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an acceptable level of development by the Division I owners in their June 2014 letter to the 
current owner (copy also attached).  
 
The 12 employee units have also been listed as “optional” and would only be added to the 
development if the County felt they were appropriate at this location. While we believe that 
the employee units make sense from a planning perspective, we do not believe that they 
should negatively impact the density discussions. We look for further guidance on this 
issue from the County and their staff. 
 
The revised plan for the West Rim Village has also reduced the incidental use area 
significantly with the updated site plan for the storage units and the removal of most 
commercial use at this site. The current administration building could serve as a temporary 
site for local convenience commercial until there are options at the Golf Village. Also 
included are concepts of the storage units to help answer some of the questions about this 
proposed use.  
 
4) Detailed Timeline. Attached is a general timeline that identifies the major steps and 
represents the best estimate of dates for the overall project schedule. There is a financing 
phase and detailed design phase that must come before the golf course construction 
which itself is expected to take about two years. This pushes the completion of the golf 
course into the year 2021 assuming all steps happen according to plan.  
 
5) Justification of Unit Density Conversions. Brett Potter has put together a detailed 
comparison of the impacts associated with the hospitality units as they compare to typical 
resort single family residence, similar to what currently exists in Division I. Brett will be 
prepared to discuss his assumptions and conclusions in more detail at the meeting. 
Separate side by side comparisons are provided for the two bedroom hospitality units 
associated with the golf village area and the hospitality units that would potentially be 
associated with Tract C.  
 
6) Draft Stand Alone Development Agreement. Also attached is a “draft” of the 
development agreement for discussion purposes. It should be understood that this is a 
work in progress as the prospective buyers are still reviewing and updating. However all 
parties agree that it is helpful to have this document available early in the process for the 
benefit of the Board of County Commissioners who will ultimately be reviewing these 
details in the upcoming public meetings. 
 
Without being contrary to the request of the Planning and Zoning Commission, a 
discussion about density in the South Canyon is not within our purview or authorization at 
this time. As you are aware, the number of units allowed was determined after a protracted 
legal mediation between the County and Glacier Bancorp. The units that are currently 
shown on the master plan for this phase were located based upon a wildlife analysis, 
reviewed by the County and Idaho Fish and Game Department, and the regulations that 
were applicable at the time. This resulted in a reduction in the allowable number of units 
and increase in the required setback from the river compared to the approved original plan. 
Plus development of the South Canyon, as stated in the current development agreement, 
cannot occur until infrastructure in Division II Phase I has been completed. This is 
expected to be several years away as outlined in the proposed schedule for Phase I.  
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The discussion of possible “conservation options” for this South Canyon site should occur 
at the time this project comes before the County as a final plat. In the future there is hope 
that the River Rim development will be profitable providing options and incentives for 
potential tax relief benefits that could support a conservation plan. Currently River Rim is a 
distressed property with an uncertain future that the prospective buyers are looking to 
revitalize with this new plan and reintroduction of the golf course. 
 
We are also attaching copies of recent letters submitted by Division I and Division Ii 
owners at River Rim. They typically express the same support and excitement for this new 
vision after experiencing many years of falling prices, lack of progress and uncertainty.  
 
Please let us know if you or members of the Planning and Zoning Commission have any 
specific questions or issues regarding this proposed amendment they would like to see 
discussed at the upcoming meeting on June 14th. 
 
Sincerely, 
 
 
 
 
 
 
Robert T. Ablondi, P.E. 
 
Cc: Brett Potter 
 Sean Cracraft 
 Sean Moulton 
 David Choo 
 Don Chery 
    

Bob
RTA
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REF GOAL JASON BOAL COMMENT RESPONSE 

ED 1 

Develop a coordinated and collaborative 
economic development strategy that 
encourages, promotes and supports 
locally-owned businesses and creates a 
hospitable and attractive environment for 
businesses and tourists 

n/a 

This amendment would increase tourist traffic to the 
Teton Valley area and provide economic benefits to the 
local economy outside of River Rim. This would include 
additional business for local outfitters, restaurants, retail 
shops, transportation companies and other tourist 
support. 

ED 2 Preserve our rural character and heritage 
and promote local agricultural industries. 

This proposed amendment would reduce 
the amount of area being farmed currently, 
and replace it with a Golf Course. 

The important issue is that this amendment would 
provide the financial model for the local agriculture 
operation to continue successfully for the long term at 
River Rim. Only about 50 percent of the golf area is 
currently being farmed with the remainder native 
grasses. The large majority of viable farm operation 
would continue in concert with the golf operation. 

ED 2.1 
Encourage development and land use 
proposals that support prime economic 
values of rural character and heritage. 

This proposal does incorporate recreation 
into the development, however I am not 
sure golf has strong ties to rural character 
or heritage 

The current development is economically unsustainable 
which could ultimately jeopardize the farming operation. 
A viable long term plan is needed for the success of the 
entire PUD which will help sustain the large percentage 
of open space used for the farming operation. Also the 
new golf course plan will be designed to be more family 
friendly and take advantage of the exceptional views 
and large open space that is a key element of River 
Rim. 

