AGENDA
PLANNING AND ZONING COMMISSION
PUBLIC HEARING
January 12, 2016
STARTING AT 5:00 PM

LOCATION: 150 Courthouse Dr., Driggs, 1D
Commissioners’” Chamber — First Floor (lower level, SW Entrance)

1. Approve minutes

e December 8, 2015
2. Chairman Business
3. Administrator Business

5:00 PM - PUBLIC HEARING: Conditional Use Permit Application for the Cowboy Church. David Kite has
applied for a Conditional Use Permit for a “Church or Place of Worship” on a property owned by Valley Group
Holdings, LLC. This project is located north of Driggs, at 4369 N. Hwy 33. The applicant is not proposing any new
structures or changes to the existing building, so a scenic corridor design review is not required. This parcel is zoned
A-2.5.

Legal Description: RPO5N45E028100; TAX #5625 SEC 2 T5N R45E

5:30 PM - PUBLIC HEARING: Concept Approval for Walipini Subdivision. Grace Hartman is proposing a
3 lot subdivision on an 8-acre parcel owned by the James Chin Revocable Trust. Two lots will be 2.5 acres, and
the third lot will be 3 acres. This project is located south of Victor, at 10645 Old Jackson Highway. This parcel is
zoned A-2.5.

Legal Description: RPO3N46E198100; TAX #6313 SEC 19 T3N R46E

6:00 PM - WORK SESSION: Draft Code: Discussion of Article 13: Property Development Plan.
No public comment will be taken regarding the Draft Land Use Code.

ADJOURN

e Written comments received by 5:00 pm, January 1, 2016 will be incorporated into the packet of materials
provided to the Planning & Zoning Commission prior to the hearing.

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

e The application(s) and related documents are posted, at www.tetoncountyidaho.gov. To view these items, select the
Planning & Zoning Commission department page, then select the Public Hearing of January 12, 2016 item in the
Additional Information Side Bar.

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

e Public comments at this hearing are welcome.

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


http://www.tetoncountyidaho.gov/
mailto:pzadmin@co.teton.id.us

DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from December 8, 2015
County Commissioners’ Meeting Room, Driggs, ID

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

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

The meeting was called to order at 5:04 PM.
Approval of Minutes:

Motion: Mr. Arnold moved to approve the minutes from November 10, 2015. Mr. Moyer
seconded the motion.

Vote: The motion was unanimously approved.

Chairman Business

Mr. Hensel reminded the commissioner there would not be a second meeting in December.
Administrative Business

Mr. Boal asked if there were any comments on the Meeting Notes for the November 17" meeting.
Mr. Robson mentioned that Commissioner Leake and Commissioner Riegel were at the meeting
but were not listed as present at the top of the page. Staff will add that they were present to the

meeting notes.

Ms. Rader asked if Mr. Haddox had ranked the Action Items that were discussed at the November
17" meeting, and he had not.

SCENIC CORRIDOR DESIGN REVIEW: Zahe Elabed (On Time Financial LLC): Building
a single-family home and guest cabin in Fox Creek Village, located at 395 W. 4500 S. The
building site is completely within the Scenic Corridor Overlay.

Ms. Rader commented the application is on the corner of Fox Creek Village at Hwy 33 and 4500
S. The lot is a reserve lot that has not been given a use designation, so the staff determined that
the lot should be treated as a regular residential lot under the current zoning of A-2.5. The majority
of the property is within the scenic corridor, with the eastern 75 feet out. There is currently nothing
on the property that would screen it from view from Highway 33. The applicant has agreed to
provide some screening. Fox Creek Village does have a landscape easement along the Highway
on this property, but it does not appear that landscaping has been planted there.
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Construction of the new home has not begun, but the applicant has temporarily placed the pre-built
guest cabin on the property. The proposed main home will be one story above grade with a walk-
out basement accessible from the rear side of home. The home will be 60 feet by 36 feet, with the
garage side of the home being 46 feet. It will be 28 feet in height. There will be a deck on the rear
side of the home, which will extend 12 feet from the home and be 15 feet wide. The home will
have dark cedar siding, natural stonework, and a dark brown, shingled roof. The guest home is
currently green, but the outside will be redesigned to match the main home. The guest home is one
story with a porch on the front (extends 7.5 feet). It is 18 feet by 29 feet.

Applicant Presentation:

Mr. Arnold Woolstenhulme with AW Engineering, representing the applicant, commented he was
hired to do a topo and site plan for placing a house in an appropriate site. The house fits within
the Scenic Corridor and there will be a residential house with a basement and a small log guest
cabin as well. It has been designed to fit in with neighboring houses.

Mr. Haddox commented he is a neighbor and is also on the board of the Cherry Grove Canal Co.
and wanted that to be known in the public record.

Public Comment:
There was no public comment.
Commission Deliberation:

Mr. Hensel commented he did not have a problem with the application and encouraged the owner
to be generous with planting landscaping.

Mr. Arnold agreed that the application was well thought out and he did not have a problem with
the structures.

Mr. Breckenridge asked if screening was required for outdoor storage. Mr. Boal commented
outdoor storage is required to be screened and the applicant has shown landscaping to screen the
building.

