project is located at 1200 
Shasta Daisy Ct., in the City of Driggs Area of Impact. The Joint Teton County-Driggs Planning & Zoning Commission 
recommended this application for approval on July 13, 2016. 

PUBLIC HEARING & COMMENTS 
The Board of County Commissioners will hold a public hearing in the Commissioners’ Chamber located on the First Floor 
(lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on September 23, 2016 on this matter. This 
application is scheduled to be heard at 10:00am. 

Information on the above application is available for public viewing in the Teton County Planning Department at the Teton 
County Courthouse in Driggs, Idaho. The development application and various related documents are also posted, as they 
become available, at www.tetoncountyidaho.gov. To view these items, go to the Board of County Commissioners’ 
department page, then select the 9-23-2016 Meeting Docs item in the Additional Information Side Bar. Written comments 
will be included in the packet of information provided to the Commission for consideration prior to the hearing if they are 
received in the Planning Department no later than 5:00pm on September 16, 2016. Comments received after this time will 
not be included at the public hearing. Written comments may be e-mailed to pz@co.teton.id.us, mailed to the address above, 
or faxed. You may also present your comments in person at the hearing.   

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

If you have any further questions, please do not hesitate to contact Kristin Owen, Planning Administrator 
(kowen@co.teton.id.us | 208-354-2593 ext. 200). 
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Service Layer Credits: Source: Esri,
DigitalGlobe, GeoEye, Earthstar Geographics,
CNES/Airbus DS, USDA, USGS, AEX,
Getmapping, Aerogrid, IGN, IGP, swisstopo,
and the GIS User Community
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MEMO 

Planning & Zoning 

To: Kristin Rader, Teton County Interim P&Z Administrator 

From:  Ashley Koehler, City of Driggs P&Z Administrator 
Date:   June 30, 2016 
RE: Huntsman Springs Phase 3A Plat Amendment 

Kristin- 

Thank you for the opportunity to review the proposed plat amendment; below are my 
comments: 

1. No changes are necessary to the utilities for these lots since they were originally two
separate lots and have connections for water and sewer stubbed to the lots.

2. I don’t have any objections to the amendment. The addition of this lot back to the plat still
conforms to the density and design of the PUD Master Plan.

Ashley Koehler, AICP | Planning & Zoning Administrator | akoehler@driggsidaho.org 
60 S Main St | PO Box 48 - Driggs, ID 83422 | Ph: 208-354-2362 | Fax: 208-354-8522 | www.driggs.govoffice.com 
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Public Works Department 

1 of 1 
Phone: 208-354-0245 • 150 Courthouse Drive, Driggs, Idaho 83422 • Fax: 208-354-8778 

djohnson@co.teton.id.us 

August 29, 2016 

Ms. Kristin Owen 
Teton County Planning Administrator 
150 Courthouse Drive, Suite 107 
Driggs, Idaho 83422 

RE: Survey Review 
3rd Amendment to Huntsman Springs PUD County Phase 3A 
Section 27, T5N, R45E B.M. 

Upon review of the 3rd Amendment to Huntsman Springs PUD County Phase 3A (ROS), I 
have the following observation: 

• Title – Sheets 1 and 2 are labeled 3nd Amendment to.  Should read 3rd Amendment to.

• Title; All Sheets – Located in Sections 27.  Should read Located in Section 27.

• Sheet 2 of 3 – Label POB for Lot 9 & Lot 10.

• Sheet 3 of 3 – Legal Description 2 does not make sense.  This appears to be copied from
the 2nd Amendment.  Perhaps drop the 2?

• Sheet 3 of 3 – Legal Description; this property lies entirely within Section 27.  Please
remove Section 26 reference.

This review was conducted based on conformance of Idaho State Statute, Titles 50, 54 & 55, 
and Teton County requirements as they pertain to Plat and Record of Survey submittals. 
Subdivision Plat Amendment review was specific to proposed changes noted on the Plat. 

Sincerely: 

Darryl Johnson, P.E., P.L.S. 
Public Works Director 
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