ED 2.2 Promote local agricultural industries and 
businesses. 

This proposal incorporates farming into the 
development, however it is unclear what 
other local business may benefit from the 
proposal. 

The proposal would not change the current farming 
operation but provide a sustainable financial model that 
would allow it to continue once the current owner, 
Glacier Bancorp, eliminates the current subsidies. 
Additional tourism related business would be generated 
with the golf operation and hospitality operation.  

ED 2.3 

Promote smart growth strategies that help 
preserve rural character by enhancing 
existing communities and directing 
development towards them. 

This proposal does not support this policy. 

Given that River Rim is an existing development 
designed more than 10 years ago, this proposal does 
promote rural character by preserving the open space 
and concentrating the main development at the golf 
village area within a smaller footprint while providing 
additional business opportunities as discussed. 
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REF GOAL JASON BOAL COMMENT RESPONSE 

ED 2.4 

Encourage and attract businesses that 
are economically and environmentally 
friendly, and promote stewardship and 
accountability in business 

This proposal does not affect this policy 

The golf and related hospitality business proposed with 
this plan would be environmentally friendly while helping 
to grow the local tourist economy. The tourist 
businesses promoted would be sustainable over the 
long term while providing the economy necessary to 
sustain the large open spaces associated with River 
Rim. 

ED 2.5 Encourage development that adheres to 
environmental standards. 

The environmental impacts of the River Rim 
Development are not insignificant. The 
question before the PZC, is whether the 
impacts of proposal can be mitigated, and 
how could they be mitigated. It is worth 
discussing what environmental standards 
the applicant is planning on utilizing or could 
utilize in their design and construction. 

The discussion should start with the fact the River Rim 
does exist but is not economically sustainable in its 
current state. The proposed plan will involve a golf 
design that is better integrated into the existing 
environment and will be more environmentally sensitive 
than the historic agricultural operations. Also the 
proposed changes are relatively minor and can be 
accommodated within a smaller development footprint. 

ED 2.6 
Encourage policies and resources which 
enable farms to adapt to changing 
paradigms 

This proposal does not support this policy 

Contrary to this comment, the plan does enable the 
PUD, which has a major farming element, to continue 
over the long term on a more economically sustainable 
basis. 

ED 3 

Recognize that tourism and lifestyle are 
fundamental components of our economy 
and are dependent on healthy natural 
resources. 

This proposal is focused on tourism, 
however it is not focusing on fostering 
healthy natural 
resources. 

The new golf design will foster native vegetation to a 
much greater extent than the current plan and the 
previous golf design. The native vegetation will cover 
more than half of the 280 acre open space. Plus the 
new plan will encourage more compact development 
and less auto use with the creation of a centralized Golf 
Village.  

ED 3.1 
Encourage economic development 
through the promotion of recreational 
opportunities and natural resources. 

The golf course would provide a 
recreational opportunity, however there is 
not a promotion of natural resources 

This is more than just the golf course as there would 
also be a fishing and offsite tourism element that would 
take advantage of the local natural resources and 
recreational opportunities in a low impact and 
sustainable manner. 

ED 3.2 
Conserve Teton County’s natural 
resources in order to enhance economic 
development 

This proposal would take away the areas 
that have been returned to native vegetation 
and 
convert it to a golf course 

This is not the case as the golf would be concentrated in 
the areas that are currently used for agriculture. All of 
the native areas would remain and overall increased 
with the proposed links design. 
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ED 4.0 

Accommodate additional population by 
supporting development that is 
economically responsible to the County 
and the community. 

-no comment- 

River Rim is in place and to date has not created a 
significant burden to the county relative to the amount of 
taxes paid. This is in large part due to the fact that there 
are a proportionally fewer number of school aged 
children, one of the largest local costs, associated with 
this type of recreational development. As shown in other 
surrounding communities, there is positive economy 
generated from higher priced homes that are only 
occupied a fraction of the time on an annual basis. 

ED 4.1 

Assess the public service requirements of 
new developments and weigh their off-site 
impacts against projected changes in 
revenue before approving new 
developments. 

There is a large cost of services to support 
a resort community 15 miles from Driggs 
(i.e. 
emergency services, safety service (building 
permit inspections), transportation services, 
educational services (school busses), etc.). 

This should be looked at more closely as River Rim has 
not to date been a burden on the county as it pays in 
much more than it costs. This has been the case since 
the bank took this over in 2007. Also the new 
development plan will focus on the hospitality suites 
rather than individually owned units which will generate 
fewer school aged children which is one of the largest 
economic impacts to the community. 