Motion: Mr. Arnold moved that having found that the proposed development for Zahe Elabed is
consistent with the Teton County development ordinances, specifically Title 8-5-2-D, and ldaho
State Statute, | move to approve the scenic corridor permit with the following conditions of
approval:

1. Must comply with all federal, state, and local regulations.

2. All structures require a Teton County Building Permit and must comply with the Teton
County Building Code.

3. Building materials shall not be highly reflective materials.

4. All utilities shall be placed underground.
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5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use
earth tone colors and/or screening to minimize their visual impact.

6. The landscaping and revegetation shall be done prior to the final Certificate of Occupancy

7. The Fox Creek Canal Company may have a pipeline that crosses this property. The
applicant shall identify the location of this pipe and meet required setbacks.

Mr. Breckenridge seconded the motion.
Vote: After aroll call vote the motion was unanimously approved.

Motion: Mr. Breckenridge moved to adjourn the Public Meeting portion of the meeting and
continue with the Work Session. Ms. Robson seconded the motion.

Vote: The motion was unanimously approved.

The Public Meeting portion of the meeting was adjourned at 5:25 PM.
WORK SESSION: Draft Code: Discussion of the Draft Zoning Map
Summary of the 12/7 BoCC work meeting & the Plan Forward

Mr. Boal reviewed the work meeting he had with the Board of County Commissioners on
December 7. The BoCC has asked staff to start gathering PZC’s perspective of the “strategies”
that have been utilized through the writing and revision process, as well as start explaining how
certain goals/policies of the Comprehensive Plan are being met in the new code. To start the
process, staff asked PZC members to complete the “Guiding Principle” exercise by the first
meeting in January. Staff suggested looking at the action items and goals/policies of the
Comprehensive Plan, explaining them in their own words, and explaining how they perceive they
have been inserted in to the code or in the process. This exercise will be anonymous. Mr. Hensel
will write a letter to the BoCC on behalf of the PZC to express concerns they currently have.

Staff and PZC reviewed and agreed on the plan and timeline for moving forward with the draft
code on the work meeting primer. It was also decided that the PZC chair will call for a roll call
vote, using a majority rules approach, if there are topics/changes to the code that are talked about
and complete consensus cannot be reached.

Review of the Draft Zoning Map, Renaming of the AW Zone, Review of Densities

PZC reviewed the draft zoning map boundaries. It was agreed that the Agricultural Wetlands zone
would be renamed to Lowland Agriculture. The importance of the zoning boundaries was
discussed, and the idea of utilizing the same density in the three rural zones (Rural Agriculture,
Lowland Agriculture, and Foothills) and expounding on the approval criteria for each zone was
discussed. The majority of the PZC supported this approach, acknowledging that Commissioner
Johnston has expressed concern about it in the past. It was agreed that the current boundaries on
the draft map are sufficient, and if property owners wish to change the zoning of their property (in
the three rural zones discussed, not Agricultural Rural Neighborhood), those changes are easy to
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accommodate during the public outreach portion of the adoption process if the same density for
each of the three zones is used.

The discussion of using the same density for the three zones started a discussion on density options
and required studies. The purpose of the “studies” in Article 13 were discussed. The studies are
being required to ensure that as the intensity of a development increases (i.e. increased density,
type of development, or location of development), there is additional review and justification for
the location of the development and that resources of great concern are being addressed at a higher
level of scrutiny due to the greater potential for impact. It is not to place additional requirements
on an application in hopes of discouraging development.

Staff is going to review different density scenarios for Article 3, utilizing the same density in the
three zones (Lowland Ag., Foothills, and Rural Ag.). PZC suggested starting with densities of a
minimum of 1/40 and a maximum of 1/10. Staff did express concerns with 1/10 but agreed to
include it in the scenarios and analysis that will be done.

The one-acre minimum lot size was discussed. The majority of the PZC supported this approach,
acknowledging that Commissioner Johnston has expressed concern about it in the past

Motion: Mr. Booker moved to adjourn the meeting. Ms. Robson seconded.
Vote: The motion was unanimously approved.

The meeting adjourned at 8:12 PM.

Respectfully Submitted,
Sharon Fox, Scribe

Dave Hensel, Chair Sharon Fox, Scribe

Attachment:
1. PZC 12/8/2015 Meeting Packet
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AGENDA
PLANNING AND ZONING COMMISSION
PUBLIC MEETING
December 8, 2015
STARTING AT 5:00 PM

LOCATION: 150 Courthouse Dr., Driggs, ID 83422
Commissioners’ Chamber - First Floor (lower level, SW Entrance)

1. Approval of Minutes

= November 10, 2015
2. Chairman Business
3. Administrator Business

5:00 PM - SCENIC CORRIDOR DESIGN REVIEW: Zahe Elabed (On Time Financial LLC): Building a
single-family home in Fox Creek Village, located at 395 W 4500 S. The building site is completely within the
Scenic Corridor Overlay.

Legal Description: RP0020000000R0; RESERVED AREA FOX CREEK VILLAGE PUD SEC 25 T4N R45E

5:20 PM - WORK SESSION: Draft Code: Discussion of the Draft Zoning Map.

Public comment will not be taken regarding the Draft Development Code.

ADJOURN

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

e The application(s) and related documents are posted, at www.tetoncountyidaho.gov. To view these items,
select the Planning & Zoning Commission Public Meeting of December 8, 2015. Then select the agenda
item in the Additional Information Side Bar.

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

Administrative Business:

Mr. Boal informed the Commission that the annual thank you get together has been scheduled for
January 5, 2016. He also informed the Commission that the University of Idaho review of the draft
code was expected by the end of the week.

WORK SESSION: Draft Code: Discussion of the Draft Zoning Map
Preservation Zone

Mr. Boal explained that the Preservation zone only included state and federal lands. Private
property owners could request that zoning in the future.

Residential Zones

Mr. Boal showed the PZC the proposed residential zoning boundaries. He then showed the PZC
the supplemental maps that were used to help draw the zoning boundaries, including the
Comprehensive Plan Framework map (used as a starting point), steep slopes, agricultural lands,
wetlands, parcel density, and parcel building suitability.

Ms. Johnston would like to see a map of wildlife data to see how it might affect the proposed
zoning boundaries. Mr. Boal said staff is working on getting that data, so it can be used in the
future. Mr. Arnold brought up two large parcels of land that are currently located in the Foothills
zone near Packsaddle Road; they are currently being farmed and similar in nature to the
neighboring Rural Agriculture zone. The PZC agreed these parcels could be changed to Rural
Agriculture.

The PZC discussed the name of the Agricultural Wetlands zone. The name is confusing because it
implies the land within that zoning district contains a wetland. Ms. Johnston and Mr. Larson
suggested renaming the zone to something like “Lowland Agriculture”. The PZC agreed the zone
should be renamed, and staff will work on creating name options for the zone.

The PZC agreed they were comfortable with the methodology used to create the proposed zoning
map. Mr. Boal will email the PZC the suitability maps that were left out in his previous email. The
PZC agreed to continue looking at the maps and inform staff if they have any concerns. Mr. Booker
mentioned that the scales on the maps were not accurate. Staff will check the scales to ensure they
are accurate.

Commercial Zones

The PZC discussed commercial zones. The Comprehensive Plan says commercial zoning should
be limited to the cities. Mr. Boal explained that the residential zones do allow some commercial
uses. The majority of the PZC agreed that commercial zoning should not be located in the county,
outside of the cities and their Area of Impacts. Mr. Booker recommended that staff contact the
property owners that currently have commercial zoning to explain this change.
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DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from November 10, 2015
County Commissioners’ Meeting Room, Driggs, 1D

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

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

The meeting was called to order at 5:04 PM.
Approval of Minutes:

Motion: Mr. Arnold moved to approve the minutes from August 11, 2015. Mr. Moyer seconded
the motion.

Vote: All in favor. Ms. Johnston abstained from voting.

Ms. Johnston did not feel comfortable voting on the August 11, 2015 meeting minutes because
she felt there was more information that could have been added about the Work Session portion
of the meeting.

Motion: Mr. Arnold moved to approve the minutes from October 20, 2015, as amended to add
“The Planning and Zoning Commission was expecting to receive the University of Idaho’s
comparison of the Teton County draft code and the Comprehensive Plan to review at this
meeting.” at the bottom of the first page, under the Review of the University of Idaho’s Draft
Findings. Ms. Johnston seconded the motion.

Vote: The motion passed unanimously.
Chairman Business:

Mr. Hensel asked the Commission how they felt about the Board of County Commissioners’
decision to no longer have audio recordings of meetings. The Commission felt that it was important
for meetings to be recorded, and they would like the PZC meetings to continue to have an audio
recording in addition to meeting minutes. It was decided that staff would inform the Board of
County Commissioners of this desire.

Mr. Hensel brought up the idea of having a written summary of meetings provided by staff. Some
Commissioners were concerned with the amount of time it would take staff to write a summary
about meetings. Mr. Boal said staff could provide a “wrap-up” summary at the end of meeting
discussions, and staff could also provide a written summary at the beginning of each meeting
describing what was discussed at the previous meeting.
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Industrial Zones

There are two industrial zones: Heavy Industrial and Light Industrial. Mr. Haddox mentioned that
the Draft Code uses “Light Manufacturing” in Article 10 instead of “Light Industrial”. The
majority of the PZC agreed that gravel pits, the County Transfer Station, and Walters’ Ready Mix
should be Heavy Industrial. They also agreed that Rocky Road Industrial Park, Driggs Centre,
Kaufman Timber, Teton Valley Log Homes, and the former Bergmeyer Manufacturing property
should be Light Industrial.

MOTION: Mr. Booker moved to adjourn the meeting. Ms. Robson seconded the motion.
VOTE: The motion was unanimously approved.

The Work Session adjourned at 8:01 PM.

Respectfully Submitted,
Kristin Rader, Scribe

Dave Hensel, Chair Kristin Rader, Scribe
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TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Notes, Summary from November 17, 2015
County Commissioners’ Meeting Room, Driggs, ID

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

COUNTY STAFF PRESENT: Ms. Kristin Rader, Planner

General Action Items:

e PZC decided they will not have a second meeting in December. The only meeting will be Tuesday, December 8.
e Staff will print copies of the most recent version (DropBox version) of the draft code for all PZC members.

University of Idaho Review:

e PZCdiscussed the University of Idaho Review of the Draft Code with the Comprehensive Plan. This was a draft
document, but the general consensus was that the PZC was not happy with the review. PZC would like the
document to be more professional, including an executive summary, realistic recommendations, and
comparisons to rural or resort town communities.

e An additional third party review of the Draft Code was discussed. It was decided that PZC wants to finish the
Draft Code to present it to the BoCC and the public. The majority of the PZC does not feel a third party review is
necessary, and they do not want to spend more time on another review. The BoCC may decide that they want
another third party review.

e It was decided that the PZC will continue reviewing the Draft Code, with a public review draft ready by the end
of March 2016 to provide to the BoCC. At this time, it will be decided whether or not a third party review will be
done or if PZC will take the Draft Code to the public for review.