ED 4.2 
Support local retail by placing adequate 
residential density in close proximity to 
businesses 

This policy is not supported 

River Rim will not create competing business, only local 
convenience business designed to reduce traffic and 
auto use. The tourists who visit River Rim will seek out 
other recreational and tourism opportunities that will 
enhance the local economy. 

ED 4.3 Consider the economic impact of supply 
and demand in residential development. 

Teton County has a known over-supply of 
residential building lots, yet under supply of 
built residential units. The proposal does 
seek to include 12 workforce housing units 
for employees or workers associated with 
the PUD. 

Overall the net effect is limited compared to what is 
currently allowed. Plus the emphasis on hospitality units 
provides diversity compared to single family residences. 
The 12 employee units are a positive addition not 
previously a part of the development and will help offset 
any employment demands created by the new plan. 

ED 4.4 

Utilize a variety of regulatory and 
incentive-based tools to reduce density in 
sensitive areas and encourage density in 
areas where services exist. 

This proposal does seek to increase the 
density 

The slight increase in density is in an area that has 
services in place should be considered a positive 
development. 

ED 4.5 Limit commercial retail business to 
Driggs, Victor and Tetonia 

This policy is not supported if commercial is 
allowed in this area. 

The commercial proposed is not designed to compete 
but to reduce car trips for incidental uses and will be 
catered to the basic incidental needs of the  River Rim 
owners and guests. 
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ED 4.6 
Provide a variety of housing types that are 
accessible to a socially and economically 
diverse population 

The proposal does seek to include 12 
workforce housing units for employees or 
workers associated with the PUD. 

The proposed workforce housing is a significant positive 
change affecting this goal as noted.  

ED 4.7 
Encourage creative economic solutions 
such as live-work opportunities and 
appropriate home businesses. 

This policy is not supported 

The project, unlike the current plan, would provide 
opportunities for small meetings, weddings and other 
similar public gatherings which could lead to various 
business development options. 

ED 4.8 
Encourage the development of low-
density, high-quality neighborhoods 
adjacent to existing cities. 

This policy is not supported 

Again when the existing River Rim development is taken 
into consideration, the hospitality units would be 
clustered in a smaller area that has the essential 
services in place. 

ED 4.9 

Maintain rural areas that encourage 
farming and ranching and support low 
density residential 
development 

The original approval of the River Rim 
project incorporated farming into the design 
plan 

The main farming and agricultural element will remain 
and with this plan be more sustainable over the long 
term. 

ED 5 Support the development of a 
communications Master Plan N/A 

Agree that this does not directly apply. However River 
Rim has installed high quality fiber communications lines 
to maximize internet access and opportunities within the 
development. 

T 1 
Provide well-maintained transportation 
infrastructure including roads, paved 
pathways and sidewalks. 

The proposed amendments provide walking 
paths inside the subdivision that would also 
connect to the Division I pathways. It is 
unclear if there will be limitations on who 
can use those trails and pathways. The 
County is responsible for maintaining the 
County Road 9400 West. 

The paths are intended for the local residents.. However 
there will be interconnections with any regional 
pathways to further enhance the overall pathway 
network. River Rim has also done major upgrades to 
County Road ($00 West that serves as a major access 
to Forest lands. 

T 1.1 

Improve the conditions and safety for 
vehicles, bicycles and pedestrians of 
existing transportation infrastructure, 
especially roads important for agriculture 

Most of the infrastructure being constructed 
in association with this PUD is not existing 
infrastructure 

The paths would be completed with this project which 
addresses this goal. Contrary to this comment, the only 
major infrastructure – other than buildings  and golf 
course completion– left after this spring would be the 
paving of the roads. 

T 1.2 

Identify and implement financing 
mechanisms to pay for needed 
transportation maintenance and 
improvements 

The proposed amendment is not applicable 
to this policy 

The proposed amendment provides the financial basis 
for maintaining the roads and pathways within River Rim 
on a long term basis. 
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T 1.3 
New development will provide adequate 
transportation facilities to accommodate 
needed services 

There are no identified “transit” facilities. 
This is a limited service in the valley, but 
being a 
“resort” destination, this may be a policy to 
discuss 

There is opportunity to provide transit from River Rim to 
other parts of the valley and regional airports to limit 
vehicle traffic and enhance the overall experience for 
tourists. This would be a part of the hospitality suite 
development plan. 

T 1.4 Adopt a variety of design standards for all 
transportation infrastructure. 

The proposed amendment is not applicable 
to this policy Not related to this project 

T 1.5 

Provide/promote off-road transportation 
corridors to and from Public Lands 
suitable for both motorized and non-
motorized vehicles. 

The proposal provides winter access to the 
USFS via an easement and summer access 
via 9400 West. 

As noted, County Road 9400 West was significantly 
upgraded by River Rim as a part of this project. 

T 1.6 

Educate and inform the public regarding 
transportation goals, costs and benefits; 
road construction and maintenance; and 
plowing schedules and policies. 

The proposed amendment is not applicable 
to this policy. Not related 

T 1.7 

When key infrastructure (roads, bridges, 
pathways, etc) is damaged or destroyed 
by naturally occurring events, including 
deterioration due to age and use, it should 
be replaced within as short a timeframe 
as feasible to avoid disruption of service 
to the public. 

The proposed amendment is not applicable 
to this policy. Not related 

T 2 

Create convenient, safe, timely, financially 
sustainable and efficient options for multi-
modal* transportation that satisfies a 
multitude of needs 

n/a 
Pathways have always been a part of River Rim and 
can be completed with the improved financial model 
provided by this amendment. 

T 3 
Provide a well-connected transportation 
network within Teton Valley and within the 
region. 

A possible condition of approval, may 
include language in the Development 
Agreement requiring acceptance of a 
connection to a County wide trail 
plan/network 

River Rim would look to opportunities to connect to 
regional transportation systems as appropriate. This 
would also be a net positive for the tourism promoted by 
this project. 

T 4 
Develop transportation appropriate for a 
rural community, respectful of the unique 
character of Teton Valley. 

n/a n/a 
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T 5 
Support continued improvements to the 
Driggs Memorial Airport to support Teton 
County’s aviation needs 

n/a 
Not applicable. However future residents and visitors 
are likely to be users of the Driggs Airport as air 
transportation opportunities grow in the future. 

NROR 1 

Conserve our public lands, trail systems, 
and natural resources (air, water, wildlife, 
fisheries, wetlands, dark skies, view 
sheds, soundscape, soils, open space, 
native vegetation). 

As mentioned above this proposal would 
remove “native vegetation” that was 
replanted based on the last Master Plan 
approval 

Most native areas will remain with this revised plan as 
the golf will focus on agricultural areas. It should also be 
noted that this proposal will not impact any other 
environmentally sensitive lands such as wetlands, high 
water table areas, floodplains, etc. 

NROR 2 

Enhance and preserve access to public 
lands and recognize the need to 
accommodate different user groups in a 
way that minimizes user conflict and 
damage to natural resources. 

Public access to National Forest during the 
summer would be through a developed part 
of the subdivision. The winter access would 
be via the easement agreement that defines 
the western boundary of Phase I. Public 
access, both summer and winter would 
need to be assured. 

County Road 9400 West was upgraded for this specific 
purpose and is a significant improvement from what was 
in place prior to the River Rim PUD. 

NROR 2.1 Maintain and improve existing public land 
and river access. 

The proposed amendment would maintain 
public access to the Forest Service via 9400 
West. 

Agreed as noted above 

NROR 2.2 
Support the creation of new public land 
access when it’s consistent with natural 
resource conservation goals 

The proposed amendment is not applicable 
to this policy. Not applicable 

NROR 2.3 

Support the creation of a County 
motorized and non-motorized summer 
and winter travel plan which includes 
access points 

The proposed amendment is not applicable 
to this policy. Again County Road 9400 West provides this opportunity 

NROR 2.4 
Consider and accommodate access for 
different user groups to minimize user 
conflict and resource damage 

The proposed amendment is not applicable 
to this policy. Not applicable 

NROR 2.5 
Seek cooperation of private landowners to 
improve accessibility to adjacent public 
lands. 

Winter access, which includes a snow 
machine path, would be via the existing 
access easement that forms the western 
boundary of Phase I, and follows 9400 West 

The new 9400 West provides much better year round 
access to adjacent Forest Service lands. 
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NROR 2.6 

Work with state and federal agencies and 
private landowners to protect 
environmentally sensitive areas from 
resource degradation 

The proposed amendment is not applicable 
to this policy 

The main development in River Rim has been located 
on lands that were previously disturbed through historic 
agricultural operations and no not involve 
environmentally sensitive areas such as wetlands, 
floodplains, high groundwater areas or sensitive wildlife 
areas. 

NROR 3 

Provide and promote exceptional 
recreational opportunities for all types of 
users (including but not limited to biking, 
skiing, fishing, off-highway vehicle use, 
target practice, hunting, trail users, 
equestrians, boating, non-motorized flight) 
as a means for economic development 
and enhanced quality of life. 

n/a 
There is extensive potential for cross-country skiing and 
hiking trails within the River Rim development that help 
promote this objective. 

NROR 4 Balance private property rights and 
protection of our natural resources No comment 

River Rim has gone to extensive efforts since its 
inception to provide balance between development and 
the preservation of open space and viable farm lands. 
This amendment will continue and enhance this effort as 
the new development will be more compact and 
confined to areas already disturbed. 

NROR 4.1 

Ensure that development regulations 
balance natural resources protection, 
view shed protection and growth, are 
clear and predictable, and preserve the 
economic value of the land 

The balance identified in this goal is unique 
with this proposal. Consideration needs to 
be given to the economic value of the 
existing infrastructure, existing properties 
(lots) and the development as a whole. As 
well as the acceptance, approval and 
entitlements have been granted in the past. 
How this fits into the equation should be 
discussed and determined by the 
Commission. 