Action Item Rankings:

e PZCdiscussed the list of action items that were ranked in January 2014. PZC commented on each item in terms
of the draft code (see attached copy).

e Staff will add Sarah’s rankings to the list (included in attached copy). Jack will also rank the items, which will be
incorporated into the list.

[This has been covered in the draft code.

dentify viewshed corridors and develop technigues to protect th [4lalafali[a3]a[s] |80 a1 |
[This has been discussed, but a viewshed hasn' been identified yet.There is a scenic corridor section in the code. as well as the skyline section.

a1
Not really a code issue. TDRs, PRS zone, and open space requirements could help with this.
[34] 30.375
Not really a code issue. Recreational uses are permitted in the code.
Sensitive areas need 10 be identified. Options are availabe for vacating subdivisions
30)
[This has been covered in the draft code in terms of conservation - Preservation (PRS) zone and easmement options. Need to talk about clustering - what exaclty do we mean by clustering?
30
Not a code issue.
Incentivize utilization Tocatior [ a[ [ 3] o[ 3 4 4[ a[ 2] | [ 2
77 T s n e eode with T gl of e ot sones oxd ol oG el arg OUETde T PR s
Not a code issue.
[31] [ 25.125|
Not really a code issue - tere s a public servicelfiscal impact study in Article 13,
[This has been done with the draft zoning map.
ordinance. T4 3 3 3 4 1] s 2 3 9
5 s e poraly done -l et o be eviewed
Ordinances to where utility lready exist or are
effective. 2 1| 4 4 5| 2 4 3 3 s
[This hes been covered in the draft code
36[Investigate for irchases [2[ 2 4] o s[ 2[ 2 s[ a[ 1]

[Not a code issue.

[There are different land division options. This could be looked into more.
| 1dentify appropriate commercial ses for the County (ie: Tow intensity, low volume with need for large |

[amount of land)
[This has been covered in the draft code.

[Nota code issue.
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Comp Plan Action Item Ranking by Teton County P&Z
Notes from the 11/17/2015 PZC meeting

[ T T T T T T T T ToH] average | total
e e 5 o[ [+ o[ [ [ ] 5

2 density i sensitive ural areas.

[This has been covered in the draft code.

amend [ for ations. 36

[This hes been covered in the draft code-
Eli Zoning.

[This hes been covered in the draft code.

40 |Revise ordinances to further protect water quality and quantity, require screening where appropriate, protect

ke habitat areas and viewsheds, and reflect the land use framework along all natural waterways. N

3lafe

[This has been addresesed in the draft code, but it could be worked on more_
185 10 land development.

150 N R R N N T
[e[afalsTalz s a]ss] [aeonT] 3 |

Large L¢
[Are we interested in large lots or lower density with fewer lots? Large lots are not covered, but lower density/fewr lots s covered.

[This hes been covered in the draft code

[This has been covered in the draft code - Article 10 needs to be updated
2% Ensure developments have adequate supply of drinking water and ability for adequate wastewater treatment [ | A | 3ls
prior to approval.
[This has been covered in the draft code - Sarah does not think this has been coverd if 1 acre minimun Iot sizes are permited. She thinks [ot sizes should be different, or if 1 acre lot sizes are allowed
they should not be allovied to neighbor one anather.
[Promote the formation of indusiry clusters in appropriate areas. | I
[This has been covered in the draft code.

|5554‘ 2

[sTelaT2[24aTaTaT4T5]

[This has been covered in the draft code (Article 11), but PZC has not reviewed this section yet.

[The code is trying to do this. Need to see if this will work or if the code needs to be updated.

22 |Amend subdivision and 9 orlease. |5 | 2 | 5|4 2|3 ‘ 5 | 3 | 4 ‘

[This hes been covered in the draft code n terms of conservation ~Preservation (PRS) zone and easmenent options. Need to talk about clustering - what exaclty do we mean by clustering?
2 Cou “"m”"“‘"”|z|a|4|: 3|1 A‘5|3|5‘

infestations.
[This hes been covered in the draft code- can also be addressed by a weeds plan

Gesign and off N N I I

[This hes been covered in the draft code-

[This has been somewhat addressed for new subdivisions, but it does not fix problems from the existing subdivisions. This is in the Site Development section.
[Purchase or lease conservation easements in high priority areas for
[Not a code issue

[Benchmarks are not a code issue. Specific criteria is in the code related to protecting natural resources.
ity of TOR program.
[TDRs are in the code. PZC has not reviewed the section yet.

[This has been covered in the drat code.
54 nvestigate funding options for purchase or lease of conservation easements and areas through property tax, 2| 2| 2| 3‘ 2| 2|
[resort tax, hotel tax, real estate transfer tax, voluntary fees, or others.
[Not a code issue.

Lol o o o 9] o

[Nota cod:

[Needs some more work. Information in the code has been updated, but it needs more information about wildlife habitats.

[This has somehwat been covered in the draft code. This is something that is hard to implemen.
a:;::nuzeExlstmgcammerclalandmanulacwrmgIandiureachagualufﬁOlAO%cummemlal/resldelmaHax| 2| 2| 4| 1‘ | | 1‘ 1_g| 2| z‘

[Nota code issue. Commercial will be allowed in the cities.
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TETON COUNTY PLANNING AND ZONING COMMISSION
Work Meeting Primer, December 8, 2015

County C issi s’ Meeting Room, Driggs, ID.