As noted, River Rim does provide balance which is an 
important goal of the overall PUD to preserve open 
space and agriculture while focusing development in the 
least constrained portions of the site. This amendment 
will enhance this effort through the long term 
preservation of farming and open space and through the 
promotion of a more compact development footprint. 

NROR 5 

Recognize, respect and/or mitigate 
natural hazards, including but not limited 
to flooding, earthquakes, landslides, 
radon and fires 

n/a 
River Rim was originally designed to avoid potential 
natural hazards. This amendment builds upon these 
basic criteria. 
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NROR 6 

Promote natural resource protection by a 
variety of means including financial 
compensation for willing buyer/willing 
seller agreements that promote open 
space acquisition and land and water 
easements. 

n/a 

The original RR PUD does protect significant open 
space and is able to achieve 70 percent overall open 
space with a plan that was first development more than 
10 years ago when development standards for PUDs 
only required 50% open space. A successful Division I 
Phase II also provides greater opportunities for further 
open space preservation in future phases. 

NROR 7 
On public lands and accesses, balance 
recreation with protection of natural 
resources 

n/a  Not Applicable 

NROR 8 Respect sensitive habitat and migration 
areas for wildlife 

The development of Phase 1 started before 
the requirements of the Wildlife Habitat 
Assessment requirements. The utilities were 
installed and golf course was graded and 
shaped. The natural habitat that was there 
was removed. This proposal would not 
disturb any additional habitat 

Most of the areas associated with the developed 
portions of RR were previously disturbed as part of an 
intensive agricultural operation. No new disturbance but 
more areas of native grass to be created with the links 
type golf course. 

NROR 8.1 

Teton County recognizes that wildlife and 
wildlife habitats provide economic, 
recreational, and environmental benefits 
for the residents and visitors of Teton 
County. Land development decisions will 
strongly weigh the needs of wildlife to 
protect the inherent values that they 
provide. 

Additional density in Phase I is a  
consideration that needs to be weighed 
against the impact of natural resources 

The additional units are all proposed in areas previously 
planned for development. No new areas will be 
disturbed. 

NROR 8.2 

Work with landowners, the Idaho 
Department of Fish and Game, other 
state and federal agencies, non-
governmental organizations, and other 
natural resources professionals to utilize 
wildlife habitat and species information 
and other tools (such as Western 
Governors Association Crucial Habitat 
Assessment Tool and the Wildlife Overlay 
Map), including new information as it 
becomes available, to make land use and 
site planning decisions. 

Attached are the past analysis and 
comments from other agencies. 

Extensive efforts were completed for previous plat filings 
to address these issues. 
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NROR 8.3 
Minimize the cumulative impacts of 
development on wildlife and wildlife 
habitat 

This policy needs to be weighed when 
reviewing this application 

The amendment proposal has been specifically 
designed to limit impacts to match what has been 
previously approved. Most noteworthy is the clustering 
of units at the golf village and now new areas to be 
disturbed. 

NROR 8.4 Protect and/or improve the diversity of 
native vegetation. This proposal does not support this policy. 

There is significant opportunity to enhance native 
vegetation with the links course design. Only about 100 
acres out of 280 acres would actually be developed with 
the links type golf design. 

NROR 8.5 Protect and improve riparian and aquatic 
habitats. This proposal does not support this policy. 

“Not applicable” is more accurate response as the areas 
in question for this amendment do not involve riparian or 
aquatic areas. 

NROR 8.6 

A Wildlife Impact Mitigation Plan shall be 
developed for any development project 
which impacts an important habitat or 
which presents concerns of detrimental 
human-wildlife interaction. Requirements 
and performance standards for the 
mitigation plan shall be clearly established 
in the Zoning and/or Subdivision 
Ordinance and shall be the basis for 
approval of the plan. 

Without clear mitigation guidance in the 
development code, the County has relied on 
comments from the consultants doing the 
study and Fish and Game to provide 
guidance if mitigation is needed. 

It again should be noted that this plan will not involve 
new areas of development and that the current areas of 
development were analyzed in previous plat filings. In 
addition, the areas proposed for development were a 
part of historic commercial farming operations The PUD 
has also incorporated  special wild life friendly 
covenants (fencing, pet control, maintenance of 
corridors for movement, etc.) based upon previous 
comments received from the Idaho Fish and Game. 

NROR 8.7 
Provide incentives for voluntary habitat 
buffers, seasonal use restrictions, and 
aquatic connectivity along key drainages 

This policy does not apply 

The River Rim PUD does through the overall planning 
and project design address buffer and use restrictions. 
This proposed amendment will not increase but rather 
reduce the overall area of impact. There will also be a 
slight increase in open space. 

NROR 8.8 

Work collaboratively with other 
jurisdictions to preserve, enhance, restore 
and maintain 
undeveloped lands critical for providing 
ecosystem connections and buffers for 
joining significant ecosystems 

This policy does not apply 
Not Applicable to this amendment. Much of this was 
accomplished in the planning of the overall River Rim 
PUD. 
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NROR 8.9 

Designate and map lands within or 
buffering Teton River Canyon as an 
irreplaceable natural area, and work with 
private landowners and government 
agencies to protect and conserve the 
area’s ecological resources, including 
wintering big game and cutthroat trout. 

This policy does not apply 

Much of this has already been done with the initial PUD 
planning and planning for the South Canyon area that 
was extensively discussed in Amendments 4 and 5. 
Future changes to the South Canyon area should be 
addressed with future phases that are only allowed to be 
initiated once Division II Phase I infrastructure is 
completed and accepted by the County. 

CEF 1 

Provide high-quality public and private 
services and facilities in a coordinated 
manner for the health, safety, and 
enjoyment of the community 

n/a River Rim is providing a quality site with full road utility 
access for a future fire station at no cost to the county. 

CEF 2 

Encourage the development and support 
of high-quality education facilities 
(primary, secondary and post-secondary) 
and diverse and affordable activities for all 
ages. 

n/a 
Not Applicable to this amendment, however there would 
be future opportunities for various educational activities 
with a more viable River Rim development 

CEF 3 Encourage an environment that fosters 
community involvement n/a 

River Rim has encouraged community involvement in 
this process which is seen as an overall positive in the 
potential success for this development 

CEF 4 Adequately fund existing and future public 
services and facilities n/a 

Financial sustainability is a key objective of this 
amendment to re-introduce the golf course so as to not 
create a future burden on local property owners and tax 
payers.  

ARH 1 
Preserve and enhance Teton Valley’s 
small town feel, rural heritage and 
distinctive identity 

 

Not directly applicable to this amendment however the 
proposed architecture can emphasize these rural and 
small-town attributes to make this project a better fit for 
this site. 

ARH 1.1 Ensure that planned growth maintains 
Teton Valley’s rural character. 

Dense development in rural areas does not 
maintain Teton Valley’s rural character. The 
question is whether this proposal improves 
the situation, by adding a tourist & 
recreational component back in improves 
the situation over what was already 
approved 

The number of units to be added is relatively small in the  
overall plan which will actually be more compact by 
constructing smaller units placing them within the same 
village area. Proper architectural measures can also 
offset impacts and help the development fit better into 
the existing rural landscape. 
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ARH 1.2 Encourage vacation of subdivision plats 
where appropriate and viable This policy is not applicable 

Vacations are appropriate for dormant projects with 
minimal improvements completed. River Rim has the 
majority of its infrastructure in place and is owned by a 
diverse group of property owners who have a stake in 
seeing this project succeed at some reasonable level. 

ARH 1.3 Ensure that open spaces are managed 
responsibly 

The River Rim project has large amounts of 
open space that have been and will 
continue to be farmed. The golf course 
area, also counted as open space, will need 
to be managed in a responsible way moving 
forward. 

River Rim has been actively managing the open space 
even through the project has been dormant since 2007. 
They have spent nearly $1.3 MM reclaiming the golf 
course area. They have spent another $1.0 MM on the 
upgraded County Road 9400 West and reclamation of 
the old county road. They also have a significant annual 
budget to control weeds.  

ARH 1.4 Maintain the County’s rural heritage 
through the scenic corridors This policy is not applicable 

River Rim helps achieve this goal with the dedication of 
open space with the overall PUD at the level of 70 
percent plus. 

ARH 1.5 
Support the preservation of open space, 
farmland, natural beauty, and critical 
environmental areas. 

The River Rim Division II Master Plan has 
approximately 3,300 acres of open space. 
Most of those areas are intended to be 
farmed. Two hundred and eighty (280) 
acres are in the golf course area. 

It should be noted that about 50% of the 280 acres or 
more will be left in native vegetation. The links design is 
focused on making the course better fit the existing 
environment. 

ARH 1.6 Encourage higher density development in 
the cities of Driggs, Victor, and Tetonia This proposal does not support this policy 

Again it is important to note that River Rim was first 
approved for development in 2006. The revised plan is 
still much less dense than what was originally allowed. 
The current amendment is now only requesting 16 
additional hospitality units to help make the project 
viable economically. Also to help with ongoing housing 
shortages, this amendment also includes 12 units 
dedicated to employees. This employee component was 
never a part of any of the previous River Rim 
development scenarios. 

ARH 2 Balance property rights and rural 
character 

Should be discussed and determined by the 
Commission 

We believe that the current Amendment 7 is a  balance 
of what works financially without major changes to 
density or other facets of the development. 

ARH 3 Support and enhance agriculture and 
ranching. This proposal does not support this policy. 