1) Second Review of the DRAFT Teton County Land Use Map:
With this second review of the Zoning Map | would like to focus on the following items:

e Boundaries of the Article 3 Residential Zones. Please come prepared to share any changes you would like to see
to the proposed boundaries, and explain why those changes should be made.
2) Renaming of Agricultural Wetlands-
a. Naming options may include-
o Lowland Agricultural
°?
3) Summary of the 12/7 BoCC work meeting and the plan forward
a. | will review the work meeting with the BoCC.
b. Plan Moving Forward-

 Jan 5%- PZC Thank You Soirée

Jan 1| 12th Article 13

2| 19th Article 13- Article 3*
Feb 1]|9th Article 3

2 | 16th Articles 9, 10, 11, 12

Mar 1| 8th Articles 8, 14

2 | 15th Articles 1 & 2, 4-7 & 15

3| 22nd BoCC Combined Meeting
*Staff will provide a “Scenario Tool” prior to this meeting. This tool will outline the
studies required, development options, densities and open space requirements for
example parcels in each of the zones. This tool provides a practical way of looking at
Articles 3 & 13 together.

e Information Provided- When reviewing each Article a list of Comprehensive Goals and Policies
addressed in that Article will be provided to aid in the review.

e Steps After- After each Article is reviewed staff will update the Article Summary Sheets and the
website to reflect the “approved” changes.

Goals-

1) Second Review of the DRAFT Teton County Land Use Map:
e Agree on the boundaries of the Residential zones
2) Renaming of Agricultural Wetlands-
e Decide on a new name for Ag/Wetlands
3) Summary of the 12/7 BoCC work meeting and the plan forward
e Agree on the path forward.
e |dentify information needed to approve each of the Articles.
e Agree on Steps After the Article is “approved”

SCENIC CORRIDOR REVIEW for: Zahe Elabed (On Time Financial LLC)
WHERE: 395 W 4500 S
Prepared for the Planning & Zoning Commission
December 8, 2015

APPLICANT: Zahe Elabed
LANDOWNER: On Time Financial LLC

APPLICABLE COUNTY CODE: Teton County Zoning Ordinance Section 8-5-2-D (SC) Scenic Corridor Overlay
Regulations.

REQUEST: Zahe Elabed is requesting approval for a new single-family home and guest house. The property is not
completely within the Scenic Corridor Overlay, but both building site locations are completely within the Scenic
Corridor Overlay.

LEGAL DESCRIPTION: RP0020000000R0; RESERVED AREA FOX CREEK VILLAGE PUD SEC 25 T4N R45E
LOCATION: 395 W 4500 S

ZONING DISTRICT: A-2.5

PROPERTY SIZE: 8.03 acres

VICINITY MAP:

Zahe Elabed (On Time Financial LLC) | Scenic Corridor Review Planning & Zoning Commission | December 8, 2015
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TETON COUNTY PLANNING AND ZONING COMMISSION-“Guiding Principles Exercise”
Work Meeting December 8, 2015

County C issi Meeting Room, Driggs, ID

In the BoCC work meeting on Monday December 7', the Board and | discussed developing a document to help the PZC,
the BoCC, and ultimately the public better understand the underlying thought process, strategies utilized, and the basis
for decisions. This document is related to the “Summary of the Code Process” and “Article Summaries” identified in the
Land Use Code Revision Process Document list, but this fills the gap of explaining the motivations and thoughts that
went into the decision making process.

In an effort to develop this document, | need the PZC’s help over the next few weeks. | would like for each of you to
outline the guiding principles you have utilized and will continue to utilize as we work through this code development
process. Some of these guiding principles may include items on the Action Item list or the Goals & Policies of the
Comprehensive Plan, but with your own interpretation. Also, identify a few examples where you feel these principles
have been instilled into the code review or used as a basis for a decision on your part.

Below is a general template that could be utilized to work through this exercise; however, | welcome any format. | will
incorporate these comments into the document along with staff’s perspective of how some key goals and policies of the
comprehensive plan are incorporated in the new code. | recognize that we are working through the revision process, so
your guiding principles and examples of applications may be forward thinking (i.e.- when we make a decision on issue X,
this is where my decision will come from....).

Guiding Principle #1-

Examples of application of Principle #1-

Guiding Principle #2-

Examples of application of Principle #2-

AERIAL IMAGE OF PROPERTY

- <

PROJECT BACKGROUND: Mr. Elabed submitted a building permit application on October 5, 2015 for the main
house and a completed scenic corridor design review application on November 19, 2015. He has not submitted a
building permit application for the guest house at this time. Before the building permit(s) can be approved, a
scenic corridor design review must occur and be approved for the structures. The property is currently zoned A-
2.5. The majority of the property is within the scenic corridor, with the eastern 75 feet out. There is currently
nothing on the property that would screen it from view from Highway 33. Fox Creek Village does have a landscape
easement along the Highway on this property (Attachment 4), but it does not appear that landscaping has been
planted there.

The proposed main house will be approximately 307 feet from the outer edge of Highway 33’s right of way, the
proposed guest house will be approximately 282 feet from the outer edge of Highway 33’s right of way. This
proposal complies with all required setbacks (Attachment 5). Construction of the new home has not begun, but
the applicant has temporarily placed the guest home (pre-built cabin) on the property.