We believe the project does support and enhance 
agriculture with the preservation of open space and 
allowance for agriculture in the CC&Rs 
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ARH 4 Respect cultural heritage sites n/a Not applicable to this amendment 

ARH 5 Reduce infestation/introduction of 
invasive species. 

Weeds have been a major problem in the 
River Rim complex with disturbed soils 
being left unattended and, in some cases, 
unplanted, for years. The weed problem 
needs to continue to be addressed in 
earnest. A revised weed management plan 
needs to be created and followed to support 
weed-fighting efforts in conjunction with the 
proposal. 

As previously noted, River Rim spent $1.3 MM on golf 
course reclamation work in addition to the annual weed 
spraying. Also the farming operation has taken control of 
portions of the land and is controlling weeds in these 
areas. This will ultimately transfer over to the golf 
operation which will also continue to control weeds both 
from a practical manner relative to the golf course 
operation and aesthetics. A financially successful project 
will enable this work to continue. 

ARH 5.1 Support on-going efforts to map current 
noxious weed infestations. 

A weed management plan could include 
mapping of weed infestations 

River Rim has undertaken a comprehensive effort to 
control weeds in all locations, even vacant lots as much 
as possible.  Additional mapping of problem areas can 
be included in the overall control strategy as 
appropriate.  

ARH 5.2 

Continue support of public education and 
outreach that target noxious weed 
identification, landowner control 
responsibilities under Idaho State Law, 
noxious weed management options 
and noxious weed management funding 
alternatives. 

This policy is not applicable 
River Rim will over the long term desire to become a 
part of this effort to control weeds on an area wide 
basis. 

ARH 5.3 

Continue to offer cost share assistance to 
willing landowners through the Idaho 
State Department of Agriculture’s 
(ISDA’s) noxious weed cost share grant 
program. 

This policy is not applicable 

This may be of interest to the private landowners who 
want to take additional measures on their properties and 
to the River Rim property managers as all parties 
understand that weed management is an ongoing 
process. 

ARH 5.4 

Support current county weed control 
enforcement policies to better report, 
police and enforce noxious weed 
violations under State Law in a fair, timely 
and consistent manner 

This policy is not applicable 

River Rim has shown a willingness to comply with 
county weed control regulations and will continue to do 
so in the future. A economically sustainable project with 
a golf component, key elements of this amendment, will 
have a greater probability to succeed in this ongoing 
effort. 

ARH 5.5 

High priority will be given to managing 
invasive species that have, or potentially 
could have, a substantial impact on 
county resources, or that can reasonably 

This policy is not applicable 

As noted above, River Rim continues in its efforts to 
comply with county regulations and will do so in the 
future so long as it has the economic ability provided by 
this proposed amendment. 
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be expected to be successfully 
controlled. 

ARH 5.6 
Address the cause of invasive species 
infestations and work to reduce initial 
outbreaks especially on disturbed lands. 

Additional disturbances, especially with 
seed sources in the area, should be 
carefully managed and protected against 
weed infestations. 

Agreed as River Rim will continue with the weed control 
as noted. This will become be accomplished in the 
future with the combined efforts of the local farmers, golf 
course operators, property managers and individual 
property owners. 

ARH 5.7 

Provide public education on appropriate 
uses of chemical weed control so that it is 
used in a way that is compatible with 
surrounding uses. 

This policy is not applicable 
Private owners and River Rim property managers will be 
interested in this information to control weeds and 
maintain the values of this development. 

 















 

 

River Rim Ranch Golf Course 

Operations/Financial Summary 

In 2016 there is no question that the business environment for golf is difficult to say the least.  That said, 
there are examples all over the country of courses and clubs that are doing well financially.  Although no 
2 facilities are identical, there are proven strategies that can lead to financial results that make the 
business model more realistic.  From our experience of being involved in over 100 projects of all types, 
we believe that River Rim Ranch possesses several of these advantages from its first day of operations. 

One key operating advantage will be the fact that the main operations team will be involved in the 
construction and development of the course and amenities every step of the way.  Everything we do 
during the planning and construction phase will have an eye toward operational efficiencies.  This will 
range from the small things like making sure that every irrigation head is in the right place to larger 
items such as making sure that the club facilities are designed to intentionally need less people to 
operate in our slow seasons.  This kind of forethought can truly be the key to the long term success of 
the entire facility. 

We also have some major advantages in the actual ‘format’ of the club.  Our positioning of being a 
resort course, as well as having a membership base, gives us tremendous operational advantages, 
especially in the early years of the club.  Most truly ‘private’ clubs struggle financially until they are able 
to gain enough members to cover operating costs.  Although our membership will start out small as 
well, the ability to augment the membership with local and resort play will be a huge advantage for 
River Rim Ranch.  The quality and playability of the course will also make it very attractive to people 
from the region and around the country.  While sometimes it is good to be the first course in a market, it 
can also be said that many times it is best to come into a market that already has quality, established 
courses.  We believe that adding River Rim’s course to the Valley’s existing golf portfolio will help all of 
us.  It is well known that golf travelers need several quality courses at their disposal in order to travel to 
an area specifically for golf.  River Rim’s course will be another great venue that will help attract avid 
golfers to our valley. 

 



Probably the most important component of ensuring the financial success of the club is the fact that 
much of the ‘heavy lifting’ has already been done, not just on the course, but in the facilities themselves.  
From a course perspective, all of the major dirt work, the main irrigation pond, the irrigation pump 
station and the maintenance building are already in place.  We also have an interim operations facility 
that is extremely efficient in nature because it will also house most of our key personnel.  In theory, our 
main real estate sales team will also be able to double as operations help during our slower times.  This 
is just one of many cost savings strategies that we will have at our disposal. 

One last point, but a very important one, is the fact that much of our available real estate abuts or 
overlooks the golf course.  Although the premiums commanded on the real estate sales side may not be 
as significant as they have been in the past, there is no question that the home sites on the course will 
command a premium compared to other locations within the development or region. 

The following is a brief summary of a comprehensive business plan provided by OB Sports.  Key 
assumptions include rounds comparable to local courses early in their history, average greens fees that 
are initially on the low end of the competitive set, and membership sales mostly related to real estate 
sales projections as well as capturing a percentage of River Rim’s existing property owners through an 
attractive initial offering.  We believe that these financial goals are in line with like developments around 
the region and other like facilities we manage.  We also have the advantage in our plan to have a 
significant resort component that will do nothing but help the long term financial success of the golf 
operations. 

Financial Summary 

Operating Forecast Operating  Year 1 Operating Year 2 Operating Year 3 
Rounds 3500 5300 6750 
Total Revenue 675,000 1,240,000 1,630,000 
Total Expenses 1,365,000 1,440,000 1,480,000 
Net from Operations (690,000) (200,000) (150,000) 
Membership Sales 1,170,000 950,000 675,000 
NOI 480,000 750,000 525,000 
 





June 3, 2016 

Mr. Brett Potter 

Focus Architects 

312 Accola Drive 

Bozeman, MT 59715 

 

Re:  River Rim Ranch Division II Planned Unit Development 

 

Dear Brett, 

 

My wife and I have owned a cabin lot at River Rim Ranch Division I since 2007.  We visit the Teton Valley 

throughout the seasons, enjoying recreational activities, natural beauty, many fine restaurants, and most importantly 

its citizens whom we have met, with lasting friendships made along the way.  Our recent visit was especially 

satisfying.  There was a spirit of renewal.  Most everyone we spoke with was more upbeat and sincerely proud to 

call the Teton Valley their home.  The Valley appears to be transforming as a diverse but inclusive community while 

sustaining and retaining its inherent splendor and wonder.  

 

It was with interest that we learned about your plans for River Rim Ranch Division II.  We support your efforts 

whole-heartedly.  In fact, we view it as an improvement over the earlier model given its objective of creating and 

maintaining a sustainable community.  We are especially appreciative of the drive towards creating a quality of life 

that emphasizes a healthy, safe environment with energy conserving practices. 

 

Given your background and expertise, we suspect that much thought has been given as to how the amenities as a 

feature of the project will tie in with the surrounding agriculture and small town feel, while improving the 

surrounding land values.  This project among all the other transformative features occurring in the Teton Valley will 

reverberate through the Teton Valley with recreational and commercial benefits while maintaining its unique 

character. 

 

What we most appreciate is the opportunity to create a vibrant community with sustainable values that will be 

enjoyed by generations to come. 

 

By including a revised Rim Ranch Division II, the Teton Valley will continue to retain its valued heritage while 

transforming in a socially meaningful way. 

 

Oh and did I mention, that not having to drive 13 miles for a cup of coffee or a gallon of milk is a small but 

meaningful step in the right direction. 

 

Respectfully, 

 

Rick and Pat Katz 

1141 Quince Avenue 

Boulder, CO 80304  

 
     





 
 
Mark Streit 
130 Providence Oaks Circle 
Milton, Georgia 30009 
 
Mr. Brett Potter, LEED, AIA 
Yellowstone Architects 
Bozeman, MT 59715 
 
Dear Mr Potter,  

 

In response to your recent letter re: River Rim development efforts (golf course 

and amenities) in Tetonia, ID here is our opinion: 

 

River Rim Ranch is the perfect place for an outdoor living/recreational 

community. With the natural beauty of the Teton Range as the backdrop, and the 

incredible weather in the Teton Valley, this “walkable” outdoor recreational 

proposal is a must. Having this infrastructure complete will only increase property 

values of the land, but will also increase interest in future property and home 

ownership. As property owners who bought property 5 years ago, we have been 

waiting patiently for someone to come along and move the development forward 

so that we may build. 

 

Regards,  

 

Mark and Laura Streit 

770 855 8211 
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