The proposed main home will be one story above grade with a walk-out basement accessible from the rear side
of home. The home will be 60 feet by 36 feet, with the garage side of the home being 46 feet. It will be 28 feet in
height. There will be a deck on the rear side of the home, which will extend 12 feet from the home and be 15 feet
wide (Attachment 6). The home will have dark cedar siding, natural stonework, and a dark brown, shingled roof.
The guest home is currently green, but the outside will be redesigned to match the main home. The guest home
is one story with a porch on the front (extends 7.5 feet). It is 18 feet by 29 feet (Attachment 7). Attachment 8
shows a design example for the homes. Attachment 9 includes site photos.

OVERVIEW OF SCENIC CORRIDOR REVIEW:

8-2-1-A. GENERAL DEFINITIONS: Scenic Corridor Overlay includes all lands lying within 330 feet of both sides of the
rights-of-way for Idaho State Highways 31, 32, 33 and Ski Hill Road from Driggs City limits to the Wyoming state
line.

8-5-1-D. PURPOSE: The purpose of this overlay area is to provide a design review procedure to ensure that key
roads in Teton County are sufficiently protected from unsightly and incompatible land uses.

8-5-2-D (1) DEsIGN ReviEw: All development shall be subject to design review to ensure that the location, scale,
and appearance of buildings, structures, and development of land shall preserve the rural character of the areas
bordering Idaho State Highways and Ski Hill Road and to prevent the construction of buildings that project upward
beyond the ridgeline of any hill located within one (1) mile of major roads when viewed from those major roads.

Title 8 of the Teton County Code authorizes the Planning & Zoning Commission to make a final determination on
scenic corridor applications. A development application shall only be approved if the Planning Commission finds
that it meets the design review criteria.
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8-5-2-D (3). DESIGN REVIEW CRITERIA:

STAFF C¢

SETBACKS

No permanent structures may be built within 50 feet of
the outer edge of the road right of way, unless the parcel
does not contain any buildable sites outside of the
setback.

The proposed home will be located
approximately 307 feet from the outer edge of
Highway 33’s right of way, with the guest house
approximately 282 feet away. A-2.5 requires
front and side setbacks of 30’ and rear setbacks
of 40°, with which this complies.

BUILDING
ENVELOPE

1. Building envelopes shall be located so that existing
topography and natural vegetation will screen buildings
from view from the State Highways and Ski Hill Road to
the maximum extent feasible.

There is minimal existing vegetation on the
property but none that could screen the
proposed homes. The applicant has proposed
planting some trees and bushes around the
homes (Attachment #) that will help screen the
home from HWY 33, when they have matured.

2. Where existing topography and natural vegetation
cannot be used to screen buildings, building envelopes
should be located at the rear or side edges of an open
meadow or pasture, or at the foot of a hill or ridge, rather
than in the middle of a meadow, pasture, or hillside.

The location for the proposed home is the
northeastern corner of the property. The main
home is located near the eastern edge of the
property, with the guest house located just to
the north, near the northern edge.

3. Building envelopes shall be located so that no portion
of a building up to 30 feet tall shall be visible over the
ridge of the hillside on which it is located when viewed
from the State Highways and Ski Hill Road.

The proposed home will not be located on a
ridge or hillside.

BUILDING
MATERIALS

All non-agricultural buildings shall not be of highly
reflective materials according to ASTM C6007, Light
Reflectivity Index.

The proposed home will have dark cedar siding,
natural stonework, and a dark brown, shingled
roof. The guest home’s appearance will be
changed to resemble the main house. The
materials will not be highly reflective.

ROADs &
DRIVEWAYS

Roads and driveways shall be designed to eliminate the
need to back out onto the State Highways or Ski Hill Road
Existing roads and driveways shall be used where
practical. When it is not practical to use existing roads,
then new roads and driveways shall be located to skirt the
edge of meadows and pastures (i.e. avoid dividing them)
to the maximum extent feasible.

This property is accessed from West 4500
South, not Highway 33, so there will be no issue
with vehicles backing out onto Highway 33. A
new driveway is proposed with this application,
which will be located in the northeastern corner
or the property, following the eastern boundary
line.

SCREENING

Landscaping shall be used to screen the view of any
resource extraction sites, outdoor storage areas, outdoor
trash collection areas, satellite dishes over two (2) meters
in diameter, and areas with inoperable equipment or
more than four (4) inoperable cars or trucks. Required
landscaping should be high altitude, native plant
material, trees and shrubs

There is no outdoor storage proposed with this
application that would need to be screened.

SATELLITE
DISHES &
UTILITIES

All satellite dishes in the proposed development shall be
located to minimize visibility from the State Highways and
Ski Hill Road and shall use earth tone colors and/or
screening to minimize their visual impact. All service
utilities (including but not limited to electric and
telecommunication lines) shall be placed underground.

The applicant has not proposed any satellite
dishes or utilities at this time. However, a
satellite dish may be desired in the future, and
the homes will need to access utilities. It is
unclear if utilities are already available on the
property.

THERE ARE ADDITIONAL PROVISIONS FOR SATELLITE DISHES, REVEGETATION,

UTILITIES, AND SIGNS.

The applicant is not proposing any signs.
Disturbance will be minimal for construction
and the applicant has proposed landscaping for
the entire building site, so it is staff’s opinion

thatar ion plan is not needed.
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POSSIBLE CONDITIONS OF APPROVAL:
1. Must comply with all federal, state, and local regulations.
2. All structures require a Teton County Building Permit and must comply with the Teton County Building
Code.
3. Building materials shall not be highly reflective materials.
All utilities shall be placed underground.
5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use earth tone colors
and/or screening to minimize their visual impact.

&

POSSIBLE PLANNING & ZONING COMMISSION ACTIONS:
A. Approve the scenic corridor permit request with the recommended conditions of approval listed in this staff
report, having provided the reasons and justifications for the approval.

B. Approve the scenic corridor permit request, 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 scenic corridor permit request and provide the reasons and justifications for the denial.
D. Continue to a future PZC Meeting with reasons given as to the continuation or need for additional information.

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

Approval
Having found that the proposed development for Zahe Elabed is consistent with the Teton County development
ordinances, specifically Title 8-5-2-D, and Idaho State Statute, | move to approve the scenic corridor permit with
the following conditions of approval:
1. Must comply with all federal, state, and local regulations.
2. All structures require a Teton County Building Permit and must comply with the Teton County Building
Code.
3. Building materials shall not be highly reflective materials.
All utilities shall be placed underground.
5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use earth tone colors
and/or screening to minimize their visual impact.

~

Denial

Having found that the proposed development for Zahe Elabed is not consistent with the Teton County development
ordinances, specifically Title 8-5-2-D, and Idaho State Statute, | move to deny the scenic corridor permit. The
following could be done to obtain approval...

Prepared by Kristin Rader
Attachments:

1. Application (4 pages) 6. Main House Building Plan (2 pages)
2. Deed (1 page) 7. Guest House Images (3 pages)
3. Articles of Organization LLC (1 page) 8. Design Example (1 page)
4. Fox Creek Village Plat (2 pages) 9. Site Visit Photos (3 pages)
5. Site Plan (1 page)
End of Staff Report
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ATTACHMENT 6.1

ATTACHMENT 5

Planning & Zoning Commission Meeting 12/8/2015 Meeting Minutes



View of the front and right side of the proposed
guest house (pre-built) — temporarily placed on
property. The home is 18'x29', with the front deck
extending 7.5’ from the house. The applicant has said
he is planning to redesign the outside to match the
main home.

Zahe Elabed| Scenic Corridor Review | Guest House Photos
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Attachment 1

ATTACHMENT 7.1

View of the front and left side of the proposed guest

house (pre-built) ~ temporarily placed on property.
The home is 18x29', with the front deck extending 7.5
from the house. The applicant has said he is planning
to redesign the outside to match the main home.
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ATTACHMENT 7.3

View of the rear and left side of the proposed guest
house (pre-built) ~ temporarily placed on property.
The applicant has said he is planning to redesign the
outside to match the main home.
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ATTACHMENT 8

ATTACHMENT 9.2
View from the NW corner of property,
at the intersection of HWY 33 and W
45005, looking east. Proposed building
locations in area outlined in red - see

site plan (Attachment 5).
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Attachment 1

ATTACHMENT 9.1

View from the northeast corner of

south-southwest. The truckis located at
entrance of the driveway. The propo:

in red — see site plan (Attachment 5).

property (post is property corner) looking

building site is located in the area outlined

the

the
sed
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ATTACHMENT 9.3

View from the NW comer of property, at the
intersection of HWY 33 and W 4500 S, looking
south. Nothing is proposed to be built on this
portion of the property. The majority of the
property extends approximately 845’ to the
south, with a 30" wide strip of land along the HWY
33 right of way extending further south - see plat
(Attachment 4).

Meeting Minutes
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TETON COUNTY PLANNING AND ZONING COMMISSION

Meeting Notes, Summary from December 8, 2015
County Commissioners’ Meeting Room, Driggs, ID

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

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

General Action Items:

Staff will email out the time for the January 5% gathering
Adding the tetonvalleycode.org link to the Teton County webpage

Summary of the 12/7 BoCC work meeting and plan forward:

Staff summarized the work meeting held on 12/7 with the BoCC. Mr. Booker was present and offered his insight
on the discussion.

The BoCC has asked staff to start gathering PZC perspective of the “strategies” that have been utilized through
the writing and revision process, as well as start explaining how certain goals/policies of the Comprehensive Plan
are being met in the new code. To start the process, staff asked PZC members to complete the “Guiding
Principle” exercise by the 1 meeting in January. Staff suggested looking at the action items and goals/policies of
the comprehensive plan, explaining them in their own words, and explaining how they perceive they have been
inserted in to the code or in the process. This exercise will be anonymous.

The Plan forward as shown on the meeting primer was discussed and agreed upon

PZC wanted to make sure staff would be utilizing a redline approach to any changes made to the code from here
on out.

If there are topics/changes that are talked about and complete consensus cannot be reached, the PZC chair will
call for a roll call vote, using a majority rules approach.

The PZC asked the Chairman to write a letter to the BoCC expressing concerns they currently have.

Renaming of Agricultural Wetlands-

PZC agreed on Lowland Agriculture as the new name for Ag/Wetland

Second Review of the DRAFT Teton County Land Use Map-

PZC discussed the boundaries of the Lowland/Ag portion on the map. It was discussed whether it was
appropriate to zone the uplands or other areas that are not necessarily “wet” into this zone.
The Suitability map was discussed, in regards to deciding where the boundaries lie.
The importance of the zoning boundaries was talked about. They really matter in our current zoning scheme,
which allows different densities in the rural zones (Lowland/Ag, Foothills and Rural Ag)
0 The idea of utilizing the same density in these three zones and expounding on the approval criteria for
each zone was discussed. This would accomplish several things:
1. The relevance of the line would decrease (no longer has an effect on density)
2. Places the focus on the design and ensuring what is important in that zone can be addressed in
any application.

The one acre minimum lot size was discussed. The majority of the PZC supported this approach, acknowledging
that Commissioner Johnston has expressed concern about it in the past.
It was agreed that the current boundaries are sufficient, and if property owners wish to change the zoning of
their property (in the 3 rural zones....not Rural Neighborhood), those changes are easy to accommodate during
the public outreach portion of the adoption process (assuming the same density for each of the 3 zones is
included in the code)



The purpose of the “studies” in Article 13 were discussed- It is NOT to place additional requirements on an
application in hopes of discouraging development.

The studies are being required to ensure that as the intensity of a development increases (i.e. increased density,
type of development, or location of development) there is additional review and justification for the location of
the development and that resources of great concern are being addressed at a higher level of scrutiny due to
the greater potential for impact.

Staff is going to review and present different density scenarios for Article 3, utilizing the same density in the 3
zones (Lowland/Ag, Foothills and Rural Ag). PZC suggested starting with densities of- a minimum of 1/40 and a
maximum of 1/10 (Staff did express concerns with 1/10 but agreed to include it in the scenarios and analysis
that will be done.).



TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Primer, January 12, 2016

County Commissioners’ Meeting Room, Driggs, ID

Article 13 Review:

Article 13 is intended to be the portion of the code that does 2 things: 1) explains what is required for the applicant to
submit with their application, and 2) explains what criteria will be used to review the application (if the criteria is not
found elsewhere).

13.1- Explains the Property Development Plan (PDP). The intent of this plan is to provide the decision makers (Staff, PZC,
and/or BoCC) a complete package of what the intent is with the property. This PDP is in essence the application, site
plan, documentation that will be kept to show what the original intent of the application was, explanation the original
conditions of the property, and the technical plans of what was applied for.

13.2- Is where the “Additional Requirements” can be found. Depending on the type, location, and scale of the
development, additional information will be needed to evaluate the application. Article 13.2 lists the additional
studies/plans that may be required and identifies which types of developments would trigger the additional section.
Currently the chart utilizes an X or Blank as opposed to a P= Possible, X= Yes, or Blank= No. The reason for this is so that
a property owner can turn to the specific section to determine whether or not it was going to be needed, as opposed to
relying on the chart.

13.3- This section explains the specific additional studies that may be required. Some of the sections are required for all
developments, while some are only required for certain types or locations of the development. Each individual section
identifies where/when the section would be required, the intent of the section, the standards used to review the
section, and the format the information needs to be submitted in.

*Attached is a “Fire Protection Plan” section. Staff realized last week that these standards were not adequately covered
elsewhere in the code and wanted to be sure to include them.

Goals:

e Make sure we are comfortable with Article 13 as a whole.
e Make sure the criteria in 13.2 is clear, not too burdensome and adequate for the decision makers.
e Review as many of the sections of 13.3 as we can.
0 Come to agreement about the standards used and the format of the section.
0 Come to agreement about the applicability of the requirements (Staff is working on a cost analysis based
on the table in 13.2.2 which we hope will help clarify the cost of each section. We anticipate this being
part of the conversation in the January 19™ meeting. Please focus on the individual 13.3.XX sections and

don’t spend too much time on 13.2.2 for this meeting. We will talk about When and where the studies
are required in the 19 meeting.




13.3.26. Fire Protection Plan

A. Areas Applicability

This Section applies to all land found in Teton
County.

Scale/Scope of Development Requiring Applicability

This Division applies to all development in Teton
County in Teton County.

Intent

The intent of this Division is to ensure that all
development in Teton County meets the International
Fire Code as well as other standards required by the
the Teton County Fire Protection District, Resolution
for Subdivisions Number 3, adopted on 22 February
2005, as amended. (April 22, 2008).

Standards

Fire Protection stadards can be found in the
International Fire Code as adopted by the State

of Idaho and the most recently adopted/amended
Teton County Fire Protection District, Fire Protection
Resolution for Subdivisions.

Per the Teton County Fire Protection District,

Fire Protection Resolution for Subdivisions, any
subdivision greater than 3 lots shall provide an
approved water source or enter an agreement

for a shared water access within 1 mile of driving
distance. This provision applies to all Land Divisions,
Short Plats and Full Plats

Section Format for the Property Development Plan

A fire protection plan shall be submitted that
identifies the following:

1. Road layout (including grade, curve and turnout
specifications)

2. Driveway layout (including grade, curve and
turnout specifications)

December 15, 2015

3. Distance fron structures to fire protection water

supply

4. Fire pond/hydrant construction plans
5. Fire protection easements
6. Fire portection system maintence provisions

7. Maintenance plan, fire protection covenants,

and/or fire protection agrreements

8. Letter of notification indicating the intent to be

considered for reimbursement of a portion of
the costs of the fire proectection mprovements
required by this ordinance, that may be utilized
by future development.
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